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STAFF REPORT 
    Zoning Administration Special Hearing 

    February 8, 2024  

Item #1 
 

Staff Contact:  Robert Cain 
(408) 299-5706, robert.cain@pln.sccgov.org  

  
File: PLN18-8580   
Building Site Approval on Slopes Exceeding 30%, Grading Approval, 
and Variance for one new Single-Family Residence 
 
Summary:  Building Site Approval on slopes exceeding 30%, Grading Approval, and Variance to 
construct a new single-family residence on APN 517-37-003 with a slope of developed area at 
approximately 66.8%, with Variance to reduce front (west) setback from 30 feet to 8 feet, and the 
north and south side setbacks from 30 feet to 0 feet due to the existing access easement and 
required new easement for the fire truck turnaround. The project also includes grading for a 
common access driveway with retaining walls improvements and legalization of a previous 
landslide repair. The grading associated with the development of APN: 517-37-003, the access that 
passes through APNs 517-37-002, -004, and -006, and necessary access through APNs 517-37-001 
and -003 for the construction of the onsite wastewater treatment and to resolve existing grading 
violations on both lots. One Grading Permit is proposed with estimated grading quantities that 
include 6,123 cubic yards of cut and 1,547 cubic yards of fill. 
 
Owner:  Emmanuel “Manny” Bagnas, Marilyn Ingles-Bagnas   
Applicant:  Ekundayo Sowunmi    Gen. Plan Designation:  Hillsides 
Address:  16501/16503 Sanborn Road, Saratoga  Zoning:  HS 
APN:  517-37-003, 517-37-001, 517-37-002, 517-37-004, 517-37-006 
Lot Size:  4 acres (517-37-003)    Present Land Use:  Undeveloped 
Supervisorial District:  #5     HCP:  Not in HCP area 
 
RECOMMENDED ACTIONS 

A. Accept Mitigated Negative Declaration. 
B. Grant Building Site Approval on Slopes Exceeding 30%, Grading Approval, and 

Variance, subject to conditions outlined in Attachment B.   
 

mailto:robert.cain@pln.sccgov.org
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Attachments Included  
Attachment A –  Notice of Intent (NOI) to Adopt a Mitigated Negative Declaration (MND), 

Revised Initial Study / MND, Response to Comments 
Attachment B –  Proposed Conditions of Approval 
Attachment C –  Vicinity Map 
Attachment D –  Proposed Plans 
Attachment E –  Public Comments 

PROJECT DESCRIPTION 
The proposed project is for a Building Site Approval on Slopes and 30% and Grading 
Authorization to construct a single-family residence on Parcel A (APN 517-31-003), where the 
slope in the development area is approximately 66.8%. The proposed project includes a two-story, 
single-family residence with an attached garage of approximately 5,549 square feet in size.  
Included in the project is also a Variance request to reduce the front (west) setback from 30-feet to 
8-feet and north and south side setbacks from 30-feet to 0-feet. Estimated grading quantities 
including onsite developments on APN: 517-37-003, common driveway improvements, 
legalization of landslide repair work, and restoration of previous work to a pre-violation state on 
APNs: 517-37-001 and 517-37-003. Estimated grading quantities are 6,123 cubic yards of cut and 
1,547 cubic yards of fill. The common access road and bridge are on several neighboring parcels 
directly off Sanborn Rd. / Ambrose Rd. leading to the subject property (APNs 517-37-006, 
517-37-004, and 517-37-002) via an existing access easement.

This is a modification to an expired approval. Access driveway improvements were changed to 
eliminate encroachment onto an existing access easement – which reduced approximately 22 cubic 
yards of cut of the grading for the project. The expired approval allotted for 6,055 cubic yards of 
cut, and 133 cubic yards of fill. Additional modifications include relocation of the required fire 
truck turnaround to meet current County and CAL FIRE requirements. Originally, both APNs 
517-37-001 and 517-37-003 (under common ownership) were approved in the expired land use 
entitlements, however no development is proposed on 517-37-001 at this time other than its use as 
access to develop the onsite wastewater treatment system and to restore an existing grading 
violation to pre-violation conditions.

Setting/Location Information 
The subject parcels are currently undeveloped apart from a storage shed near the northeast corner 
of the lot. The parcel is located off Sanborn and Ambrose Roads within the Saratoga foothills, 
within unincorporated Saratoga. The development area has an average building slope of 66.8% 
with retaining walls up to 45 feet high on a 4-acre lot.   

The entire project area is heavily forested with many native oak trees and riparian habitat 
surrounding Sanborn Creek and its unnamed tributary. Surrounding land uses include open space, 
Sanborn County Park, and low-density single-family homes on similarly sized lots.      
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REASONS FOR RECOMMENDATIONS 
A. Environmental Review and Determination (CEQA) 

The environmental impacts of the proposed project have been evaluated in the Mitigated 
Negative Declaration (MND) prepared by Staff for the project (refer to Attachment A). The 
MND concluded that while the project has the potential to significantly impact the 
environment, the inclusion of certain mitigations would reduce these impacts to less than 
significant. a prior CEQA Document with the original approval (Mitigated Negative 
Declaration adopted by ASA Committee on August 11, 2011). Mitigation measures such as 
tree replanting and lighting design are required to mitigate for aesthetic impacts, biologic 
surveys, buffers, tree replanting, and relocation of species for biological impacts, home 
hardening and water supply for wildfire impacts, drainage and creek protection for hydrologic 
impacts, tribal observation for cultural and tribal resource impacts, and construction monitoring 
and design for geologic impacts of the project. The Notice of Completion was publicly 
circulated for thirty days from January 5th to February 4th, 2024. Comments received during 
this period are included in Attachment A. 
    

B. Project/Proposal 
1. General Plan: Hillsides  

 
2. Building Site Approval: Per County Ordinance Code Section C12-307, Building Site 

Approval (BSA) is required for new single-family or two-family dwellings, including any 
property within the HS zoning district that is not a designated lot within an approved Parcel 
Map or a numbered lot on a qualifying Tract Map. The proposed project meets all 
development standards for the primary residence and ADU. Application for BSA was 
applied in 2018 and will be approved simultaneously with the Grading Approval and 
Variance. 

 
3. Zoning Standards: The Zoning Ordinance specifies the required development standards 

for HS Zoning District, as summarized below: 
 
  Main Residence 

Setbacks (HS):   30 feet from all property lines and/or rights-of-way  
  Height:   35 feet maximum 
  Stories:   3 stories maximum 

Floor Area Ratio:  Not applicable 
   

Note: this proposal meets all standards except for setbacks, for which a Variance has been 
requested, as discussed in a following section. 
 

C. Building Site on Slopes Exceeding 30% Approval Findings 
All Building Site Approval applications (on slopes exceeding 30%) are subject to the Scope of 
Review (Findings), as listed in Section C12-350.5 of the County Ordinance. The overall 
purpose of Division C12, Chapter II, Article 5 of the County Ordinance is to discourage 
development on slopes of 30 percent or more due to the additional site constraints and 
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challenges typically occurring in such hillside environments, including but not limited to steep 
terrain, geologic and seismic hazards, difficulties in designing and constructing safe and 
sustainable onsite wastewater systems, meeting access standards for regular and emergency 
vehicles, potentially significant tree removal, and the need for significant grading, terrain 
alteration, and retaining walls. Consequently, building site approval on slopes 30 percent or 
more shall only be granted where the parcel has no feasible alternative location for 
development on slopes less than 30 percent, all necessary health and safety issues are 
adequately addressed, and the resulting visual impacts of such development are addressed or 
mitigated through appropriate conditions.  
 
By establishing these additional review and regulatory standards for the development of parcels 
on areas of 30 percent slope or more, the intent of this Article is to ensure that such 
development conforms to the County General Plan policies, demonstrates maximum health and 
safety protection, and preservation of the natural environment, ensures that development does 
not result in unsafe or unsustainable conditions, and avoids or mitigates potentially significant 
environmental impacts. If all of the findings cannot be made, the application shall be denied. In 
the following discussion, the scope of the review finding is in bold, and an explanation of how 
the project meets the required finding is in plain text below. 
 
1. The project meets or exceeds the requirements of any applicable County agency or 

other affected public agency and conforms to all applicable development standards; 
 
The proposed single-family residence meets or exceeds development requirements of most 
standards, including access to the residence from Sanborn Road which meets or exceeds 
requirements of the County Fire Marshal and CAL FIRE, including fire truck turnaround, 
an onsite wastewater treatment system (OWTS) which satisfies the Department of 
Environmental Health requirements, and water supply for both domestic consumption and 
fire suppression which meets all three standards. The project is removed from the unnamed 
tributary of Sanborn Creek to meet requirements for riparian area protections. Proposed 
conditions of approval and mitigations further protect the riparian area and other potentially 
impacted species. The designs of all improvements are subject to review by the County 
Geologist to ensure that the project meets County and State requirements. Proposed 
conditions of approval also ensure the project will comply with building and defensible 
space requirements for residences in the wildland urban interface (WUI) and fire hazard 
severity areas. The project does not fully comply with the fire access requirements in that 
Sanborn Road, a County-maintained road, does not meet all of the requirements of Public 
Resources Code 4290, and there is no secondary egress from the property. However, the 
County has determined that requiring such access improvements would be considered a 
taking, and the Department will only require improvements to meet the State Minimum 
Fire Safe Regulations limited to the area on the subject property and within the easement 
from Sanborn Road to the property. The proposed project also does not meet the required 
residential setbacks for this zoning district, for which the applicant has requested a 
Variance as discussed below in that section of this report. patterns in the neighborhood.  
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One single-family residence is proposed, with a garage, and the driveway meets County 
standards. Therefore, this finding can be made if the Variance is granted.   

 
2. The project integrates design solutions to all site or development constraints satisfying 

the requirements and standards for all reviewing and responsible agencies; 
 
The design of the home was previously approved and determined to fit in with the character 
of the surrounding neighborhood. The project would be conditioned to have muted paint 
colors of (LRV less than 45), vegetative screening, and exterior lights to be of full cut off 
shrouded design to ensure that no direct offsite spill of light or glare will occur or impact 
nighttime views or the neighboring parcels. Therefore, this finding can be made. 

 
3. The project cannot be located on portions of the lot with less than 30% slope; 

 
The parcel has a calculated average slope of 60.3% and a maximum slope of 98.8%. The 
flattest areas of the parcel are the southeastern corner, where the OWTS is proposed to be 
located, and the northwestern corner, which includes the riparian area. Moving the 
development into the riparian area would be less desirable. Moving the residence to the 
southeastern corner would complicate finding a suitable OWTS location, and would not 
significantly reduce the overall development average slope as the driveway would have to 
climb the steepest portions of the lot to reach it. The current location is proposed to be as 
close to the access easement as possible, including a Variance request to limit development 
in the steepest areas as much as possible. The inclusion of the required fire truck 
turnaround has also increased the average slope of the development area. Therefore, this 
finding can be made. 

 
4. The overall site design, including but not limited to access roads and driveways, 

retaining walls, architectural quality, landscaping, tree preservation, grading and 
erosion control, and landscaping, is in harmony with the natural landscape and 
environment and topography, demonstrates efficiency in terms of the extent and 
nature of proposed access or other improvements, minimizes overall grading and 
terrain alteration, and reasonably mitigates the visual impacts of development. 
 
Per the conditions of approval and mitigation measures, new landscaping (trees) is required 
to surround the homes and driveways for both visual screening and tree replacement 
purposes. Adding additional landscaping to the site will enhance the natural setting of the 
surrounding area. Grading is minimized as much as possible by siting the residence as close 
to the access easement as possible, and using large retaining walls behind the home where 
they will not detract from the visual aesthetics as seen from public vantage points. 
Therefore, this finding can be made. 
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D. Grading Findings:  
Pursuant to Section C12-433, all Grading Approvals are subject to specific findings. In the 
following discussion, the scope of review findings are listed in bold, and an explanation of 
how the project meets the required standard is in plain text below.  

 
1. The amount, design, location, and the nature of any proposed grading is necessary to 

establish or maintain a use presently permitted by law on the property. 
 
The project’s grading quantities are 6,123 cubic yards of cut and 1,547 cubic yards of fill. 
This grading would be necessary to establish the access, building pad for the residence with 
an attached garage, access driveway with fire truck turnaround area, and legalizing repair 
of a landslide. In addition, as a result of revising the design of the residence, grading has 
been substantially reduced. The design of grading has been modified to eliminate access 
into a shared easement and add a fire truck turnaround area reducing the slope of the 
driveway overall. Consequently, the amount, design, location and the nature of proposed 
grading is necessary and appropriate to establish the single-family residential use, which is 
a permissible use in the HS zoning district. As such, this finding can be made. The 
breakdown of grading is quantified below.   

 
Type Cut Fill Max Cut Max Fill 
Access Road 2,251 922 24 7 
Fire Truck 
Turnaround 

2,685 0 45 0 

Residence 239 0 19 0 
Garage 24 0 18 0 
Area Behind House 924 625 5 0 
Landslide Repair 584 435 7.5 9.5 
Total 6,707 1,982   

 
2. The grading will not endanger public and/or private property, endanger public health 

and safety, will not result in excessive deposition of debris or soil sediments on any 
public right-of-way, or impair any spring or existing watercourse. 
 
The proposed grading will not endanger public or private property. The grading is the 
minimum necessary to establish the use. All export will be deposited at an approved site. 
The Conditions of Approval and Mitigation Measure requirements of final grading plans 
will ensure that grading around the building pad and driveway will not result in slope 
instability or erosion. Land Development Engineering has specific erosion control 
standards to be implemented as part of the driveway and grading design. All mitigation 
measures shall be implemented to protect Sanborn Creek and the natural habitat on-site.  
As such, this finding can be made. As such, this finding can be made. 
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3. Grading will minimize impacts to the natural landscape, scenic, biological and aquatic 
resources, and minimize erosion impacts.  
The proposed grading has been designed to contour to the natural topography to the 
maximum extent possible, with the residence sited on the most suitable building area 
feasible. The majority of the proposed grading is for the access driveway and required fire 
truck turnaround. Conditions of Approval and the Mitigation Measures require new tree 
replanting for visual screening and tree replanting for biological impacts. Endangered 
Species pre-construction surveys and nesting raptor surveys are required prior to 
development as required in the Environmental Assessment conditions incorporated into the 
project. As such, this finding can be made. 

 
4. For grading associated with a new building or development site, the subject site shall 

be one that minimizes grading in comparison with other available development sites, 
taking into consideration other development constraints and regulations applicable to 
the project. 

 
Other alternative site locations further away on-site would require more extensive grading 
and cutting off of the hillsides in conflict with the Grading Ordinance findings. 
Furthermore, the proposed site locations were already previously determined to be the best 
site location per the prior expired approvals. As such, this finding can be made.  

 
5. Grading and associated improvements will conform with the natural terrain and 

existing topography of the site as much as possible, and should not create a significant 
visual scar.  
 
With the new landscaping (tree replanting) required along with maintenance with many of 
the forested trees on-site the grading will blend in with the natural terrain and screen the 
new development visually. As such, this finding can be made.  

 
6. Grading conforms with any applicable general plan or specific plan policies; and 

 
The proposed grading is in conformance with specific findings and policies identified in the 
County General Plan. The proposed grading is designed to follow the natural terrain, to 
minimize grading and to reduce visual impacts from hillside development in keeping with 
General Plan policies R-GD 20- 27, which require that grading be the minimum necessary 
for the use, with no significant visual scar or impact the environment. As such, this finding 
can be made. 

 
7. Grading substantially conforms with the adopted "Guidelines for Grading and 

Hillside Development" and other applicable guidelines adopted by the County. 
 
The proposed grading is in conformance with the adopted “Guidelines for Grading and 
Hillside Development,” in particular, the specific guidelines for siting, road design, 
building form and design. The proposed driveway and wall design will be maintained to 
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establish access to the proposed home. Flat pads in the residence location are maintained 
and the size of the homes are comparable to other neighboring homes in the area. Building 
mass and bulk is minimal with the surrounding landscaping and established pad area. 
Tiered walls, and varied roof heights help blend the home into the existing environment. As 
such, this finding can be made. 

 
E. Variance Findings: 

Pursuant to Section 5.70.020 of the County Zoning Ordinance, all Variance Approvals are 
subject to specific findings. In the following discussion, the scope of review findings are listed 
in bold, and an explanation of how the project meets the required standard is in plain text 
below.  
 
With this proposal, the property owner proposes a Variance to reduce the required front 
setback of 30 feet to 8 feet, measured from the edge of the driveway connecting from 
Sanborn/Ambrose Road, and to reduce the side setbacks from the required 30 feet to 0 feet 
measured from the existing 20 feet ingress/egress easement on the south of the property, and 
the proposed ingress/egress easement to encompass the driveway and fire truck turnaround.   

 
1. Because of special circumstances applicable to the subject property, including size, 

shape, topography, location or surroundings, the struct application of the zoning 
ordinance deprives such property of privileges enjoyed by other properties in the 
vicinity and under identical zoning classification; and  
 
The property is approximately 4 acres in size and is characterized by steep terrain, and 
environmental constraints. Sanborn Creek and its riparian corridor to the north, a 20 feet 
wide ingress/egress easement along the west and south property lines, and steep hillside 
exceeding 80% slope for the central 2-acre portion. In addition, with a riparian setback of 
25 feet from the top bank of the creek, room for the development is limited.    
 
The request to reduce the front and side setbacks would provide more flexibility in 
designing a residence within the constrained area. The subject site does not front directly 
on Sanborn Road, and as a result, the area where the front setback is reduced will not result 
in any visual impact to the neighboring parcels.    
 
With the reduced setback, the front setback would locate the proposed residence 8 feet 
from the driveway. The side setback reduction would place the proposed residence 0 feet 
from the ingress/egress easements. The applicant is required to extend the existing 
ingress/egress easement as far as the required fire truck turnaround.   
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2. The grant of the variance does not constitute a grant of special privileges inconsistent 
with the limitations upon other properties in the vicinity and the zoning district in 
which the subject property is located.    
 
The granting of the Variance would allow the property owner additional flexibility in 
locating a single-family residence on a steep hillside area. It would not constitute a special 
privilege that is inconsistent with other development in the vicinity.   
 
In summary, staff recommends the approval of the requested Variance in consistency with 
the prior approvals to reduce the front and west side setbacks for Parcel A as the site is 
characterized by steep topography and creek setbacks that limit development options.   

 
F. Staff Recommendation 

In conclusion, Staff recommends the Zoning Administration Hearing Officer to approve the 
concurrent land use entitlements for a Building Site Approval over 30%, Grading Approval, 
and request for a Variance. The residence and OWTS have been sited in the most logical 
locations on this highly constrained lot, and the project proposes a number of features to 
mitigate for environmental impacts and natural hazards as possible. Additional requirements in 
the Conditions of Approval and the Mitigations under CEQA will further reduce the impacts of 
this project. As noted throughout the Staff Report, the proposed project meets all development 
standards for the single-family residence (as noted in the Zoning Standards above and in 
combination with the Variance) and all the findings for Building Site Approval over 30%, 
Grading Approval, and conditions exist on the property that warrant approval of the Variance 
request.  

 
BACKGROUND 

This project includes the abatement of previous grading work which was in violation of County 
Ordinances. The Applicant has entered into a Compliance Agreement with the County to ensure 
the necessary work is completed on a mutually agreed upon schedule. 
 
The following is a timeline of the application: 
1) On May 12, 2003, the applicants submitted concurrently for Building Site Approval on 

Slopes Exceeding 30%, Grading Approval, and Environmental Assessment for this parcel 
and the neighboring parcel (APN 517-37-001). 
 

2) After several rounds of review, the original project was deemed complete on March 27, 
2006, and tentatively scheduled for a hearing by the Architecture and Site Approval 
Committee. The applicant contested the complete determination, and requested that the 
project not go to a hearing in order to modify the project. This application was deemed 
expired in correspondence between the applicant and the County in October 2008.    

   
3) On August 11, 2008, both parcels received Grading Violations for not restoring areas graded 

for temporary access and performance of soils and percolation testing.  
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4) On October 19, 2010 a new application was submitted for this project. On August 11, 2011 
the 2nd proposal was approved by the ASA Committee for Building Site Approval on Slopes 
Exceeding 30%, Grading Approval and Variance. 

 
5) On August 8, 2013 an Extension of Time was granted for the Building Site on Slopes 

Exceeding 30%, Grading Approval and Variance by the ASA Committee. With this 
extension of time, the approvals expired on August 26, 2015 without building permits having 
been issued. Grading permits were issued, one of the conditions of approval required 
notarized agreement with a neighbor for work outside of the ingress/egress easement. This 
notarized agreement was never obtained.   

 
6) A third new submittal was received on March 9, 2018. 
 
7) On May 22, 2018, LDE issues a stop work order due to lack of neighbor agreement. A 

second stop work order is issued on December 10, 2019 related to stormwater violation. LDE 
confirmed both the stormwater violation and the existence of fil on the neighbors’ property 
on December 17, 2019.  

 
8) The project was deemed complete on November 25, 2019, and scheduled to go to the Zoning 

Administration meeting on January 16, 2020. However, due to the existing grading 
violations, the Zoning Administrator decided to continue the item, and the ZA and applicant 
mutually agreed to a 90-day extension to allow the applicant to modify their project and 
address the grading violations as part of their proposal. Neighboring parcel owners attended 
and spoke against the project, specifically citing concerns about impacts to their own 
properties. 

 
9) On February 20, 2020, applicants submitted their major modification. During this review 

process, CAL FIRE provided comments that the project did not meet the standards set forth 
in PRC 4290. On August 12, 2021, the applicants requested an exception from CAL FIRE, 
which was denied on August 17, 2021. The applicant appealed this decision to the County on 
August 22, 2021, and the matter was heard by the Fire Marshal’s Office on December 9, 
2021, where the exception denial was upheld. On October 31, 2022, the County limited the 
application of the State Minimum Fire Safe Regulations to the subject property and within 
the access easement from Sanborn Road to the property. 

 
10) On March 30, 2022, the owner’s attorney filed an appeal of a recent incomplete 

determination. This appeal was heard by the Planning Commission on May 26, 2022, and 
was denied. 

 
11) On April 6, 2022, the County determined that the application was complete, but required 

review under CEQA. An Initial Study was prepared recommending a Mitigated Negative 
Declaration. The MND was circulated for public comment between January 5, 2023, and 
February 4, 2023. The only comment received was from the Muwekme Ohlone Tribe, 
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requesting observation of the excavation on site to ensure that if tribal artifacts are 
uncovered, that they are properly handled. 

 
A public notice was mailed to all property owners within a 300-foot radius, and the interested 
parties mailing list on January 30, 2024 and was also published in the San Jose Post-Record on 
January 31, 2024.     
 
STAFF REPORT REVIEW 

 
Prepared by: Robert Cain, Senior Planner 
 
Reviewed by: Samuel Gutierrez, Principal Planner 

 

DocuSign Envelope ID: 144445DF-7D3F-412A-918C-C853E72E857B

https://www.postrecord.news/LegalNotices/SJR-2024-01-31.pdf
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California Environmental Quality Act 

A1 – CEQA Filing of Notice of Intent 
A2 – Notice of Intent 

A3 – Initial Study  
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Notice of Intent to Adopt a Mitigated Negative Declaration 
 
A notice, pursuant to the California Environmental Quality Act of 1970, as amended (Public Resources 
Code 21,000, et sec.) that the following project will not have a significant effect on the environment. 

File Number TAZ APN(s) Date 
PLN18-8580 1329 517-37-001, 2, 3, 4, 6 1/5/2024 
Project Name Project Type 
Bagnas Residence New single-family residence and improvements 
Person or Agency Carrying Out Project  Address Phone Number 
Ekundayo Sowunmi, P.E., QSD/QSP 
Ackland International, Inc. 
 

333 Hegenburger Rd, Ste 206 
Oakland, CA 94621 (510) 564-4284 

Name of Applicant Address Phone Number 
Ekundayo Sowunmi, P.E., QSD/QSP 
Ackland International, Inc. 
 

333 Hegenburger Rd, Ste 206 
Oakland, CA 94621 (510) 564-4284 

Project Location 
APN 517-37-003 with grading in co-owned parcel or within easement at APNs 517-37-001, 2, 4, and 6. The 
property is on the east side of the terminus of Sanborn Road, unincorporated Saratoga. 37.228 N 122.051 W. 

 
Figure 1 - Location Map 

DocuSign Envelope ID: D5FDA308-FC6E-447C-93FD-96F61767DA40
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Project Description 
The project is a Building Site approval and Grading Authorization to construct a single-family residence and 
related improvements on a 4-acre parcel, including grading on neighboring parcels necessary for this project, 
and a Variance to reduce setbacks. The proposed house size is 5,950 sq. ft., with 3 stories. Total estimated 
grading quantities for all improvements is 6,123 cubic yards of cut and 1,547 cubic yards of fill. Sixteen (16) 
coast live oak trees ranging from 8 to 18 inches in diameter are proposed to be removed. No trees within the 
riparian setback area are proposed to be removed with the project. 

 
Figure 2 - Site Plan 
 
Purpose of Notice 
The purpose of this notice is to inform you that the County Planning Staff has recommended that a Mitigated 
Negative Declaration be approved for this project. County of Santa Clara Planning Staff has reviewed the 
Initial Study for the project, and based upon substantial evidence in the record, finds that although the 
proposed project could initially have a significant effect on the environment, changes or alterations 
have been incorporated into the project to avoid or reduce impacts to a point where clearly no 
significant effects will occur. The project site is not on a list of hazardous material sites as described 
by Government Code 65962.5 (Cortese List). 
 
It should be noted that the approval of a Mitigated Negative Declaration does not constitute approval of the 
project under consideration. The decision to approve or deny the project will be made separately.  
Public Review Period: 30 Begins: 1/5/2024 Ends: 2/5/2024 
Public Comments regarding the correctness, completeness, or adequacy of this negative declaration are invited 
and must be received on or before the above date. Such comments should be based on specific environmental 
concerns. Written comments should be addressed to the attention of Robert Cain at the County of Santa 
Clara Planning Office, County Government Center, 70 W. Hedding Street, San Jose, CA 95110, Tel: 

DocuSign Envelope ID: D5FDA308-FC6E-447C-93FD-96F61767DA40
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(408) 299-5700. Comments may also be emailed to robert.cain@pln.sccgov.org. A file containing 
additional information on this project may be reviewed at the Planning Office or online at 
https://plandev.sccgov.org/development-projects/current-projects under the file number appearing at the top of 
this form. For additional information regarding this project and the Negative Declaration, please contact 
Robert Cain at (408) 299-5706 or robert.cain@pln.sccgov.org. 
The Mitigated Negative Declaration and Initial Study may be viewed at the following locations: 
 (1) Santa Clara County Planning Office, 70 West Hedding Street, East Wing, 7th Floor, San Jose, CA 95110                                                                 
(2) Planning & Development website www.sccgov.org/sites/dpd (under “Development Projects” > “Current 
Projects”) 
Responsible Agencies sent a copy of this document 
Santa Clara County Department of Parks and Recreation, California Department of Fish and Wildlife, 
California Department of Forestry and Fire Protection, The California Native American Heritage Commission 
Mitigation Measures included in the project to reduce potentially significant impacts to a less than 
significant level: 
AES-MIT 1 
AES-MIT 2 
BIO-MIT 1 
BIO-MIT 2 
BIO-MIT 3 
BIO-MIT 4 
BIO-MIT 5 
BIO-MIT 6 
BIO-MIT 7 
BIO-MIT 8 
BIO-MIT 9 
BIO-MIT 10 
BIO-MIT 11 
BIO-MIT 12 
BIO-MIT 13 
BIO-MIT 14 
BIO-MIT 15 
BIO-MIT 16 
GEO-MIT 1 
GEO-MIT 2 
GEO-MIT 3 
GEO-MIT 4 
GEO-MIT 5 
GEO-MIT 6 
GEO-MIT 7 
HWC-MIT 1 
HWC-MIT 2 
WF-MIT 1 
WF-MIT 2 
WF-MIT 3 
WF-MIT 4 
WF-MIT 5 
WF-MIT 6 
 

Requires vegetative screening. 
Requires lighting design to not adversely affect nighttime views.  
Requires workers environmental training. 
Requires avoidance of impacts to watercourses. 
Requires construction monitoring by a qualified biologist. 
Details required actions concerning special status amphibian species. 
Details required actions concerning any riparian impacts. 
Details protection of water quality requirements. 
Requires preconstruction surveys for the San Francisco dusky-footed woodrat.  
Details required actions concerning the San Francisco dusky-footed woodrat.  
Requires preconstruction surveys for the American badger.  
Details required actions concerning the American badger.  
Requires construction envelope perimeter fencing.  
Details required actions concerning nesting raptors and other nesting migratory birds.  
Details required actions concerning roosting bats.  
Details oak tree replacement requirements.  
Restricts construction to daytime. 
Requires lighting design to not adversely impact nocturnal species. 
Requires construction monitoring by a qualified geotechnical firm. 
Requires seismic building design measures. 
Details grading operations requirements. 
Requires the minimization of grading. 
Details cut and fill of slopes requirements. 
Details retaining walls requirements. 
Detains drainage requirement (landslide prevention). 
Details drainage requirements (water quality protection). 
Details creek protection requirements. 
Details project siting requirements. 
Details defensible space requirements. 
Details utilities requirements. 
Details home hardening requirements. 
Details parking restrictions (emergency vehicle access and evacuation). 
Details fire water supply requirements. 

DocuSign Envelope ID: D5FDA308-FC6E-447C-93FD-96F61767DA40

mailto:robert.cain@pln.sccgov.org
https://plandev.sccgov.org/development-projects/current-projects
mailto:robert.cain@pln.sccgov.org
http://www.sccgov.org/sites/dpd
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A reporting or monitoring program must be adopted for measures to mitigate significant impacts at the time 
the Negative Declaration is approved, in accord with the requirements of section 21081.6 of the Public 
Resources Code. 

 
Prepared by: 
Robert Cain, Senior Planner_____________________________________________________________ 
 Signature Date 
Approved by: 
Samuel Gutierrez, Principal Planner_______________________________________________________
 Signature Date 

 

DocuSign Envelope ID: D5FDA308-FC6E-447C-93FD-96F61767DA40

1/5/2024

1/5/2024
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INITIAL STUDY 

Environmental Checklist and Evaluation for the County of Santa Clara 
 

File Number: PLN18-8580 Date:   February 2, 2024 

Project Type: 

Building Site Approval, Grading 
Authorization, and Variance for a new 
single-family residence, related 
improvements, and restoration of land. 

APN(s):  517-37-003; Grading work 
includes 517-37-001, 517-37-002, 
517-37-004, 517-37-006 

Project Location 
/ Address: 16501 Sanborn Road, Saratoga GP Designation:  Hillsides 

Owner’s Name: Emmanuel S. Bagnas and Marilyn 
Ingles-Bagnas Zoning:  HS 

  Applicant’s 
Name: Ekundayo Sowunmi Urban Service Area:  None 

Project Description 
 The subject application includes Building Site approval and Grading Authorization to construct a 
single-family residence and related improvements on a 4-acre parcel (APN 517-37-003). The project 
site has a steeply-sloped, heavily-wooded terrain, east of Sanborn Creek and north of Sanborn 
County Park. The parcel is surrounded by other heavily forested and sloped parcels that consist of 
low-density single-family homes and open space, which are all within unincorporated Santa Clara 
County. The project site is mostly vacant with the exemption of an existing shed (approximately 80 
square feet). The applicant proposes to construct a single-family residence with an attached garage, a 
fire truck turnaround and corresponding easement extension, four 5,000-gallon water tanks, septic 
tank and leach field, well, wharf hydrant, and stormwater control measures. The project also includes 
grading and retaining walls necessary to create access to the property over an easement, to construct 
the home and related improvements, to improve the shared common access road, to legalize grading 
work previously done for a landslide repair, and to restore land used for testing and construction 
access. The existing shed will be demolished prior to the completion of the project. The stormwater 
control measures involve underground water detention system (piping) that will mitigate the 
projected drainage flows so as to not exceed the existing peak levels. In addition, the project will 
include stormwater treatment measures designed to reduce and mitigate pollutants in stormwater run-
off generated because of the project. The applicant also requests a Variance to reduce the front, rear, 
and side setbacks.  
 
The total estimated grading quantities for all improvements is 6,707 cubic yards of cut and 1,982 
cubic yards of fill. The proposed house size is 5,950 sq. ft., with 3 stories. A Variance is proposed to 
reduce the front (northwest) setback to 8 feet, the side setbacks to 0 feet due to the physical 
constraints of the lot and the location of an access easement that currently occupies the southernmost 
portion of the lot. The easement must be further extended onto the property to encompass the new 
fire truck turnaround.  
 
Domestic water is proposed to be provided by an approved individual water system well, and an on-
site wastewater treatment system must be installed. Retaining walls of 2 feet to 45 feet in elevation 
are proposed along the common access road, driveway, fire truck turnaround, and adjoining the new 
residence.  
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Project Description (continued) 
 
The new common access road and a previously-constructed bridge are on several neighboring parcels 
directly off Sanborn Rd./Ambrose Rd. leading to the subject parcel (APNs 517 37-002, 517-37-004, 
517-37-006) within an existing 40 ft. access easement. An access road to the leach field area was 
graded through APN 517-37-001, and will be necessary for the construction of the onsite wastewater 
treatment system; it will be restored to its previously permitted state, including repair to a landslide 
area on that parcel, which is currently under common ownership with APN 517 37-003. 
 
Sixteen (16) coast live oak trees ranging from 8 to 18 inches in diameter are proposed to be removed. 
No trees within the riparian setback area are proposed to be removed with the project. 

Environmental Setting and Surrounding Land Uses 
The proposed building site is located within the rural unincorporated area of Santa Clara County, off 
Sanborn and Ambrose Roads, within the Santa Cruz Mountains above the Saratoga foothills. The 
access road and bridge are located directly off of Ambrose Road near where Sanborn Road ends (on 
neighboring parcels next to the home site). The project has an average building site slope of 66.8% 
with retaining walls up to 22 feet high on a 4-acre lot. 
 
The entire project area is heavily forested. The subject property has a General Plan designation of 
Hillsides, a resource conservation district intended to protect the natural environment and limit 
development in areas with a high risk of natural disasters, such as wildfires and geological hazards. 
According to the County of Santa Clara Geographic Information System (GIS) data, the property 
includes coast live oak woodlands and riparian woodland along Sanborn Creek and its tributary. 
Surrounding land uses include open space, Sanborn County Park, and low-density single-family 
homes on similarly sized lots.  
 
There are no records of special status species on the parcel in the California Natural Diversity 
Database (CNDDB). Eleven special status species (plants and animals) were identified by biotic 
assessment to occur in the vicinity and have the potential to occur on the project site. Most of these 
species were found to be absent or unlikely to occur, and only the San Francisco dusky-footed 
woodrat was determined to be present. However, the following species were noted as “possible” to 
exist on the project site: California red-legged frog, foothill yellow-legged frog, western pond turtle, 
loggerhead shrike, California yellow warbler, black swift, Vaux’s swift, Townsend’s big-eared bat, 
California mastiff bat, pallid bat, ringtail, Santa Cruz black salamander, California giant salamander, 
and the American Badger. Over 50 additional animal species, in addition to a variety of raptors and 
other predators, and nearly 60 additional plant species are also expected to occur in this habitat. 
 
The property is located within the Board of Forestry and Fire Protection identified State 
Responsibility Area, State Seismic Hazard Zone, County Landslide Hazard Zone, and FEMA flood 
zone D. The property is currently classified (under Cal Fire’s 2007 maps) as a High Fire Hazard 
Severity Zone; however, as of 2023, Cal Fire is proposing to classify this area as a Very High Fire 
Hazard Severity Zone. 

Other agencies sent a copy of this document: 
Santa Clara County Parks 
California Department of Fish and Wildlife 
California Department of Forestry and Fire Protection 
California Native American Heritage Commission 
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Figure 1 - Location Map 



 4 

 
Figure 2 - Site Plan 
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The environmental factors checked below would be potentially affected by this project, involving at least 
one impact that is a “Potentially Significant Impact” as indicated by the checklist on the following pages. 
 
ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED 
The proposed project could potentially result in one or more environmental effects in the following areas: 
 

 Aesthetics  Agriculture / Forest Resources  Air Quality 

 Biological Resource  Cultural Resources  Energy  

 Geology/Soils   Greenhouse Gas Emissions   Hazards & Hazardous 
Materials  

   Hydrology / Water Quality  Land Use / Planning  Mineral Resources  

 Noise  Population / Housing  Public Services 

 Recreation  Transportation  Tribal Cultural Resources 

 Utilities / Service Systems   Wildfire    Mandatory Findings of 
Significance 

 

DETERMINATION: (To be completed by the Lead Agency) 

On the basis of this initial evaluation: 

  I find that the proposed project COULD NOT have a significant effect on the environment, and a NEGATIVE 
DECLARATION will be prepared. 

  I find that although the proposed project could have a significant effect on the environment, there will not be a 
significant effect in this case because revisions in the project have been made by or agreed to by the project proponent. A 
MITIGATED NEGATIVE DECLARATION will be prepared. 
 

  I find that although the proposed project could have a significant effect on the environment, because all potentially 
significant effects (a) have been analyzed adequately in an earlier EIR or NEGATIVE DECLARATION pursuant to 
applicable standards, and (b) have been avoided or mitigated pursuant to that earlier EIR or NEGATIVE 
DECLARATION, including revisions or mitigation measures that are imposed upon the proposed project, nothing further 
is required. 
 

  I find that the proposed project MAY have a significant effect on the environment, and an ENVIRONMENTAL 
IMPACT REPORT is required. 
 

  I find that the proposed project MAY have a “potentially significant impact” or “potentially significant unless 
mitigated” impact on the environment, but at least one effect 1) has been adequately analyzed in an earlier document 
pursuant to applicable legal standards, and 2) has been addressed by mitigation measures based on the earlier analysis as 
described on the attached sheets. An ENVIRONMENTAL IMPACT REPORT is required, but it must analyze only the 
effects that remain to be addressed. 

 
Signature 

February 2, 2024________________           
Date  

Robert Cain, Senior Planner_____________                    
Printed name 

Department of Planning and______ 
Development, Santa Clara County_         
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ENVIRONMENTAL CHECKLIST AND DISCUSSION OF IMPACTS 
 

A.  AESTHETICS 
 IMPACT SOURCE 
 
Except as provided in Public Resources Code section 
21099, would the project: 
 

Potentially 
Significant 

Impact 

Less Than 
Significant with 

Mitigation 
Incorporated 

Less Than 
Significant 

Impact 
No Impact 

 

a) Have a substantial adverse effect on a scenic vista?      2, 3, 4, 6,17f 

b) Substantially damage scenic resources, including, 
but not limited to, trees, rock outcroppings, and 
historic buildings, along a designated scenic 
highway? 

    3, 6, 7, 17f 

c) In non-urbanized areas, substantially degrade the 
existing visual character or quality of public views of 
the site and its surroundings? (Public views are those 
that are experienced from publicly accessible 
vantage point.) If the project is in an urbanized area, 
would the project conflict with applicable zoning and 
other regulations governing scenic quality? 

    2, 3 

d) Create a new source of substantial light or glare 
which would adversely affect day or nighttime views 
in the area?  

    3, 4 

 
SETTING: 
 
The subject property is 4 acres in size and is characterized as a steeply-sloped, heavily-wooded 
property east of Sanborn Creek and north of Sanborn County Park. The parcel is surrounded by other 
heavily forested parcels which include low-density single-family homes and open space, which are all 
within unincorporated Santa Clara County. The proposed development area of the residence is located 
in an area classified as chaparral, but is surrounded on the remainder of the parcel by oak woodland, 
riparian, and coniferous trees. The proposed development is approximately 300 feet east of Ambrose 
Road, down an access easement from the end of Sanborn Road. 
 
The subject property is not located within a scenic vista recognized by the County of Santa Clara 
General Plan and Zoning Ordinance. Located in a valley created by Sanborn Creek and one of its 
tributaries between ridgelines, the property is not visible to Saratoga to the east or Santa Cruz County 
to the west. The wooded terrain also helps to block views from neighboring parcels, including Sanborn 
County Park. The proposed single-family house will not be visible from publicly accessible vantage 
points, but could be visible from neighboring properties.  
 
The subject property has a General Plan designation of Hillsides with a Hillsides zoning designation, 
which does not carry with it any design mitigation requirements. The property is accessed via an 
easement off of Sanborn Road near where it becomes Ambrose Road; neither is a County scenic road.  
 
The project includes a landscape plan identifying which trees must be removed for the project, and 
replacement trees as required mitigation under the Biological Resources section of this report (BIO-
MIT 14) are located so as to have the additional benefit of providing vegetative screening; all other 
trees will be protected through a condition of approval requiring County approval to remove additional 
trees. No trees within 25 feet of the top of bank are proposed to be removed, and like all trees not 
proposed for removal shall be protected during construction. Mitigations will also require full cut off 
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lighting design to ensure there is no direct offsite spill of light or glare which is included in both this 
section and the Biological Resources section. 
 
DISCUSSION: 
 
a & b) No Impact – The proposed project parcel is 300 feet down an access easement from the end of 
Sanborn Road (Sanborn Road continues as Ambrose Road through Sanborn County Park, but it is a 
steep, dirt road not open to driving for the public). The property is not located in a designated scenic 
vista nor along a designated scenic highway. Furthermore, the location in a steeply-sloped, densely 
wooded area in a valley between two ridgelines further obscures any development on this parcel from 
view.  
 
c & d) Less Than Significant with Mitigation Incorporated – This site is currently heavily forested 
with trees and other vegetation, and the undeveloped portions of the parcel will remain in that state. 
The new residence is unlikely to be visible from the public road or nearby Sanborn County Park. 
However, it will create visual impacts to the neighboring properties unless properly mitigated. There is 
also the potential to create impacts to nighttime views due to lighting and glare. Additionally, new 
landscaping is proposed surrounding the new residences, driveways, and access road. Preliminary 
landscape plans submitted with the Building Site Approvals and Grading application includes planting 
of thirty-nine (39) oak trees on parcel 517-37-003, some of which are required replacement trees for 
trees to be removed. The location in a steeply-sloped, densely wooded area in a valley between two 
ridgelines further obscures any development on this parcel from view. Any tree not required to be 
removed to construct the project shall be conditioned to remain. As the property is located within an 
area with existing residences on parcels surrounding the property, the project is consistent with the 
surrounding visual character and would not substantially degrade the visual setting of the area. Full 
cut-off lighting will ensure no direct offsite spill of light or glare will occur to obscure nighttime views 
in the area. 
 
 
MITIGATION: 
 

• AES-MIT 1: Vegetative Screening. A final landscape plan shall be submitted for 
approval prior to final grading permit issuance which incorporates the tree replacement 
requirements as detailed in the Biological Resources Sections. Landscaping is required to be 
planted surrounding the residence and associated driveway and access road for the site. No 
additional trees beyond those identified on the project plans are authorized to be removed 
without prior County approval and necessary mitigation measures. Prior to issuance of the 
certificate of occupancy, but after the roof framing is complete, the County Department of 
Planning and Development will inspect the site. Should the residence be visible from the public 
right-of-way or accessible County Park lands, the applicant shall plant additional fast-growing 
evergreen trees (36-inch box) for visual screening to mitigate this impact. 

• AES-MIT 2: Lighting. A lighting plan shall be submitted for approval prior to building 
permit issuance. Any new outdoor lighting shall not adversely affect nighttime views. Lighting 
shall be of full cut off shrouded design to ensure that no direct offsite spill of light or glare will 
occur. 

 
 
 
 



 8 

B.   AGRICULTURE / FOREST RESOURCES 
In determining whether impacts to agricultural resources are significant environmental effects, lead agencies may refer to the 
California Agricultural Land Evaluation and Site Assessment Model (1997) prepared by the California Dept. of Conservation as 
an optional model to use in assessing impacts on agriculture and farmland. In determining whether impacts to forest resources, 
including timberland, are significant environmental effects, lead agencies may refer to information compiled by the California 
Department of Forestry and Fire Protection regarding the state’s inventory of forest land, including the Forest and Range 
Assessment Project and the Forest Legacy Assessment Project; and forest carbon measurement methodology provided in 
Forest Protocols adopted by the California Air Resources Board. 
 IMPACT  
 
 
WOULD THE PROJECT: 
 

Potentially 
Significant 

Impact 

Less Than 
Significant 

with Mitigation 
Incorporated 

Less Than 
Significant 

Impact 
No Impact 

 
Source 

a) Convert Prime Farmland, Unique Farmland, or Farmland of 
Statewide Importance (Farmland), as shown on the maps 
prepared pursuant to the Farmland Mapping and Monitoring 
Program of the California Natural Resources Agency, to non-
agricultural use? 

    3, 23, 24, 
26 

b) Conflict with existing zoning for agricultural use?     9, 21a 
c) Conflict with an existing Williamson Act Contract or the 

County’s Williamson Act Ordinance (Section C13 of County 
Ordinance Code)? 

    1, 28 

d)    Conflict with existing zoning for, or cause rezoning of, forest 
land (as defined in Public Resources Code section 12220(g)),  

        timberland (as defined by Public Resources Code section 
4526), or timberland zoned Timberland Production (as defined 
by Government Code section 51104(g))? 

    1, 17, 32 
 

e)     Result in the loss of forest land or conversion of forest land  
        to non-forest use? 

    17, 32 

f)     Involve other changes in the existing environment which,  
        due to their location or nature, could result in conversion of  
        Farmland, to non-agricultural use or conversion of forest  
        land to non-forest use? 

    3, 4, 17, 
26 

 
SETTING: 
 
The subject property is located in an area with a General Plan designation of Hillsides which is in this 
instance is designated as forest land. Allowable uses for this General Plan designation include “very 
low density residential development.” While the standard within the General Plan is one dwelling unit 
per 160 acres, that is applicable to new parcel creation. This four-acre parcel was created prior to the 
1995 (current) General Plan adoption.  
 
According to GIS maps using data from the U.S. Department of Agriculture, the project area consists 
of Sanikara-Mouser Rock outcrop complex soil with 50 to 75% slope, and Ben Lomond Casrock 
complex soil with 30 to 50% slope. Both these soil types are non-prime agricultural soil that are also 
not designated as unique farmland or farmland of state-wide importance. According to the GIS maps 
using data from the U.S. Department of Forestry and the California Department of Forestry and Fire 
Protection, the project area has a mix of oak woodland, evergreen forest, riparian woodland, mixed 
forest, shrubs, and open space. According to 2023 update to the 2011 Biotic Assessment, the proposed 
residence is largely sited in an area determined to be “chapparal,” while the access road and driveway 
are largely in areas determined to be “ruderal/developed” and the onsite wastewater treatment system 
is largely located in an area determined to be “mixed woodland.” Portions of the project extend into the 
“California bay woodland” which surrounds the primary development area. Sixteen (16) coast live oak 
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trees are to be removed as part of this project and 39 new 24-inch box oak trees are to be planted in 
replacement. The site is not subject to an existing Williamson Act Contract. 
 
DISCUSSION:  
 
a, b, c, d, & f) No Impact – The property does not contain Prime Farmland, Unique Farmland, or 
Farmland of Statewide Importance according to the 2020 Farmland Mapping and Monitoring Program 
(FMMP) maps developed by the California Department of Conservation. The County’s existing zoning 
allows for a single-family residence ‘by-right’ in a Hillsides zoning district. The property is not 
encumbered by a Williamson Act contract, and therefore the proposed development would not conflict 
with County Williamson Act Guidelines or the County’s Williamson Act Ordinance.  
 
e) Less Than Significant with Mitigation Incorporated – Sixteen (16) coast live oak trees are 
proposed for removal, and the property is within a forestland area. None of the trees proposed for 
removal are within the 25-foot riparian buffer. The proposed project includes the planting of 39 24-
inch box oak trees as replacement trees, exceeding the 32 trees required by the County’s tree protection 
guidelines. A 25-foot setback from the top of bank is required to be maintained and will preserve the 
riparian woodland on the property. 
 
 
MITIGATION: Refer to BIO-MIT 14. 
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C.   AIR QUALITY 
 
Where available, the significance criteria established by the applicable air quality management district or air pollution control 
district may be relied upon to make the following determinations. 
 
 IMPACT SOURCE 
 
 
WOULD THE PROJECT: 
 

Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 

 
 

a) Conflict with or obstruct implementation of the applicable air 
quality plan? 

    5, 29, 30 

b) Result in a cumulatively considerable net increase of any 
criteria pollutant for which the project region is non-attainment 
under an applicable federal or state ambient air quality 
standard? 

    5, 29, 30 

c)     Expose sensitive receptors to substantial pollutant 
concentrations? 

    5, 29, 30 

d) Result in other emissions (such as those leading to odors) 
adversely affecting a substantial number of people?  

    5, 29, 30 

 
SETTING: 
 
Surrounding land uses immediately adjacent to the building site are single-family homes and open 
space. Sanborn County Park is to the south of the property. The proposed project is located within the 
San Francisco Bay Area Air Quality Management District (BAAQMD), which regulates air pollutants, 
including those generated by construction and operation of development projects. These criteria 
pollutants include reactive organic gases, carbon monoxide, nitrogen dioxide, and particulate matter 
(PM). BAAQMD also regulates toxic air contaminants (fine particulate matter), long-term exposure to 
which is linked with respiratory conditions and increased risk of cancer. The operational criteria 
pollutant screening size for evaluating air quality impacts for single-family residential projects 
established by BAAQMD is 421 dwelling units, and the construction-related screening size for single-
family residential projects is 254 dwelling units. Emissions generated from the proposed single-family 
residence is below the BAAQMD operational-related emissions and construction emission thresholds. 
 
DISCUSSION: 
 
a, b, c & d) No Impact – The project is not expected to have any impacts to air quality except during 
the construction period, which may generate some temporary impacts. Dust would be created during 
the construction of the proposed structures and site improvements. However, dust emissions would be 
controlled through standard Best Management Practices (BMPs) dust control measures that would be a 
condition of the project. Per the BAAQMD screening criteria, for single-family residential uses, 
construction emissions impacts are less than significant for projects of 114 dwelling units or less. The 
proposed project involves the construction of one single-family residence. The proposed residential use 
would not expose sensitive receptors (such as children, elderly, or people with illness) to substantial 
pollutant concentrations or involve criteria pollutants emissions. Minimal addition of residences and a 
nominal increase in population would not significantly increase the regional population growth, nor 
would it cause significant changes in daily vehicle travel. Based on BAAQMD GIS data, the project 
site is assessed to be below the single and cumulative threshold for carcinogen air hazards. 
 
As such, the proposed development would not conflict with or obstruct implementation of an 
applicable air quality plan, result in a cumulatively considerable net increase of any criteria pollutant 



 11 

for which the project region is in non-attainment under an applicable federal or state ambient air 
quality standard, or result in other emissions (such as those leading to odors) adversely affecting a 
substantial number of people. 
 
 
MITIGATION: None required. 
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D.   BIOLOGICAL RESOURCES 
 IMPACT SOURCE 
 
 
WOULD THE PROJECT: 
 

Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 

 

a) Have a substantial adverse effect, either directly or through 
habitat modifications, on any species identified as a candidate, 
sensitive, or special status species in local or regional plans, 
policies, or regulations, or by the California Department of Fish 
and Game or U.S. Fish and Wildlife Service? 

    1, 7, 17b, 
17o             

b) Have a substantial adverse effect on any riparian habitat or 
other sensitive natural community identified in local or regional 
plans, policies, regulations or by the California Department of 
Fish and Game or US Fish and Wildlife Service? 

    3, 7, 8a, 
17b, 17e, 
22d, 22e, 32 

c) Have a substantial adverse effect on state or federally 
protected wetlands (including, but not limited to, marsh, vernal 
pool, coastal, etc.) through direct removal, filling, hydrological 
interruption, or other means? 

    3, 7, 17n, 
33, 34 
 

d) Have a substantial adverse effect on oak woodland habitat as 
defined by Oak Woodlands Conservation Law (conversion/loss 
of oak woodlands) – Public Resource Code 21083.4? 

    1, 3, 31, 32, 
33 

e) Interfere substantially with the movement of any native 
resident or migratory fish or wildlife species or with established 
native resident or migratory wildlife corridors or impede the use 
of native wildlife nursery sites?   

    1, 7, 17b, 
17o, 32 

f) Conflict with any local policies or ordinances protecting 
biological resources, such as a tree preservation policy or 
ordinance? 

    32, 33 

g) Conflict with the provisions of an adopted Habitat Conservation 
Plan, Natural Community Conservation Plan, or other 
approved local, regional or state habitat conservation plan? 

    3,4, 17l 

 
SETTING: 
 
The property is located on the wooded slopes of the Santa Cruz Mountains, in a pocket of small, 
privately-owned parcels adjacent to Sanborn County Park. It is bounded to the south by an 
undeveloped property under common ownership, to the east by undeveloped properties under separate 
private ownership, and to the west and north by low-density single-family residences.  Elevations 
range from approximately 1,400 feet National Geodetic Vertical Datum (NGVD) to 1,900 feet NGVD. 
Annual precipitation in the general vicinity of the study area is about 14 to 25 inches, almost 85% of 
which falls between the months of October and March. Virtually all precipitation falls in the form of 
rain. Stormwater runoff readily infiltrates into the soils of the site, but when field capacity has been 
reached, gravitational water collects in the tributaries of the site that eventually discharge into Saratoga 
Creek. The property is vacant except for an existing 80 square foot (approximately) shed that is 
proposed to remain for secure storage of construction materials during construction and will be 
removed prior to the final inspection.  
 
The subject parcel contains five biotic habitats: chaparral, California bay woodland, mixed woodland, 
non-native grassland, and ruderal. To date, there have been improvements to the property related to the 
access road (including additional access for construction viability tests) and construction of a small 
shed on the northern edge of the property.  
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The subject property takes access through an easement over three adjacent properties from Sanborn 
Road (a County-maintained road), and the shared driveway passes over Sanborn Creek via a bridge. 
An unnamed tributary of Sanborn Creek exists on the northwest section of the property. 
 
There are no known special status plant or animal species on the property listed in the California 
Natural Diversity Database (CNDDB). Nearby species of concern listed in the CNNDB include the 
Santa Cruz black salamander and western pond turtle. A biotic report, including site survey, was 
produced by Live Oaks Associates on March 31, 2011 and updated on August 23, 2023 (source 32).1 
The 2023 report stated that many species were considered to be absent from the site due to a lack of 
suitable habitat, soils, or the location being outside of the range of the species. Only one special status 
species, the San Francisco dusky-footed woodrat, was determined to be present on site. Several species 
of concern were determined to have some potential to occur on this site. The California red-legged 
frog, which is federally listed as threatened and a California species of concern, was determined to be 
“possible” and believed to be present on the site, though not observed. The Western pond turtle, a 
California species of concern, was determined to be “possible” and believed likely to be present on the 
site. Thirteen additional California species of concern were determined to be “possible” with varying 
likelihoods of presence on the site; these are the foothill yellow-legged frog, loggerhead shrike, 
California yellow warbler, black swift, Vaux’s swift, Townsend’s big-eared bat, California mastiff bat, 
pallid bat, ringtail, Santa Cruz black salamander, California giant salamander, and the American 
Badger.  
 
Special status species which may occur on site but are unlikely include the red-bellied newt, coast 
horned lizard, Swainson’s hawk, bald eagle, golden eagle, least Bell’s vireo, and purple martin. Special 
status plants with the potential to occur on site but are unlikely include Dudley’s lousewort, Santa 
Clara manzanita, robust monardella, and Santa Cruz beardtongue. 
 
Additional animal species identified or expected to occur in this habitat include American pipits, 
American robin, Anna’s hummingbird, arboreal salamander, ash-throated flycatchers, badger, black-
headed grosbeaks, black phoebes, black-tailed deer, bobcat, Botta’s pocket gopher, Brewer’s 
blackbird, brush rabbit, bushtit, California mouse, California newt, California quail, California slender 
salamander, California vole, chestnut-backed chickadee, coyote, ensatina, golden-crowned sparrow, 
deer mouse, gray fox, gopher snake, gray squirrel, house finch, meadowlark, mourning dove, northern 
flicker, oak-titmouse, orange-crowned warbler, raccoon, red fox, rock dove, ruby-crowned kinglets, 
southern alligator lizard, savannah sparrow, spotted towhee, Stellar’s jay, striped skunk, swallows 
(various species), Towsend’s warbler, warbling vireos, western fence lizard, western harvest mouse, 
western jay scrub, western rattlesnake, western toad, white-crowned sparrow, and yellow-rumpled 
warbler. A variety of raptors and other predators will likely be attracted to the parcel due to the 
abundance of invertebrates and small reptiles, birds, and mammals. Plant species identified on site 
include California bays, coast live oaks, tanoaks, Douglas firs, bigleaf maples, madrone, California 
buckeyes, white alder, coyote brush, acacia, apple mint, barnyard barley, bedstraw, blood currant, bur 
chervil, California blackberry, California buttercup, California hazelnut, California man-root, 
California poppy, California rose, California wood fern, ceanothus, chamise, common snowberry, 
common sow thistle, common vetch, deer weed, elderberry, fiddleneck, geranium, hazelnut, 
honeysuckle, iris, lupine, manzanita, milk thistle, miniature lupine, miner’s lettuce, mugwort, ornate 
shrew, periwinkle, pineappleweed, poison oak, polypody, red-stemmed filaree, ripgut, rose clover, 

 
1 It should be noted that the scope of the project was reduced between 2011 and 2023, and the southern of the two lots is no 
longer proposed to have a single-family residence, but will have some grading work to help install the septic system for the 
northern parcel and then to restore that access to a pre-violation state. 
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sage, scarlet pimpernel, scrub oak, soft chess, toyon, western houndstongue, western white clematis, 
wild oats, and yerba santa.  
 
The property is outside the coverage area for the Santa Clara Valley Habitat Plan (SCVHP).  
 
DISCUSSION: 
 
c & g) No Impact – The building site and area is not located in any state or federally protected 
wetlands and is not located within the Santa Clara Valley Habitat Plan area.  
 
e) Less Than Significant Impact – While no detailed study of animal movements has been conducted 
for the study area, the biotic assessment prepared by Live Oak Associates concluded that knowledge of 
the site, its habitats, and the ecology of the species on site permits sufficient predictions about the types 
of movements occurring in the region and whether the proposed development would constitute a 
significant impact to animal movements. The assessment concluded that tributaries of the site, like 
most creek habitats, facilitate the movement of regional wildlife. However, construction work for the 
project along the northern tributary will have no impact on wildlife movement as those species that 
currently use these tributaries as movement corridors are likely to continue do so after construction, per 
the biotics reports (Source 32). Construction activities may result in a slight disruption of local wildlife 
during construction, but would not result in any permanent changes in use or movement patterns once 
construction is complete. Therefore, development is not expected to have a significant impact on 
corridor-type movements within the region. 
 
a, b, d, & f) Less Than Significant with Mitigation Incorporated – According to the CNDDB, there 
are no known sightings of special status or protected species on this property, but several such species 
have been recorded within a five-kilometer radius. As described in the Biotic Report prepared by Live 
Oak Associates (source 32), a field survey by a qualified biologist confirmed the presence of San 
Francisco dusky-footed woodrat and concluded that California red-legged frog and Western pond turtle 
are believed to be present. The Biotic Report also concluded that the project site provides suitable 
habitat for special status species California red-legged frog, foothill yellow-legged frog, western pond 
turtle, loggerhead shrike, California yellow warbler, black swift, Vaux’s swift, Townsend’s big-eared 
bat, California mastiff bat, pallid bat, ringtail, Santa Cruz black salamander, California giant 
salamander, American Badger, and San Francisco dusky-footed woodrat.  
 
The applicant will be required to provide environmental training for the construction team prior to 
commencement of the project to ensure proper environmental procedures and protections would be 
followed before, during, and after the project construction (BIO-MIT 1). 
 
The project is designed to avoid disturbing areas within 25 feet of the top of bank of the tributary along 
the northern property line, and no work is proposed to impact Sanborn Creek which passes through the 
access easement to the west of the property, the two areas most likely to see occurrences of the 
amphibian species. Additional mitigations to protect species found in or along the tributary are 
designed to ensure avoidance (BIO-MIT 2), minimization (BIO-MIT 3 and BIO-MIT 4), compensation 
(BIO-MIT 5), and maintaining the water quality (BIO-MIT 6).  
 
The property has confirmed presence of the San Francisco dusky-footed woodrat, and the property 
provides suitable burrowing and foraging habitat for the American badger. Woodrats build nests in 
trees, on the ground, and on bluffs, preferring dense vegetation or rock cover. Badgers primarily occur 
in grassland, open scrub, and habitats with friable soils. Therefore, in order to avoid potential impacts 
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to these mammals during construction, precautionary mitigation measures shall be incorporated in the 
conditions of approval including a pre-construction survey conducted by a qualified biologist prior to 
the commencement of any construction activities (BIO-MIT 7 and BIO-MIT 9). Additional mitigations 
for the San Francisco dusky-footed woodrat include establishing a construction buffer if young are or 
are likely to be present, and deconstruction of nests once the young can move independently of their 
parents’ care (BIO-MIT 8). Additional mitigations for the American badger include a potential buffer 
zone and notification to the California Department of Fish and Wildlife (CDFW) if an active badger 
den is found (BIO-MIT 10), and exclusion fence (BIO-MIT 11). Adherence to the mitigation measures 
would reduce any potentially significant impacts to the San Francisco dusky-footed woodrat and the 
American badger to a less than significant level. According to the Biotic Report, no mitigations are 
necessary for the ringtail.    
 
Raptors and passerine birds are protected under the Migratory Bird Treaty Act. Therefore, in order to 
avoid potential impacts to nesting raptors and other nesting migratory birds, precautionary mitigation 
measures shall be incorporated in the conditions of approval including a pre-construction survey 
conducted by a qualified biologist prior to the commencement of any ground disturbance or vegetation 
removal during the bird breeding season (February 1 to August 31), and avoidance of any discovered 
nests until project completion or until a qualified biologist determines the young have fledged and are 
foraging independent of their parents (BIO-MIT 12). Bats often use trees or man-made structures such 
as the existing storage shed on site to roost during the day and forage for food in the surrounding fields 
at night. Therefore, to avoid impacts on bat species, precautionary mitigation measures shall be 
required to including a pre-construction survey conducted by a qualified biologist prior to the 
commencement of any ground disturbance or vegetation removal and appropriate avoidance or 
relocation measures taken (BIO-MIT 13). Adherence to the mitigation measures will reduce any 
potentially significant impacts to nesting raptors and other nesting migratory birds to a less than 
significant level.  
 
Removal of oak trees are at the margin of the California bay woodlands, and do not constitute a 
significant impact to an oak woodland (defined by the County as removal of one half acre of canopy or 
more). Oak trees that are removed shall require replacement with the same species. All construction 
activities will be restricted to daylight hours to reduce impacts on special status species (BIO-MIT 15). 
All outdoor lighting shall be designed to minimize impacts on nocturnal species (BIO-MIT16). Any 
take of protected species will require permitting by the California Department of Fish and Wildlife 
and/or the U.S. Department of Fish and Wildlife. 
 
 
MITIGATION: 
 

• BIO-MIT 1: Workers Environmental Training. Prior to the start of the project, a 
worker’s environmental training shall be performed with the entire construction team. The 
training shall address species identification, natural history, local occurrence, and the protection 
measures implemented during the project, including actions to take if a special status species is 
encountered. All workers who receive the training must sign a certification sheet. Each new 
crew member must receive the environmental training prior to starting work. Applicant shall 
provide a copy of the certification sheet to the County Planning Division to verify that the 
Worker Environmental Training was implemented prior to construction activities. 

• BIO-MIT 2: Avoidance of Impacts to Watercourses. The project is designed to avoid 
disturbing areas within 25 feet of the top of bank of either Sanborn Creek or its unnamed 
tributary. Prior to any ground disturbance related to covered activities, a surveyor shall mark 
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off a distance 25 feet from the top of bank with orange construction fencing within which no 
work may occur without supervision of a qualified biologist (refer to BIO-MIT 3). In no 
instance shall construction activities occur within the bed of any watercourse. 

• BIO-MIT 3: Construction Monitoring. Based on the avoidance, minimization, and 
monitoring plan developed, during construction, the non-disturbance buffer zones around the 
watercourses will be monitored by a qualified biologist consistent with the requirements 
described above to ensure that buffers are enforced, and special status species are not disturbed. 
The biological monitor will also conduct training of construction personnel on avoidance 
procedures, buffer zones, and protocols. They will report any observed impacts to sensitive 
habitats or special status species to the County Department of Planning and Development. 

• BIO-MIT 4: Pre-construction Surveys (Amphibian Species). Ground disturbing 
activities shall be limited to the dry season (April to October), when amphibian species are 
unlikely to be moving through the site. The project proponent will hire a qualified biologist to 
conduct pre-construction surveys of the site 48 hours prior to any construction activities. If no 
sightings are made within the development area, the project should proceed immediately, 
within two days. If these surveys discover any special status amphibian species within the 
project area, no work will begin until the species (turtles, frogs, salamanders) are relocated by a 
qualified biologist. Written results of the preconstruction survey shall be submitted to the 
California Department of Fish and Wildlife (CDFW) within five days of survey completion. 
The applicant is required to provide a copy of the preconstruction survey results to the County 
Planning Division. 

• BIO-MIT 5: Compensation by Riparian Restoration. Mitigation in the form of 
minimization and the use of best management practices is required for the impacts to the 
tributaries. While no trees within 25 feet of the top of bank are proposed for removal, should 
any such trees be damaged the applicant will mitigate for any impact to riparian vegetation by 
planting replacement trees and understory vegetation along the tributaries just prior to the 
winter rains. Replacement plantings will be required for any loss of riparian vegetation. 
Riparian trees with a DBH i) less than 12 inches will be replaced at a 1:1 ratio; ii) between 12 
and 18 inches will be replaced at a 2:1 ratio; iii) between 19 and 24 inches will be replaced at a 
3:1 ratio; and iv) 25 inches or greater will be replaced at a 4:1 ratio. Replacement plantings 
should be installed as close to the onsite tributaries as possible. Native species should be 
replaced with the same species as those removed and non-native species should be replaced 
with a native species suitable to the area. Trees must be obtained from a local native plant 
nursery or propagated from onsite acorn stock. Monitoring will be required following the 
planting of the replacement trees to ensure their success. A qualified biologist should develop a 
riparian restoration plan, and this plan at a minimum should identify the area(s) to accomplish 
this mitigation, a planting plan, and success criteria. 

• BIO-MIT 6: Protection of Water Quality. The applicant must comply with the 
provisions of a County’s grading permit, including standard erosion control measures that 
employ best management practices (BMPs). The applicant would also need to develop a 
SWPPP per State Water Quality Control Board Stormwater Permit. The applicant shall provide 
County inspectors with all relevant documentation that these measures have been properly 
implemented. 

• BIO-MIT 7: Pre-construction Survey (San Francisco dusky-footed woodrat). No 
less than 14 days but no more than 30 days prior to the initial ground disturbance at the project 
site, a pre-construction survey for the San Francisco dusky-footed woodrat shall be conducted 
by a qualified biologist. The biologist shall search for nests of an appropriate size and shape, 
evidence of recent activity and other signs, such as tracks and scat. All nests shall be mapped 
and their status (whether the nests are active at the time of the survey) shall be determined. If 
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no potential nests are found on the property, the project should proceed immediately, within 
two weeks. Written results of the preconstruction survey shall be submitted to the California 
Department of Fish and Wildlife (CDFW) within five days of survey completion and prior to 
the start of ground disturbance and/or construction. The applicant is required to provide a copy 
of the preconstruction survey results to the County Planning Division to verify status of nests 
(if any) prior to the start of construction. 

• BIO-MIT 8: Consultation with CDFW for San Francisco dusky-footed woodrat. If 
a potential nest is found, a qualified biologist shall determine if it is active using camera traps 
for three (3) consecutive nights. If a nest is determined to be active, CDFW shall be consulted 
regarding measures to avoid take. These may include establishing a temporary buffer zone 
around active dens during construction, and relocation through trapping, or other suitable 
methods which ensure the survivability of the rodents as determined by the qualified biologist. 
Destruction of dens shall not occur without prior consultation with and approval from CDFW 
and oversight of a qualified biologist. As this species usually breeds during the spring and 
summer months, and since young are altricial (dependent on parental care) during early 
development, the nests should be manually deconstructed when it is determined that the young 
can move effectively independent of their parents’ care (generally from October through 
January) and reconstructed by the qualified biologist outside of the development area. If young 
are present, a suitable construction buffer should be established around the active nest until 
such time when the young can move on their own. 

• BIO-MIT 9: Pre-construction Survey (American badger). No less than 14 days but 
no more than 30 days prior to the initial ground disturbance at the project site, a pre-
construction survey for the American badger shall be conducted by a qualified biologist. The 
biologist shall search for burrows of an appropriate size and shape, evidence of recent activity 
and other signs, such as tracks and scat. All dens shall be mapped and their status (whether the 
dens are active at the time of the survey) shall be determined. If no potential burrows are found 
on the property, the project should proceed immediately, within two weeks. Written results of 
the preconstruction survey shall be submitted to CDFW within five days of survey completion 
and prior to the start of ground disturbance and/or construction. The applicant is required to 
provide a copy of the preconstruction survey results to the County Planning Division to verify 
status of burrows (if any) prior to the start of construction. 

• BIO-MIT 10: Potential Buffer Zone and Relocation of American badger. If a 
potential den is found, the qualified biologist shall determine if it is active using camera traps 
for three (3) consecutive nights. If a den is determined to be active, CDFW shall be consulted 
regarding measures to avoid take. These may include establishing a temporary buffer zone 
around active dens during construction, and relocation through trapping or passively. 
Destruction of dens shall not occur without prior consultation with and approval from CDFW. 
If a badger den is found, the Planning Division shall be notified immediately, and any approval 
provided by the CDFW shall be forward to the Planning Division for record keeping purposes. 

• BIO-MIT 11: Installation of Construction Envelope Perimeter. Regardless of 
whether potential dens are identified, an exclusion fence shall be installed around the perimeter 
of the construction envelope to exclude possible badger occurrence onto the project site during 
construction activities. At a minimum, the exclusion fence shall be constructed from 
Department of Transportation (DOT) grade silt fence. The fence shall be buried one (1) foot 
below grade and encircle the project site and incorporate a gate that would allow construction 
vehicle access and serve as a barrier to wildlife trespass. A qualified biologist shall monitor the 
installation of the fence. The applicant is required to provide evidence of fence installation 
around perimeter of the construction envelope prior to start of construction. 
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• BIO-MIT 12: Avoidance of Nesting Raptors and Other Nesting Migratory Birds. 
To the extent possible, any project-related ground disturbance, vegetation removal, or structural 
demolition activities should occur outside of the bird breeding season, i.e., during the period 
from September 1st through January 31st. Project-related activities that occur during the bird 
breeding season, i.e., during the period from February 1st through August 31st, could be 
constrained in the vicinity of any active nests. If tree removal, ground disturbance, or structural 
demolition activities are scheduled to commence during the breeding season, a qualified 
ornithologist will conduct pre-construction nesting bird surveys to identify possible nesting 
activity within 15 days prior to such activities. A construction-free buffer of suitable 
dimensions as determined by a qualified ornithologist must be established around any active 
raptor or migratory bird nest for the duration of the project, or until it has been determined that 
the young have fledged and are foraging independently from their parents. 

• BIO-MIT 13: Avoidance of Roosting Bats. To the extent possible, any project-related 
ground disturbance, vegetation removal, or structural demolition activities should occur outside 
of the bat maternity roosting season, from approximately April 15 through August 15, and the 
bat winter torpor season, approximately October 15 to March 1. Project-related activities that 
occur during this time must be constrained in the vicinity of any active roosts. If tree removal, 
ground disturbance, or structural demolition activities are scheduled to commence during this 
time, a qualified biologist who is experienced with bat surveying techniques (including 
auditory sampling methods), behavior, roosting habitat, and identification of local bat species 
will be consulted prior to tree removal or building demolition activities to conduct a pre-
construction habitat assessment to characterize potential bat habitat and identify potentially 
active roost sites. No further action is required should the pre-construction habitat assessment 
not identify potential bat roosting habitat or signs of potentially active bat roosts within the 
Project area (e.g., guano, urine staining, dead bats, etc.). 
The following measures will be implemented should potential bat roosting habitat or potentially 
active bat roosts be identified during the habitat assessment in buildings to be demolished: 
a)   In areas identified as potential roosting habitat during the habitat assessment, initial 

building demolition will occur when bats are active, approximately between the periods of 
March 1 to April 15 and August 15 to October 15, to the extent feasible. These periods 
avoid the bat maternity roosting season and period of winter torpor (a state of decreased 
physiological activity with reduced body temperature and metabolic rate). 

b)   The existing building (80 square foot shed)  could be a potential bat roosting habitat or 
active (outside of maternity and winter torpor seasons) roosts will be disturbed only under 
clear weather conditions when precipitation is not forecast for three days and when daytime 
temperatures are at least 50 degrees Fahrenheit. 

c)   The demolition or relocation of buildings containing or suspected of containing potential 
bat roosting habitat or active bat roosts will be done under the supervision of a qualified 
biologist. When appropriate, buildings will be partially dismantled to significantly change 
the roost conditions, causing bats to abandon and not return to the roost, likely in the 
evening and after bats have emerged from the roost to forage. Under no circumstances will 
active maternity roosts be disturbed until the roost disbands at the completion of the 
maternity roosting season or otherwise becomes inactive, as determined by the qualified 
biologist. 

d)   If avoidance of the bat maternity roosting season and period of winter torpor, defined under 
a), above, is infeasible, the qualified biologist will conduct pre-construction surveys of 
potential bat roost sites identified during the initial habitat assessment no more than 14 days 
prior to building demolition. 
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e)   If active bat roosts or evidence of roosting is identified during pre-construction surveys for 
building demolition, the qualified biologist will determine, if possible, the type of roost and 
species. A no-disturbance buffer will be established around roost sites until the start of the 
seasonal windows identified above, or until the qualified biologist determines roost sites are 
no longer active. The size of the no-disturbance buffer would be determined by the 
qualified biologist and would depend on the species present, roost type, existing screening 
around the roost site (such as dense vegetation or a building), as well as the type of 
construction activity that would occur around the roost site. 

• BIO-MIT 14: Oak Tree Replacement. Plans call for the removal of 16 coast live oak 
trees. Thirty-nine (39) 24-inch box coast live oaks shall be planted as replacement trees on site 
and inspected by County staff prior to final inspection for the project. Landscape plans 
submitted within the contracting and grading plans for the project are to be approved by 
Planning prior to final grading permit issuance shall show the required coast live oak tree 
replacements (Thirty-nine (39) 24-inch box trees, exceeding the 32 trees required by the 
County’s tree protection guidelines). Any additional trees damaged or removed require 
approval from the County’s Department of Planning and Development for replacement in line 
with the County’s tree replacement guidelines, or as described in BIO-MIT 5 if in the riparian 
area. All replacement trees must be planted prior to the issuance of the certificate of occupancy, 
and confirmed in place via a site inspection conducted by the County Planning Division. A 
minimum 80% survival rate is required upon completion of 3-year required irrigation program. 
If the survival rate requirements are not met, replacement of the dead or dying trees and follow 
up monitoring is required by a qualified biologist for an additional 2 years. A qualified 
biologist shall conduct and/or supervise monitoring, replacement planting, additional watering, 
weeding, invasive exotic eradication, and any other practice to achieve the required survival 
requirements. 

• BIO-MIT 15: Daytime Restriction. All construction activities shall be in conformance 
with the Santa Clara County Noise Ordinance Section B11-154 and prohibited between the 
hours of 7:00 p.m. and 7:00 a.m. on weekdays and Saturdays, and at any time on Sundays for 
the duration of construction. Additionally, all construction shall be restricted to daylight times 
and shall not extend after sunset. 

• BIO-MIT 16: Lighting. A lighting plan shall be submitted for approval prior to 
building permit issuance. Any new outdoor lighting shall not adversely impact nocturnal 
species such as the San Francisco dusky-footed woodrat or roosting bats. Lighting shall be of 
full cut off design to ensure that no direct offsite spill of light or glare will occur. 
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E.   CULTURAL RESOURCES  
 IMPACT SOURCE 
 
 
WOULD THE PROJECT: 
 

Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 

 

a) Cause a substantial adverse change in the significance of a 
historical resource pursuant to §15064.5 of the CEQA 
Guidelines, or the County’s Historic Preservation Ordinance 
(Division C17 of County Ordinance Code) – including 
relocation, alterations or demolition of historic resources? 

    3, 16, 19, 
41, 42  

b) Cause a substantial adverse change in the significance of an 
archaeological resource pursuant to §15064.5 of the CEQA 
Guidelines? 

    3, 19, 41, 42  

c)     Disturb any human remains including, those interred outside of 
formal cemeteries? 

    3, 19, 41, 42 

 
SETTING: 
This property is located within the ethnohistoric Partacsi and Somontac Ohlone Tribal territory, based 
on a review of reports by Anthropological demographer and ethnohistorian Randall Milliken, who 
reconstructed the general location of aboriginal Costanoan/Ohlone-speaking tribes within the greater 
San Francisco Monterey Bay regions. For the area within the vicinity of Castle Rock State Park and the 
subject property, Milliken suggests that one of the villages of the tribe that held this region was 
identified as Partacsi in the Mission Santa Cruz records, and another tribe is the Somontac who 
occupied the greater Los Gatos region. 
 
This property was covered by an archaeological study (#2785) conducted by Archaeological Resource 
Management in 2003 that covered approximately 100% of the site. The study identified no evidence of 
cultural resources, and the California Historical Resources Information System, Northwest Information 
Center located at Sonoma State University has determined that the project has a low possibility of 
containing unrecorded archaeological sites, and that no further study of archaeological resources is 
recommended. The County also received correspondence from the Muwekma Ohlone Indian Tribe of 
the San Francisco Bay Region on June 22, 2023. The Tribe did not have any specific evidence of 
cultural resources on this specific site, but noted that there have been tribal human remains discovered 
within a 3.3-mile radius, and that while records of their ancestors’ settlements and trade routes are 
incomplete, they suspect that their ancestors utilized places in proximity to freshwater drainage. They 
have requested notification and participation in any mitigation or recovery program on site should any 
evidence of their ancestral heritage cemetery or village sites be impacted by this project. 
 
DISCUSSION: 
 
a-c) Less Than Significant with Mitigation Incorporated. – A review of available materials 
provided no evidence of historic or archaeologic resources on site. Given the results of the 
archaeological report, the project site is not likely to contain any archaeological resources, nor will the 
proposed project have any impact upon the known archaeological resources of the area. As such, 
further archaeological investigation is not warranted. However, County standard conditions of 
approval offer additional protections in the event a concentration of artifacts or human remains are 
unexpectedly encountered during earth disturbing activities. However, due to the specific context of 
the project site and extent of the earthmoving activities necessitated by the proposed project, as a 
precautionary measure, there are mitigations implemented related to tribal resources in that section of 
this document. 
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MITIGATION: Refer to TCR-MIT1. 
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F.   ENERGY 
 IMPACT SOURCE 
 
 
WOULD THE PROJECT: 
 

Potentially 
Significant 

Impact 

Less Than 
Significant with 

Mitigation 
Incorporated 

Less Than 
Significant 

Impact 
No Impact 

 
  

a) Result in potentially significant environmental impact 
due to wasteful, inefficient, or unnecessary construction 
of energy resources during project consumption or 
operation? 

    3, 5 

b) Conflict with or obstruct a state or local plan for 
renewable energy or energy efficiency? 

    5 

 
SETTING: 
 
The proposed project includes construction of a new single-family residence with a leach field and 
septic tank, well, and four water tanks for domestic fire sprinklers and wharf hydrant. The County has 
adopted an ordinance (known as a “reach code”) requiring all new construction in unincorporated 
County areas to use electricity for domestic uses. The County’s local building code does not permit 
new homes to utilize natural gas and requires them to be designed to easily install solar energy 
conversion systems as well as residential electric car charging stations. 
 
DISCUSSION: 
 
a-b) No Impact – The new single-family residence is a relatively low-impact development that is not 
expected to utilize energy resources, such as gas, electricity and water, in an inefficient manner during 
construction or during its use as a residence. Additionally, the proposed residence and its associated 
energy resources will be required to comply with County energy reach codes and therefore does not 
conflict with local or state plans for energy efficiency. As such, the proposed project will not result in 
potentially significant environmental impact due to wasteful, inefficient, or unnecessary construction 
of energy resources during project consumption or operation and will not conflict with or obstruct a 
state or local plan for renewable energy or energy efficiency. 
 
 
MITIGATION: None required.  
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G.   GEOLOGY AND SOILS  
 IMPACT SOURCE 
 
 
WOULD THE PROJECT: 
 

Potentially 
Significant 

Impact 

Less Than 
Significant with 

Mitigation 
Incorporated 

Less Than 
Significant 

Impact 
No Impact 

 
 

a) Directly or indirectly cause potential substantial adverse 
effects, including the risk of loss, injury or death involving: 

     

        i)  Rupture of a known earthquake fault, as delineated on 
the most recent Alquist-Priolo Earthquake Fault Zoning 
Map issued by the State Geologist for the area or based 
on other substantial evidence of a known fault? Refer to 
Division of Mines and Geology Special Publication 42. 

    6, 17c, 42, 
43, 44 

       ii)  Strong seismic ground shaking?     6, 17c, 42, 
43 

       iii)  Seismic-related ground failure, including liquefaction?     6, 17c, 17n, 
42, 43 

       iv)  Landslides      6, 17j, 42, 
43 

b) Result in substantial soil erosion or the loss of topsoil?     6, 10, 23, 
24, 42 

c) Be located on a geologic unit or soil that is unstable, or 
that would become unstable as a result of the project, and 
potentially result in on- or off-site landslide, lateral 
spreading, subsidence, liquefaction or collapse? 

    2, 3, 17c, 
42, 43 

d) Be located on expansive soil, as defined in the report, 
Soils of Santa Clara County, creating substantial direct or 
indirect risks to life or property? 

    14, 23, 24, 
42, 43 

e) Have soils incapable of adequately supporting the use of 
septic tanks or alternative wastewater disposal systems 
where sewers are not available for the disposal of waste 
water? 

    3, 6, 23, 24, 
42, 43 

f) Directly or indirectly destroy a unique paleontological 
resource or site or unique geologic feature? 

    4, 6, 40, 41 

 
SETTING: 
 
The property is located in the Santa Cruz Mountains near the Sanborn County Park and lies within the 
boundaries of a Santa Clara County Landslide Hazard Zone and State Seismic Hazard Zone for 
Earthquake-Induced Landslides, on the northeast side of the San Andreas Fault Zone (approximately 
one kilometer away from the fault), west of the Monte Vista-Shannon Fault (approximately two 
kilometers away), and on the northeastern boundary of the Alquist-Priolo Earthquake Fault Zone for 
the San Andreas Fault. No faults are known to pass through the site. This area is underlain by rocks of 
the late Jurassic Franciscan Complex that have been pervasively sheared by the regional faulting 
activity. The rock units consist of greywacke sandstone, shale, sheared zones (mélange), and medium 
grained diabase-gabbro. Shallow landslides involving the surficial soil have occurred on the slopes.  
 
The site soils and earth material at the site have been derived from the diabase and the Franciscan 
complex. Those materials derived from the diabase form a sandy gravelly soil material with the gravel 
consisting of angular diabase fragments of up to 2 to 3 inches in diameter. At depth, the diabase is very 
competent with observed fracturing. The Franciscan complex at the site is comprised of greywacke 
sandstone with some shale interbeds. It is generally weathered and sheared, but found to be intact and 
competent at relatively shallow depths. The overall slope steepness of the project has resulted in a very 
shallow soil cover at the site.  
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The development site contains areas of differing topography, including relatively steep, westerly facing 
slopes and exposed rock outcrops. A geotechnical and geological investigation report for the proposed 
development was prepared by E2C, Inc. dated February 11, 2005. A supplemental letter report was 
prepared by Friar Associates, Inc. dated September 15, 2022, assessing the design of slopes for the 
proposed roadway alignment. 
 
DISCUSSION: 
 
a (i, iii), d, e, & f) No Impact. – Based on the review of the County Geologist, and the E2C report, risk 
of the project rupturing of the earth’s surface along an active fault at the subject site is low, since no 
active faults are known to pass through the property. The potential for seismically-induced landslides 
to occur is low. The native surface soil at the project site does not have an adverse expansion potential 
when subjected to fluctuation in moisture. An area suitable for an onsite wastewater treatment system 
(OWTS) has been designated on the parcel; the largest concern in this regard are the 40% or more 
slopes on much of the property as the steep slope limits alternatives for the OWTS. There are no 
identified unique paleontological resources or geologic resources on this site. 
 
a (ii, iv), b, c) Less Than Significant with Mitigation Incorporated – Based on the review of the 
County Geologist, and the E2C report, the subject site may experience seismic shaking during the 
economic lifetime of the residential development, especially if the nearby San Andreas Fault produces 
a large magnitude earthquake. The presence of bedrock materials would likely reduce the effects of 
ground shaking compared to alluvial deposits found in the Santa Clara Valley, but still require 
mitigation. The site is located in County and State seismic hazard zones for earthquake-induced 
landslides, but the potential is considered to be low. Shallow landslides can be mitigated by removal 
and replacement with engineered fill. A pier and grade beam type of foundation system is the most 
suitable design based on the existing terrain and geological conditions. The project seeks to incorporate 
both retaining walls and engineered slopes, and the engineered slopes are susceptible to erosion or loss 
of topsoil. The amount of cut and/or fill that can be safely done on this project will be determined by 
qualified geotechnical engineers. As with all hillside development, slope stability should be of major 
concern. The project will be sited on the closest portion of the property to the road within the normal 
setbacks to reduce grading as much as possible and keep the project from the steepest areas. Slope 
instability is the result of movement within colluvial soils, creep and shallow landsliding within the 
surficial soils over bedrock. The other cause of slope instability is the uncontrolled flow of surface 
water (sheet flow) on the surface of the slope and subsurface water (seepage) within the slope. 
Therefore, the risk of future slope instability can be reduced by controlling both surface and subsurface 
water during and after construction by providing well designed and properly constructed surface and 
subsurface drainage systems together with good grading practices during excavations and earthwork 
construction. The lack of adequate drainage to collect both surface and subsurface water to suitable 
collection and discharge facilities can adversely affect slope stability in general. 
 
 
MITIGATION: 
 

• GEO-MIT 1: Construction Monitoring. All earthwork, grading, and foundation 
construction shall be observed and inspected by a representative of a qualified geotechnical 
firm. The structural engineer responsible for foundation design shall determine final design of 
foundation and reinforcing requirements. The County Building Department shall approve all 
foundation plans prior to permit issuance, and all field changes prior to the County’s foundation 
inspection. A representative of a geotechnical firm shall be present during the foundation 
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excavation or drilling of piers. The soil engineer shall inspect any foundation excavation and all 
foundation piers at the time they are drilled. Modifications to pier depths may be made at that 
time as deemed necessary by field conditions. The geotechnical engineer shall prepare a final 
report upon completion of the grading operations and foundation construction. The 
geotechnical engineer shall submit a construction observation letter stating that the approved 
geotechnical recommendations for the grading and building construction were implemented. 

• GEO-MIT 2: Seismic Building Design. The design of the structures and foundations 
shall meet local building code requirements for seismic effects. The residence shall use a pier 
and grade beam type of foundation. Special consideration will have to be given to the design of 
moisture cut-off provisions around the perimeters of the foundations. Concrete floor slabs-on-
grade may be used for uninhabited structures, such as garages. End bearing piers and grade 
beams shall have a minimum diameter of 12-inches and penetrate a minimum of 12 feet into 
component bedrock materials. This depth of penetration shall not include any engineered fill or 
residual soil. These piers can be designed with an allowable end bearing capacity of 3,000 
pounds per square foot (psf). This value is for dead plus live loads and may be increased by one 
third for short-term wind and seismic effects. The top three feet of the embedment shall not be 
included in the calculations. All piers should be reinforced with at least four #4 bars, which 
shall run the entire length of the piers, with these reinforcing members piers tied at least 12 
inches into the grade beam's upper reinforcement bar. The grade beams should be founded a 
minimum depth of 6-inches below the adjacent pad grades and should be reinforced with a 
minimum of two #4 bars, one near the top and one near the bottom. Grade beams should be 
kept to a minimum width in order to minimize any effect of uplift pressures. Should concrete 
floor slabs-on-grade be used in the garage, they shall be underlain by at least four inches of 
Class II baserock and shall be poured structurally independent of the foundations or any fixed 
members when possible. The baserock should be compacted to not less than 95% relative 
maximum compaction according to ASTM D1557-91 test procedure. A vapor barrier (i.e. 
Visqueen, min. of 6mil thickness) shall be placed on top of the sand section of the concrete slab 
construction. This will minimize moisture intrusion through the slab. Prior to pouring the 
foundations or placing the vapor membrane in living areas or concrete slabs in garage areas, the 
foundation trenches and subgrade soils shall be pre-soaked with water. This pre-soaking 
operation shall be performed at least 12 hours in advance of concrete placement. The 
geotechnical engineer shall be contacted for specific recommendations. The structural engineer 
responsible for foundation design shall determine final design of foundation and reinforcing 
requirements. The soil engineer shall inspect all foundation excavations and piers.  

• GEO-MIT 3: Grading Operations. No excavations shall be done during a period of 
sustained precipitation. The placement of fill and control of any grading operations at the site 
shall be performed in accordance with approved geotechnical recommendations. All existing 
utility lines and subsurface structures, if any, must be removed prior to any grading at the site. 
The depressions left by the removal of any subsurface structures shall be cleaned of all debris, 
backfilled, and compacted with clean, native soil. All new utilities shall be undergrounded. All 
backfill must be clean, native soil that is engineered and conducted under the supervision of the 
geotechnical engineer. All organic surface materials and debris, including grass, shall be 
stripped prior to any other grading operations, and transported away from areas that are to 
receive structures or structural fills. These organically contaminated soils may be stockpiled for 
later use in the landscaping area only. After removing and stripping, the building pad shall be 
scarified by a machine to the depth of six inches and thoroughly cleaned of vegetation and 
other deleterious matter. After scarifying and cleaning, the native soil shall be re-compacted 
over the entire building pad and five feet beyond the perimeter of the building pad. All 
engineered fill or imported soil shall be placed in uniform horizontal lifts of not more than six 
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to eight inches in uncompacted thickness, and compacted. When fill material includes rocks, 
nesting of rocks will not be allowed, and all voids must be properly filled by compaction. 
Rocks larger than four inches in diameter shall not be used for the final two feet of the building 
pad. All imported soil must be approved by the geotechnical engineer prior to being brought to 
the site and shall have a plasticity index no greater than 12 and an R-Value greater than 25. 
All soil compaction shall be to not less than 90% relative compaction using the ASTM D1557-
91 test procedure. Before compaction of fill begins, the fill shall be brought to a water content 
that will permit proper compaction be either: 1) aerating the material if it is too wet, or 2) 
spraying the material with water if it is too dry. Each lift shall be thoroughly mixed before 
compaction to assure uniform distribution of the water content. Any vertical cuts deeper than 5 
feet must be properly shored, unless in an unengineered “fill” area where shoring will be 
required from the ground surface. The minimum cut slope for excavation to the desired 
elevation is one horizontal to one vertical. The cut slope should be increased to 2:1 if 
excavating is performed during the rainy season, or when soil is highly saturated with water. 

• GEO-MIT 4: Minimization of Grading. The applicant shall submit to the County 
Planning and Development Department all grading and drainage permit applications, including 
plans and geotechnical reports, to ensure that the adequate keying, benching, and subdrains are 
implemented. Large fills must be avoided and retaining walls constructed, as necessary. Cut 
slopes must be kept to a minimum and no steeper than 2:1 with a vertical height not exceeding 
8 feet. If steeper slopes are required, then retaining walls will be required. 

• GEO-MIT 5: Cut and Fill Slopes. Where any fill is to be placed on the natural slopes, 
a keyway with a minimum width of eight feet shall be excavated at the toe of the fill slope, and 
the bottom of the key shall slope a minimum of 2% into the hill. The key shall be excavated a 
minimum of 4 feet into the natural ground. The basekey shall be covered with a geotextile 
material on which a 6-inch thick layer of drain rock shall be placed at the heel of the key. A 
4-inch diameter perforated drain pipe shall be placed on this rock (i.e. perforations down). Two 
feet of drain rock shall be placed on top of the pipe. This pipe and drain rock shall then be 
wrapped with the geotextile fabric to protect the rock from being in contact with the native soil. 
The subdrain shall discharge onto an area that is protected from erosion. All subsequent fill 
shall then be placed in 8 inch lifts and properly compacted as indicated in the previous section 
above. As fill is placed, consecutive benches shall be cut into competent natural ground to 
allow for the fill to be placed and compacted on relatively horizontal surfaces. Our office shall 
inspect all excavations prior to the placement of fill. A pre-construction field meeting must be 
held with the contractor to review the field grading protocol. Cut and fill slopes should be 
limited to a ratio of two horizontal to one vertical (i.e., 2:1). The maximum vertical section 
shall not exceed eight feet. Surface water control measures shall be constructed at the top of 
slopes to prevent uncontrolled runoff. Overflow of water from the developed areas must be re-
directed away from the proposed improvements via drainage pipes, catch basins and other 
engineered systems. All storm water runoff shall be directed to appropriate out-fall points west 
(i.e. down slope) of the residence. Appropriate measures shall be implemented to minimize 
surface soil erosion. The surface of the slopes shall be compacted to provide a surface free of 
loose material. It is suggested that vegetation be planted on the graded surfaces after 
completion of the grading operation. However, in areas where rock outcrop is exposed or the 
depth to bedrock is shallow, cut slopes may be constructed between 1.75horzontal:1vertical 
(1.75h:1v) and 1.5horizontal:1vertical (1.5h:1v), depending on the soundness of the rock 
exposed. Where the existing gradients are steeper than 1.5h:1v and the slopes are stable, cut 
slopes may be constructed to match the existing slopes. To minimize the potential for erosion, 
slope surfaces shall be covered with erosion resistant plants. The plants shall be maintained 
until the roots have become firm. 
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• GEO-MIT 6: Retaining Walls. Any facilities that will retain a soil mass, such as 
retaining walls, shall be designed for a lateral earth pressure (active) equivalent to 75 pounds 
equivalent fluid pressure for horizontal backfill. If the retaining walls are restrained from free 
movement at both ends, they shall be designed for the earth pressure resulting for 85 pounds 
equivalent fluid pressure, to which shall be added surcharge loads. The structural engineer shall 
discuss the surcharge loads with the geotechnical engineer prior to designing the retaining 
walls. In designing for allowable resistive lateral earth pressure (passive) of 400 pounds, 
equivalent fluid pressure may be used with the resultant acting at the third point. The top foot 
of native soil shall be neglected for computation of passive resistance. A friction coefficient of 
0.3 shall be used for retaining wall design. This value may be increased by one third for short-
term seismic loads. The above values assume a drained condition and moisture content 
compatible with those encountered during our investigation. To promote proper drainage, a 
layer of at least 12-inches of gravel or drain rock shall be placed between the retaining wall and 
the retained material. Perforated pipes (perforations down) shall be included in the design to 
conduct excess water from behind the retaining structure. Suitable outfall locations for drainage 
shall be chosen to minimize future erosion. The County shall review and approve all retaining 
wall designs to evaluate the suitability of the drainage system. If retaining walls are proposed as 
part of an exterior wall of the structure, adequate water-proofing materials and sheeting shall be 
applied to the walls so that the interior of the walls remain free of moisture. 

• GEO-MIT 7: Drainage. Proper and adequate drainage (surface and subsurface) 
systems must be incorporated into the planned development. Runoff collected from roof drains 
and area drains as well as discharge from subdrains (when needed) must be released to 
appropriate locations away from the proposed building site and to appropriate drainage 
facilities located at the property. The final exterior grade adjacent to the proposed building 
should be such that the surface drainage will flow away from the structures. A 2% final soil 
grade slope must be incorporated into the site grading. The slope must be sufficient to remove 
all storm water from the foundations. Rainwater discharge at downspouts must be directed onto 
pavement sections, splash blocks, or other acceptable facilities which will prevent water from 
collecting in the soil adjacent to the foundations. Utility lines that cross under or through 
perimeter footings must be completely sealed to prevent moisture intrusion into the areas under 
the slab and/or footings. The utility trench backfill must be of impervious material and this 
material should be placed at least 4 feet on either side of the exterior footings. All drainage 
systems shall comply with the requirements of the San Fracisco Bay Regional Water Quality 
Control Board. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 28 

H.    GREENHOUSE GAS EMMISSIONS 
 IMPACT SOURCE 
 
 
WOULD THE PROJECT: 
 

Potentially 
Significant 

Impact 

Less Than 
Significant 

with Mitigation 
Incorporated 

Less Than 
Significant 

Impact 
No Impact 

 

a) Generate greenhouse gas emissions, either directly or 
indirectly, that may have a significant impact on the 
environment? 

    5, 29, 30 

b) Conflict with any applicable plan, policy or regulation of an 
agency adopted for the purpose of reducing the emissions 
of greenhouse gases? 

    5, 29, 30 

 
SETTING: 
 
The proposed project includes the construction and use of a single-family residence. The primary GHG 
emissions associated with development of a single-family home is carbon dioxide, which is directly 
generated by fuel combustion (primarily vehicle trips) and indirectly generated by use of electricity.  
 
VMT 
 
Senate Bill 743 (SB 743), which became effective September 2013, initiated reforms to the CEQA 
Guidelines to establish new criteria for determining the significance of transportation impacts that 
“promote the reduction of GHG emissions, the development of multimodal transportation networks, 
and a diversity of land uses.” Specifically, SB 743 directed the Governor’s Office of Planning and 
Research to update the CEQA Guidelines to replace automobile delay—as described solely by LOS or 
similar measures of vehicular capacity or traffic congestion—with VMT as the recommended metric 
for determining the significance of transportation impacts. The Office of Planning and Research has 
updated the CEQA Guidelines for this purpose by adding a new section 15064.3 to the Guidelines, 
which became effective statewide July 1, 2020. CEQA Guidelines section 15064.3, subdivision (b), 
establishes criteria for evaluating a project’s transportation impacts under CEQA. The lead agency has 
discretion to choose the most appropriate methodology to evaluate VMT. 

 

DISCUSSION: 
 
a & b) No Impact. – Due to the relatively small scale of the project (a single-family residence and 
related improvements) and compliance with existing County and State requirements listed below that 
will minimize greenhouse gas emissions, it is anticipated that the proposed project will not impact 
GHG emissions or emissions reduction plans.  
 
The single-family residence will have minimal greenhouse gas emission impacts and would involve 
GHG emissions through the operation of construction equipment and from worker/builder supply 
vehicles, which typically use fossil-based fuels to operate. Project excavation, grading, and 
construction would be temporary, occurring only over the construction period, and would not result in 
a permanent increase in operational GHG emissions. The single-family residence would consume 
electricity; however, the amount would be minimal, and therefore would not make a cumulatively 
considerable contribution to the effect of GHG emissions on the environment. The project is required 
to comply with the Cal Green, which applies mandatory green building requirements to the 
construction of new single-family dwellings. These measures include higher energy efficiency 
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standards and requirements to minimize water usage and the use of natural resources. Implementation 
of these measures will act to reduce potential greenhouse gas emissions from the proposed project.  
 
The Office of Planning and Research’s Technical Advisory on Evaluating Transportation Impacts in 
CEQA2 recommends a method for screening out small projects that would be presumed to have less-
than-significant VMT impacts. The method uses a daily trip rate as a screening level threshold based 
on the Class 1 and 3 Categorical Exemptions (Sections 15301 and 15303 of the CEQA Guidelines). 
For rural areas, this daily trip rate screening level would be 24.3 The projected vehicle trips for the 
proposed single-family residence is approximately 20 daily vehicle trips for single family residence, 
according to the Institute of Traffic Engineers Trip Generation Manual, 10th edition data (20 trips/day) 
for a single-family residential use.4 This would be below the screening level of 24. Similarly, 
emissions generated from construction and operation of the proposed single-family residence would be 
well below the BAAQMD’s screening size level of 56 dwelling units for operational and construction 
related GHG emissions as this project consists of one single-family residence. Therefore, the proposed 
project would not conflict with CEQA Guidelines Section 15064.3, subdivision (b). 
 
As such, the project would have no impact on greenhouse gas emissions, either directly or indirectly, 
that may have a significant impact on the environment, and would not conflict with any applicable 
plan, policy or regulation of an agency adopted for the purpose of reducing the emissions of 
greenhouse gases. 
 
 
MITIGATION: None required.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
2Office of Planning and Research. December 2018. Technical Advisory on Evaluating Transportation Impacts in CEQA. 
3According to OPR’s analysis, typical project types for which trip generation increases relatively linearly with building 
footprint (i.e., general office building, single tenant office building, office park, and business park) generate or attract an 
additional 110-124 trips per 10,000 square feet. Therefore, absent substantial evidence otherwise, it is reasonable to 
conclude that the addition of 110 or fewer trips could be considered not to lead to a significant impact. However, the 10,000 
square-foot limit examples in the Class 1 and 3 applies to urban areas. Outside of urban areas, the example limit is 2,500 
square feet, which would yield a trip rate of 24, which is the rate that would be considered not to lead to a significant VMT 
impact. 
4ITE Trip Generation, 10th Edition, 2018. 
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I. HAZARDS & HAZARDOUS MATERIALS 
 IMPACT SOURCE 
 
 
WOULD THE PROJECT: 
 

Potentially 
Significant 

Impact 

Less Than 
Significant 

with Mitigation 
Incorporated 

Less Than 
Significant 

Impact 
No Impact 

 
Source 

a) Create a significant hazard to the public or the environment 
through the routine transport, use, or disposal of hazardous 
materials? 

    1, 3, 4, 5 

b) Create a significant hazard to the public or the environment 
through reasonably foreseeable upset and accident 
conditions involving the release of hazardous materials into 
the environment? 

    2, 3, 5 

c)     Emit hazardous emissions or handle hazardous or acutely 
hazardous materials, substances, or waste within 1/4 mile of 
an existing or proposed school? 

    47 

d)    Be located on a site which is included on a list of hazardous 
materials sites compiled pursuant to Government Code 
Section 65962.5 and, as a result, would it create a 
significant hazard to the public or the environment? 

    48 

e) For a project located within an airport land use plan referral 
area or, where such a plan has not been adopted, within two 
miles of a public airport or public use airport, or in the vicinity 
of a private airstrip, would the project result in a safety 
hazard, or excessive noise for people residing or working in 
the project area? 

    3, 22a 

f) Impair implementation of or physically interfere with an 
adopted emergency response plan or emergency 
evacuation plan? 

    5, 49 

g) Expose people or structures either directly or indirectly to a 
significant risk of loss, injury or death involving wildland 
fires? 

    4, 17g 

 
SETTING: 
 
The proposed project is not located at or adjacent to any hazardous sites. The project site is not listed 
on the County of Santa Clara Hazardous Waste and Substance Sites List, and it is not located in the 
County Airport Land Use plan area. The project site is located in the Wildland Urban Interface Fire 
Area (WUI), State Responsibility Area (SRA), and the High Fire Hazard Severity Zone (HFSZ); 
however, the new maps generated by the Fire and Resource Assessment Program (FRAP) of the 
California Department of Forestry and Fire Protection (Cal Fire) show the property to be in the Very 
High Fire Hazard Severity Zone (VHFHSZ). These latest maps were published on September 29, 2023 
and are not yet adopted.  
 
DISCUSSION: 
 
a, b, c, d, e, & f) No Impact – The proposed project is residential and would not involve the use or 
transportation of any hazardous materials, and it is not located on a site designated as hazardous under 
Section 65962.5, as verified on EnviroStor, accessed on October 30, 2023.  
 
The project is located within a forested area and would not change the local roadway circulation 
pattern, access, or otherwise physically interfere with local emergency response plans. The access to 
the project site is from an existing public road and through a shared driveway. The development plans 
have been reviewed and conditionally approved by the County Fire Marshal’s Office.  



 31 

As the property is not within a ¼ mile of a school, its location outside of the County Airport Land Use 
plan area, and because it is not listed on the Hazardous Waste and Substance Sites List, the proposed 
project does not have an impact on emitting hazardous substances within a ¼ mile of a school, creating 
a significant hazard to the public or the environment due to its listing as a hazardous materials site, or 
create a safety hazard, or excessive noise for people residing or working in the project area due to its 
proximity to an airport.  
 
g) Less Than Significant with Mitigation Incorporated – The project is located within the WUI area 
and within a fire hazard severity zone (HFHSZ in current maps, VHFHSZ in the latest map). The 
proposed development has been reviewed and conditioned by the Santa Clara County Fire Marshal’s 
Office and Cal Fire. The project has access to Congress Springs Road (SR 9), which meets all the 
requirements of the State Minimum Fire Safe Regulations, via Sanborn Road. Sanborn Road is a 
County-maintained Road which does not meet all of the requirements of the State Minimum Fire Safe 
Regulations, but is largely compliant. The new residence is also required to meet all onsite 
requirements of the State Minimum Fire Safe Regulations, all WUI requirements within the California 
Building Code Chapter 7A, and create and maintain defensible space as outlined in the California 
Public Resources Code section 4291. Still, as discussed in Section T below, the location of the project 
in relation to wildfire hazard zones requires mitigations to reduce exposure of  people or structures 
either directly or indirectly to a significant risk of loss, injury or death involving wildland fires to a less 
than significant level. 
 
 
MITIGATION: Refer to WF-MIT1 through WF-MIT6. .  
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J.  HYDROLOGY AND WATER QUALITY 
 IMPACT SOURCE 

Would the project: 
 

Potentially 
Significant 

Impact 

 
Less Than 

Significant With 
Mitigation 

Incorporated 
 

Less Than 
Significant 

Impact 

 
 
 

No Impact 

 

a) Violate any water quality standards or waste discharge 
requirements or otherwise substantially degrade surface or 
ground water quality? 

    34, 35, 36, 
37, 38, 39                                    

b) Substantially decrease groundwater supplies or interfere 
substantially with groundwater recharge such that the 
project may impede sustainable groundwater management 
of the basin? 

    3, 4 

c) Substantially alter the existing drainage pattern of the site 
or area, including through the alteration of the course of a 
stream or river or through the addition of impervious 
surfaces, in a manner which would: 

    3, 17n 

i) Result in substantial erosion or siltation on- or off-site      3, 17p 
ii) Substantially increase the rate or amount of surface runoff 

in a manner which would result in flooding on- or offsite;  
    1, 3, 5, 36, 

21a 
iii) Create or contribute runoff water which would exceed the 

capacity of existing or planned stormwater drainage 
systems or provide substantial additional sources of 
polluted runoff; or  

    1, 3, 5 

iv) Impede or redirect flood flows?      3, 17p, 18b, 
18d 

d) In flood hazard, tsunami, or seiche zones, risk release of 
pollutants due to project inundation? 

    3, 18b, 18d 

e) Conflict with or obstruct implementation of a water quality 
control plan or sustainable groundwater management 
plan?  

    2, 3, 4, 17p  

 
SETTING: 
 
The proposed development is not located within a FEMA Flood Zone. The proposed development 
consists of new impervious surface of over 16,500 square feet as shown on the Preliminary Grading 
Plans prepared by Ackland International submitted on September 6, 2023, primarily due to the 
footprint of the proposed residence, driveway improvements, and pad for the water tanks. The property 
is accessed via a bridge over Sanborn Creek and contains an unnamed tributary of that Creek, both of 
which are tributaries of Saratoga Creek. The project will sit uphill of both of these creeks, as well as 
two neighboring properties which the common driveway passes through. The subject property is within 
the San Francisco Bay Watershed, which is regulated by the San Francisco Bay Regional Water 
Quality Control Board.  
 
The domestic and emergency water for fire suppression will be provided by a new onsite well located 
west of the development area and four (4) new 5,000-gallon water tanks that are proposed as part of 
the project.  
 
DISCUSSION: 
 
c (iv), d & e) No Impact – The proposed project is not in a flood zone and does not include the use of 
pollutants or hazardous materials. Therefore, it is unlikely that pollutants from construction would be 
released due to flooding. The project will not have any impact to hazardous materials or conflict or 
obstruct implementation of a water quality control plan or sustainable groundwater management plan. 
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The project is subject to the flood control mitigations which are incorporated and designed in 
conformance with the County of Santa Clara Stormwater Management Guidance Manual and the Santa 
Clara Valley Urban Runoff Pollution Prevention Program, as well as standards set by the San 
Francisco Regional Water Quality Control Board.  
 
 
b) Less Than Significant Impact – The project does require an on-site wastewater treatment system 
(OWTS) which consists of a leach field and a septic tank. The OWTS and associated improvements 
have been reviewed and approved by the Department of Environmental Health ensuring that the 
proposed OWTS is designed and sized to meet all applicable water quality standards, soil 
requirements, and groundwater standards based on the County of Santa Clara On-Site Systems 
Manual.  
 
a, c (i-iii)) Less Than Significant with Mitigation Incorporated – The project will be required to 
avoid direct impacts to watercourses (refer to BIO-MIT 1). The applicant will be required to submit 
grading plans with their permit applications which include an erosion and sediment control plan which 
will protect surface and ground water quality and mitigate any impacts from water runoff created by 
the project (HWC-MIT 1). 
 
 
MITIGATION: 
 

• HWC-MIT 1: Drainage. The applicant will be required to submit grading plans with 
their permit applications which include an erosion and sediment control plan that outlines 
seasonally appropriate erosion and sediment controls during the construction period. These 
plans must include the County’s Standard Best Management Practice Plan Sheets BMP-1 and 
BMP-2, a drainage analysis prepared by a licensed civil engineer in accordance with criteria as 
designated in the 2007 County Drainage Manual (see Section 6.3.3 and Appendix L for design 
requirements). The on-site drainage must be controlled in such a manner as to not increase the 
downstream peak flow for the 10-year and 100-year storm event or cause a hazard or public 
nuisance. One of the following site design measures must be utilized in the project design: (a) 
direct hardscape and/or roof runoff onto vegetated areas, (b) collect roof runoff in cisterns or 
rain barrels for reuse, or (c) construct hardscape (driveway, walkways, patios, etc.) with 
permeable surfaces. Though only one site design measure is required, it is encouraged to 
include multiple site design measures in the project design.  Additionally, the project will be 
conditioned to require drainage improvements to ensure that the storm drainage flowing down 
the inboard side of the shared access road is conveyed across, and not down, the Lands of 
Tengan driveway (APN: 517-37-002). 

• HWC-MIT 2: Creek Protection. To avoid potential erosion material from impacting 
the creek downslope from the building sites and driveways, construction is prohibited during 
the wet season. Ground disturbing activities shall be limited to the dry season (April to 
October). 
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K.  LAND USE  
 IMPACT SOURCE 

WOULD THE PROJECT: 
Potentially 
Significant 

Impact 

 
Less Than 
Significant  

With Mitigation 
Incorporated 

 

Less Than 
Significant 

Impact 

 
 
 

No Impact 

 

a) Physically divide an established community?      2, 4 
b) Cause a significant environmental impact due to a conflict 

with any land use plan, policy, or regulation adopted for the 
purpose of avoiding or mitigating an environmental effect? 

    8a, 9, 18a  

 
SETTING: 
 
The subject property is 4 acres in size and is characterized as an irregular-shaped lot east of Sanborn 
Road between Congress Springs Road (California Highway 9) and Ambrose Road (a mostly 
unimproved road through Sanborn County Park). Immediately adjacent to the parcel are steep and 
forested lands, some of which contain single-family residences and others which are designated for 
recreational uses. The subject property is located in an area with a General Plan designation of 
Hillsides which is in this instance are designated as forest land. The County’s General Plan for 
Hillsides is to preserve mountainous lands and foothills unsuitable and/or unplanned for urban 
development in a largely natural state for natural resources or open space uses in order to support and 
enhance rural character, protect and promote wise management of natural resources, avoid risks 
associated with natural hazards, and protect the quality of reservoir watersheds critical to the region’s 
water supply. Allowable uses include agriculture and grazing, mineral extraction, parks and low-
density recreational uses and facilities, land in its natural state, wildlife refuges, very low-density 
residential development, and commercial, industrial, or institutional uses which require remote, rural 
settings and support the study or appreciation of the natural environment.  
 
DISCUSSION: 
 
a & b) No Impact – The proposed development is approximately 160 feet from the nearest residence 
and the majority of the area is steeply forested land with low-density residential development or 
recreational uses. While there are residential communities along Sanborn Road and nearby Bohlman 
Road, this project due to its scale and location at the end of Sanborn Road will not physically divide an 
established community. Allowable uses for this General Plan designation include “very low density 
residential development.” While the standard within the General Plan is one dwelling unit per 160 
acres, that is applicable to new parcel creation. This four-acre parcel was created prior to the 1995 
(current) General Plan adoption. 
 
 
The proposed project will not disrupt any existing resource conservation or recreational uses or 
operations. The project proposes very low density residential development, an allowed use under the 
General Plan in this area; reduces the amount of grading by siting the project as close to the public 
road as possible while avoiding the creeks and steepest portions of the lot; and complies with the 
County Zoning Ordinance except regarding setbacks, for which the applicants have requested a 
Variance which will allow for the minimization of grading and environmental impacts. As such, the 
project will not cause a significant environmental impact due to a conflict with any land use plan, 
policy, or regulation adopted for the purpose of avoiding or mitigating an environmental effect. 
 
MITIGATION: None required.  
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L.  MINERAL RESOURCES  
 IMPACT SOURCE 

WOULD THE PROJECT: 
Potentially 
Significant 

Impact 

 
Less Than 
Significant  

With Mitigation 
Incorporated 

 

Less Than 
Significant 

Impact 

 
 
 

No Impact 

 

a) Result in the loss of availability of a known mineral resource 
that would be of value to the region and the residents of the 
state?  

    1, 2, 3, 6, 
8a, 44, 45 

b) Result in the loss of availability of a locally-important mineral 
resource recovery site delineated on a local general plan, 
specific plan or other land use plan? 

    1, 2, 3, 6, 
8a 

 
SETTING: 
 
The project consists of a single-family residence and does not include utilizing the subject property for 
mining. No known valuable mineral resources are located on the subject property, which are delineated 
on a local general plan, specific plan, or other land use plan.  
 
DISCUSSION: 
 
a & b) No Impact – Due to the project’s use of the property as a single-family residence, and the lack 
of known valuable mineral resources within the proposed development, the project will not result in 
the loss of availability of a known mineral resource that would be of value to the region and the 
residents of the state, or result in the loss of availability of a locally-important mineral resource 
recovery site delineated on a local general plan, specific plan or other land use plan. 
 
 
MITIGATION: None required.  
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M.  NOISE 
 IMPACT SOURCE 

WOULD THE PROJECT: 
Potentially 
Significant 

Impact 

 
Less Than 
Significant  

With Mitigation 
Incorporated 

 

Less Than 
Significant 

Impact 

 
 
 

No Impact 

 

a) Generation of a substantial temporary or permanent increase in 
ambient noise levels in the vicinity of the project in excess of 
standards established in the local general plan or noise 
ordinance, or applicable standards of other agencies? 

    8a, 13, 22a, 
49  

b) Generation of excessive groundborne vibration or groundborne 
noise levels? 

    13, 49 

c) For a project located within the vicinity of a private airstrip or an 
airport land use plan referral area or, where such a plan has not 
been adopted, within two miles of a public airport, public use 
airport, or private airstrip, would the project expose people 
residing or working in the project area to excessive noise levels? 

    1, 5, 22a 

 
SETTING: 
 
Local ambient noise comes from the nearby residences, recreational activities, and traffic noise from 
Sanborn Road. The project is not located in an airport land use plan referral area. The County General 
Plan Noise Element measures noise levels in Day-Night Average Sound Level (DNL), a 24-hour time 
weighted average, as recommended by the Environmental Protection Agency (EPA) for community 
noise planning. Noise Compatibility Standards for exterior noise specify three (3) classifications of 
compatibility between ambient noise levels at the site and various land uses: satisfactory, cautionary, 
and critical. According to the Noise Element Noise Compatibility Standards for Land Use in Santa 
Clara County, the satisfactory exterior noise compatibility standard for residential land uses is 55 dB 
(Ldn value in dBs).  
 
County Noise Ordinance restricts exterior noise limits, for a cumulative period not to exceed more than 
30 minutes in any hour, for one- and two- family residential land uses at 45 dBA between 10:00 p.m. 
to 7:00 a.m., and 55 dBA between 7:00 a.m. to 10:00 p.m. In addition, specifically prohibited acts 
include amplified sound, such as musical instruments, radios, and loudspeakers, between 10:00 p.m. to 
7:00 a.m., or construction activity during weekdays and Saturday hours from 7:00 p.m. to 7:00 a.m., or 
at any time on Sundays or holidays.  
 
 
DISCUSSION: 
 
c) No Impact – The property is not located within the vicinity of a private airstrip or an airport land 
use plan referral area or within two miles of a public airport so there would not be an impact.  
 
a, b) Less Than Significant Impact – Construction of the proposed single-family residence will 
temporarily elevate noise levels in the immediate project area from the use of construction equipment. 
Construction noise could have an impact on the nearest sensitive receptors (residential uses). Noise 
impacts on the residential uses near the project site would be minimal and temporary, as they are 
located over 100 feet away from the subject property. 
 
The County General Plan Noise Element measures noise levels in Day-Night Average Sound Level 
(DNL), a 24-hour time weighted average, as recommended by the Environmental Protection Agency 
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(EPA) for community noise planning. Noise Compatibility Standards for exterior noise specify three 
(3) classifications of compatibility between ambient noise levels at the site and various land uses: 
satisfactory, cautionary, and critical. According to the Noise Element Noise Compatibility Standards 
for Land Use in Santa Clara County, the satisfactory exterior noise compatibility standard for 
residential land uses is 55 dB (Ldn value in dBs).  
 
The County Noise Ordinance restricts exterior noise levels, for a cumulative period not to exceed more 
than 30 minutes in any hour, for one- and two- family residential land uses to 45 dBA between 10:00 
p.m. to 7:00 a.m., and 55 dBA between 7:00 a.m. to 10:00 p.m. In addition, specifically prohibited acts 
include amplified sound, such as musical instruments, radios, and loudspeakers, between 10:00 p.m. to 
7:00 a.m., as well as construction activity during weekdays and Saturdays from 7:00 p.m. to 7:00 a.m., 
or at any time on Sundays or holidays. 
 
Additionally, the project is required to conform to the County Noise Ordinance at all times during 
construction.  Construction noise (including noise generated by truck traffic to and from the project 
site) is regulated by time-of-work restrictions and decibel maximum specified in the County Noise 
Ordinance. The project construction would include site clearing, grading, and excavation that may 
include a level of 80 dBA from the loudest equipment to receptors that are 80 feet away per a recent 
noise study conducted for residential construction at Stanford University5. The nearest single-family 
residence to the project site is located approximately 160 feet away, double the distance noted in the 
referenced study.  
 
As sound (noise) propagates from the source to the receptor, the attenuation the manner of noise 
reduction over distance depends on such factors as acoustical energy diminishing over distance (energy 
spreading), surface characteristics, atmospheric conditions, and the presence of physical barriers. 
Energy spreading describes the attenuation attributable to the pattern in which sound travels from the 
source to the receptor, which in this case would be the neighboring single-family home. Sound travels 
uniformly outward from a point source (e.g., construction equipment) in a spherical pattern with an 
attenuation rate, generally, of 6 dBA per doubling of distance (dBA/DD). In other words, sound 
decreases by 6 dBA each time the distance between the noise source and the receptor is doubled. As 
such, based on sound attenuation where sound dissipates by 6 dBA for doubling of distance from a 
point source of sound production and the known noise level (sound pressure level) for residential 
construction of 80 dBA at 80 feet along with the subject project having a distance of 160 feet (double 
the distance) to the nearest single family residence, the equipment noise during construction would be 
74 dBA at 160 feet, which less than the County Noise Ordinance Requirements of 75 dBA in single 
and two-family dwelling residential areas.6 Thus, it is anticipated that short-term noise resulting from 
the grading and demolition/construction would not have a significant impact on neighboring property 
owners.  
 
Ground vibrations and ground noise may occur in order to complete the necessary construction work, 
such as excavation and paving of the driveway and fire truck turnaround and erection of the single-
family residence, but are not projected to be in excess of the County Noise Ordinance.  Additionally, 
the construction work related to the project could include a small bulldozer which would create a 

 
5 AECOM, October 2021, 231 Grant Education Workforce Housing Draft EIR, page 3-169, table 3.12-6, https://ffd.sccgov.org/capital-projects-
planning-and-design/231-grant-educator-workforce-housing.  
6 AECOM, October 2021, 231 Grant Education Workforce Housing Draft EIR, page 3-154, https://ffd.sccgov.org/capital-projects-planning-and-
design/231-grant-educator-workforce-housing.  
 
 

https://ffd.sccgov.org/capital-projects-planning-and-design/231-grant-educator-workforce-housing
https://ffd.sccgov.org/capital-projects-planning-and-design/231-grant-educator-workforce-housing
https://ffd.sccgov.org/capital-projects-planning-and-design/231-grant-educator-workforce-housing
https://ffd.sccgov.org/capital-projects-planning-and-design/231-grant-educator-workforce-housing
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vibration level of 58 VdB for receptors 25 feet away7. This is less than the threshold for human 
annoyance which is 72Vdb for residential uses8. The proposed use, a single-family residence, is not 
anticipated to generate groundborne vibration or noise once construction is complete.  
 
The project contains a minimal amount of grading. Ground vibrations and ground noise may occur but 
are not projected to be significant for the project. As such, the proposed project would have a less than 
significant impact. 
 
 
 
MITIGATION: None required.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
7 AECOM, October 2021, 231 Grant Education Workforce Housing Draft EIR, page 3-177, table 3.12-11, https://ffd.sccgov.org/capital-projects-
planning-and-design/231-grant-educator-workforce-housing. 
8 AECOM, October 2021, 231 Grant Education Workforce Housing Draft EIR, page 3-177, https://ffd.sccgov.org/capital-projects-planning-and-
design/231-grant-educator-workforce-housing. 

https://ffd.sccgov.org/capital-projects-planning-and-design/231-grant-educator-workforce-housing
https://ffd.sccgov.org/capital-projects-planning-and-design/231-grant-educator-workforce-housing
https://ffd.sccgov.org/capital-projects-planning-and-design/231-grant-educator-workforce-housing
https://ffd.sccgov.org/capital-projects-planning-and-design/231-grant-educator-workforce-housing
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N.  POPULATION AND HOUSING 
 IMPACT SOURCE 

WOULD THE PROJECT: 
Potentially 
Significant 

Impact 

 
Less Than 

Significant With 
Mitigation 

Incorporated 
 

Less Than 
Significant 

Impact 

 
 

No Impact 

 

a) Induce substantial unplanned population growth in an area, 
either directly (for example, by proposing new homes and 
businesses) or indirectly (for example, through extension of 
roads or other infrastructure)? 

    1, 3, 4 

b) Displace substantial numbers of existing housing or people, 
necessitating the construction of replacement housing 
elsewhere? 

    1, 2, 3, 4 

 
SETTING: 
 
The proposed project includes the development of a single-family residence on parcel that is 4 acres in 
size and is characterized as a steeply-sloped, heavily-wooded property east of Sanborn Creek and north 
of Sanborn County Park. The area surrounded the project site consists of heavily-wooded parcels 
which include single-family homes and open space, which are all within unincorporated Santa Clara 
County.  
 
DISCUSSION: 
 
a & b) No Impact – Under the County of Santa Clara’s General Plan and Housing Element, the 
population within the Hillsides (HS) district have already been planned and accounted. The County’s 
Zoning Ordinance allows the construction of a single-family residence ‘by-right’ in the HS zone. 
Sanborn Road is a County-maintained road that is already built. The construction of the single-family 
residence will require the improvement and extension of a common driveway, which already serves 
two other properties which share the easement, so would not directly or indirectly contribute to 
additional development. Additionally, no commercial, industrial, or institutional uses are proposed. 
The proposed project includes an on-site well and will require an on-site wastewater treatment system 
(OWTS) which consists of a leach field and a septic tank. There are no other adjacent or nearby parcels 
that would be able to access the existing on-site well (unless by consent by the owner) and create an 
increase in population growth. The parcel is surrounded by single-family residences and recreational 
uses. As such, the project will not displace substantial numbers of existing housing or people, nor 
necessitate the construction of replacement housing elsewhere. 
 
 
MITIGATION: None required.  
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O.  PUBLIC SERVICES  
 IMPACT SOURCE 

WOULD THE PROJECT: 
Potentially 
Significant 

Impact 

 
Less Than 

Significant With 
Mitigation 

Incorporated 
 

Less Than 
Significant 

Impact 

 
 
 

No Impact 

 

a) Result in substantial adverse physical impacts associated 
with the provision of new or physically altered governmental 
facilities, need for new or physically altered governmental 
facilities, the construction of which could cause significant 
environmental impacts, in order to maintain acceptable 
service ratios, response times or other performance 
objectives for any of the following public services:  

     

i) Fire Protection?     1, 3, 5 
ii) Police Protection?      1, 3, 5 
iii) School facilities?     1, 3, 5 
iv) Parks?     1, 3, 5, 

17h 
v) Other public facilities?      1, 3, 5 

 
SETTING: 
 
The project is in the State Response Area (SRA) with the California Department of Forestry and Fire 
Protection (Cal Fire) as first responders for fire protection. The property is located within a high fire 
hazard severity zone (redesignated as very high in the 2023 maps). Emergency calls would go to the 
Santa Clara County Sheriff’s Office communications. The property has an on-site well for domestic 
water and water tanks for domestic water, fire sprinklers, and hydrant. The project includes the 
creation of a fire truck turnaround which meets County and State requirements. 
 
DISCUSSION: 
 
a) No Impact – The proposed project includes a single-family residence, and no commercial, 
industrial, or institutional uses are proposed. The proposed single-family residence has a minimal 
increase in the overall neighborhood population and would not increase the need for additional fire or 
police protection to the area. Other public services, such as those provided by schools or parks, would 
not be impacted. 
 
 
MITIGATION: None required.  
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P.  RECREATION 

 IMPACT SOURCE 

WOULD THE PROJECT: 
Potentially 
Significant 

Impact 

 
Less Than 
Significant  

With 
Mitigation 

Incorporated 
 

Less Than 
Significant 

Impact 

 
 
 

No Impact 

 

a) Increase the use of existing neighborhood and regional parks or 
other recreational facilities such that substantial physical 
deterioration of the facility would occur or be accelerated? 

    1, 2, 4, 5, 
17h 

b) Include recreational facilities or require the construction or 
expansion of recreational facilities which might have an adverse 
physical effect on the environment? 

    1, 3, 4, 5 

 
SETTING: 
 
The project, a single-family residence, is low-density and does not include the use of the project area 
for recreational purposes.  
 
DISCUSSION: 
 
a & b) No Impact – The proposed project is for a new single-family residence and will not result in an 
impact to existing parks or recreational facilities due to the minimal increase in population to the 
neighborhood. As such, the project would not cause a substantial physical deterioration of existing 
recreational facilities.  
 
Additionally, the proposed single-family residence does not include any recreational uses or structures, 
nor does the addition of a new single-family residence require an expansion to existing recreational 
facilities. As such, the project does not have an impact on recreation. 
 
 
MITIGATION: None required.  
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Q.  TRANSPORTATION 
 IMPACT SOURCE 

WOULD THE PROJECT: 
Potentially 
Significant 

Impact 

 
Less Than 
Significant  

With 
Mitigation 

Incorporated 
 

Less Than 
Significant 

Impact 

 
 
 

No 
Impact 

 

a) Conflict with a program, plan, ordinance or policy addressing the 
circulation system, including transit, roadway, bicycle and 
pedestrian facilities?  

    1, 4, 5, 6, 
7, 50  

b) Conflict or be inconsistent with CEQA Guidelines Section 
15064.3, subdivision (b)?9 

    6, 50, 51, 
53 

c) Substantially increase hazards due to a geometric design feature 
(e.g., sharp curves or dangerous intersections) or incompatible 
uses (e.g., farm equipment)? 

    3, 5, 6, 7, 
53 

d) Result in inadequate emergency access?     1, 3, 5, 
48, 50, 
51, 53 

 
SETTING: 
 
The proposed single-family residence would take access from Sanborn Road (a County-maintained 
road) through adjacent parcels via a shared driveway located in an access easement. Access to the 
single-family residence will utilize an 18-foot-wide asphalt driveway that includes a fire truck turn 
around.  
 
DISCUSSION: 
 
a, b, c, & d) No Impact – The proposed project will generate approximately 20 daily vehicle trips, 
according to the Institute of Traffic Engineers Trip Generation, 10th edition data (20 trips/day). 
According to the Santa Clara Valley Transportation Authority Transportation Impact Analysis 
Guidelines, a transportation impact analysis is not required to be performed for projects that would 
generate fewer than 100 net new weekday (AM or PM peak hour) or weekend peak hour trips, 
including both inbound and outbound trips. Additionally, the project was reviewed and conditionally 
approved by the County Fire Marshal’s Office and Cal Fire to ensure adequate fire safety access is 
proposed. Therefore, the project will not generate substantial new traffic, impair existing transportation 
facilities, or result in inadequate emergency access. Construction activities for the proposed structures 
would involve a small number of vehicle trips related to delivery of materials and workers commuting 
to the site. Because the number of trips would be temporary and small in number, and road use in the 
vicinity is relatively light, the proposed project would not have impacts on traffic and circulation. 
Onsite parking for the proposed single-family residence is in conformance with the County parking 
requirements. 
 
 
MITIGATION: None required.  
 
 
 
 
 

 
9 The provisions of this section shall apply prospectively as described in section 15007.  
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R.  TRIBAL CULTURAL RESOURCES  
 IMPACT SOURCE 

WOULD THE PROJECT: 
Potentially 
Significant 

Impact 

 
Less Than 
Significant  

With 
Mitigation 

Incorporated 
 

Less Than 
Significant 

Impact 

 
 
 

No Impact 

 

a) Cause a substantial adverse change in the significance of a tribal 
cultural resource, defined in Public Resources Code section 
21074 as either a site, feature, place, cultural landscape that is 
geographically defined in terms of the size and scope of the 
landscape, sacred place, or object with cultural value to a 
California Native American tribe, and that is: 

     

i. Listed or eligible for listing in the California Register of 
Historical Resources, or in a local register of historical 
resources as defined in Public Resources Code section 
5020.1(k), or 

ii. A resource determined by the lead agency, in its discretion 
and supported by substantial evidence, to be significant 
pursuant to criteria set forth in subdivision (c) of Public 
Resources Code Section 5024.1. In applying the criteria set 
forth in subdivision (c) of Public Resource Code Section 
5024.1, the lead agency shall consider the significance of the 
resource to a California Native American tribe. 

 
 
 
 
 
 
 
 
 

 
 

 
 
 
 
 
 
 
 
 

 
 

 
 
 
 
 
 
 
 
 

 
 

 
 
 
 
 
 
 
 
 

 
 

41, 42  
 
 
 
 
 
 
 
 
41, 42, 
52 

 
SETTING: 
 
This property is located within the ethnohistoric Partacsi and Somontac Ohlone Tribal territory, based 
on a review of reports by Anthropological demographer and ethnohistorian Randall Milliken, who 
reconstructed the general location of aboriginal Costanoan/Ohlone-speaking tribes within the greater 
San Francisco Monterey Bay regions. For the area within the vicinity of Castle Rock State Park and the 
subject property, Milliken suggests that one of the villages of the tribe that held this region was 
identified as Partacsi in the Mission Santa Cruz records, and another tribe is the Somontac who 
occupied the greater Los Gatos region. 
 
This property was covered by an archaeological study (#2785) conducted by Archaeological Resource 
Management in 2003 that covered approximately 100% of the site. The study identified no evidence of 
cultural resources, and the California Historical Resources Information System, Northwest Information 
Center located at Sonoma State University has determined that the project has a low possibility of 
containing unrecorded archaeological sites, and that no further study of archaeological resources is 
recommended. The County also received correspondence from the Muwekma Ohlone Indian Tribe of 
the San Francisco Bay Region on June 22, 2023. The Tribe did not have any specific evidence of 
cultural resources on this specific site, but noted that there have been tribal human remains discovered 
within a 3.3 mile-radius, and that while the records of their ancestors’ settlements and trade routes are 
incomplete, the Muwekma Ohlone Indian Tribe suspect that their ancestors utilized places in proximity 
to freshwater drainage. They have requested notification and participation in any mitigation or 
recovery program on site should any evidence of their ancestral heritage cemetery or village sites be 
impacted by this project. 
 
DISCUSSION: 
 
a) Less Than Significant with Mitigation Incorporated. – The responding Native American tribe, 
the Muwekma Ohlone Indian Tribe of the San Francisco Bay Area Region, requesting tribal 
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consultation per Public Resources Code Section 21080.3.1(b) regarding the potential for a Native 
American tribal cultural resource located on or near the project site has no knowledge of tribal 
resources on this site, the NAHC Sacred Lands File does not contain any information of tribal 
resources on this site, and the site-specific archaeological report determined that the project would not 
have any impacts on tribal resources. 
 
However, there have been tribal human remains of the Muwekma Ohlone Indian Tribe discovered 
within a 3.3-mile radius, and while the records of their ancestors’ settlements and trade routes are 
incomplete, they suspect that their ancestors utilized places in proximity to freshwater drainage. Due to 
the specific context of the project site and extent of the earthmoving activities necessitated by the 
proposed project, they have requested notification and participation in any mitigation or recovery 
program on site should any evidence of their ancestral heritage cemetery or village sites be impacted 
by this project. The Tribe has recommended that all subsurface excavations, and related construction 
activities within the subject project area be monitored by qualified archaeologists and a Muwekma 
Ohlone Tribal monitor during various stages of demolition, tree removal, and subsurface utilities 
excavations. 
 
MITIGATION: 
 

• TRC-MIT 1: Protection of Tribal Cultural Resources.  
A. Prior to the start of earthmoving activities, the applicant shall implement a worker 

archeological awareness training for all construction personnel involved with excavation 
activities. The training shall include informing workers regarding the possibility of 
encountering buried cultural resources (including tribal cultural resources), the appearance 
and types of resources likely to be seen during construction, and proper notification 
procedures to be followed should resources be encountered. 
 

B. During all ground disturbing activities (excavation, grading, utility trenching, and tree 
removal that occurs in previously undisturbed soil), the applicant shall retain a qualified 
archeologist and tribal cultural resources monitor to undertake construction monitoring at 
the project site. The tribal cultural resources monitor shall be a representative of the 
Muwekma Ohlone Indian Tribe who will be given at least 5 days’ notice prior to the start of 
ground disturbing activities. If, in the event the Muwekma Ohlone Indian Tribe is given 
such notice and cannot provide the required monitor in a manner mutually agreeable to the 
Tribe and the applicant, the applicant may retain an alternative tribal cultural resources 
monitor. The frequency of monitoring shall be determined based on the rate of excavation 
and grading activities, the materials being excavated, the depth and location of excavation, 
and, if found, the abundance and type of archaeological resources encountered. If the tribal 
cultural resources monitor determines that there is limited potential for encountering 
cultural resources (e.g., if remaining ground disturbing activities would only occur in areas 
and depths that were previously disturbed by Project construction), monitoring may be 
reduced or curtailed. 
 

C. In the event that tribal cultural resources are encountered during project construction, all 
activity within a 50-foot radius of the find shall be stopped, the applicant and the County’s 
Project Manager shall be notified, and a qualified archaeologist shall examine the find. 
Project personnel shall not collect or move any cultural material. The archaeologist, in 
collaboration with the tribal cultural resources monitor, shall evaluate the find(s) to 
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determine if it meets the definition of a tribal cultural resource and follow the further 
procedures outlined below: 

 
i. If the find(s) is potentially a tribal cultural resource, then tribal representatives 

of the Muwekma Ohlone Indian Tribe shall be consulted. If, after consultation 
with the Muwekma Ohlone Indian Tribe, it is determined that the find(s) is a 
tribal cultural resource, then the find(s) shall be avoided by Project activities. If 
avoidance is not feasible, as determined by the County, the qualified 
archaeologist, in collaboration with Muwekma Ohlone Indian Tribal 
representative, shall make appropriate recommendations regarding the treatment 
and disposition of such finds, and significant impacts to such resources shall be 
mitigated in accordance with the recommendations of the archaeologist, and 
reasonably agreed upon by the Muwekma Ohlone Indian Tribe, prior to 
resuming construction activities within the 50-foot radius. 
 

ii. If the find(s) are human remains or grave goods, the requirements of Public 
Resources Code Section 5097.98 and County Ordinance Code Sections B6-18 
through B6-20 shall be followed. 

 
Recommendations for treatment and disposition of finds could include, but are not limited to, 
the collection, recordation, and analysis of any significant cultural materials, or the turning over 
of tribal cultural resources to tribal representatives for appropriate treatment. A report of 
findings documenting any data recovery shall be submitted to Northwest Information Center 
(NWIC). A redacted report of findings shall be submitted to the County Director of Planning 
and Development. 
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S.  UTILITIES AND SERVICE SYSTEMS 

 IMPACT SOURCE 

WOULD THE PROJECT: 
Potentially 
Significant 

Impact 

 
Less Than 
Significant  

With 
Mitigation 

Incorporated 
 

Less Than 
Significant 

Impact 

 
 
 

No Impact 

 

a)   Require or result in the relocation or construction of new or 
expanded water, wastewater treatment or storm water drainage, 
electric power, natural gas, or 

       telecommunications facilities, the construction or relocation of 
which could cause significant environmental effects? 

    3, 6 ,7 

b) Have sufficient water supplies available to serve the project and 
reasonably foreseeable future development during normal, dry 
and multiple dry years? 

    1, 3, 6, 
24b 

c) Result in a determination by the wastewater treatment provider 
which serves or may serve the project that it has inadequate 
capacity to serve the project’s projected demand in addition to 
the provider’s existing commitments? 

    1, 3, 6, 7, 
39  

d) Generate solid waste in excess of State or local standards, or in 
excess of the capacity of local infrastructure, or otherwise impair 
the attainment of solid waste reduction goals? 

    1, 3, 5, 6 

e) Be in non-compliance with federal, state, and local management 
and reduction statutes and regulations related to solid waste? 

    3, 5, 6 

        

 
SETTING: 
 
The area surrounding the project has electrical utility services provided by PG&E, however, potable 
water and wastewater treatment are provided via on-site private wells and septic systems on individual 
parcels. The proposed project includes a proposed on-site well, four 5,000-gallon water tanks, a 
proposed leach field, and a septic tank.  
 
DISCUSSION: 
 
a, b, c, d, & e) No Impact – The surrounding area of the project site is within the PG&E service area 
and the project would be served by PG&E electrical utility service via an underground extension of 
electrical service lines to the project site. The project will be provided water via a new onsite well and 
wastewater will be treated by a new onsite wastewater treatment system (OWTS) consisting of a new 
subterranean piping that connect to a leach field and septic tank. Drinking water and water used for fire 
suppression will be stored in the four 5,000-gallon water tanks on site. The proposal for the new well, 
water tanks, and OWTS was reviewed, approved, and conditioned by the Department of 
Environmental Health to confirm that the septic system is adequate and sufficient to serve the 
residential use of the project. The proposed onsite well and septic system are sufficient to serve the 
project, and as proposed, there is no impact to items b and c listed above.  
 
As a standard condition of approval for all projects within the County of Santa Clara, property owners 
are to provide proof of garbage service at the time of final occupancy sign-off. Garbage service in the 
unincorporated areas of Santa Clara County is mandatory. As such, there is no impact to item d and e 
listed above. 
 
 
MITIGATION: None required.  
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T.  WILDFIRE 

 IMPACT SOURCE 

If located in or near state responsibility areas or lands classified 
as very high fire hazard severity zones, would the project: 

Potentially 
Significant 

Impact 

 
Less Than 
Significant  

With 
Mitigation 

Incorporated 
 

Less Than 
Significant 

Impact 

 
 
 

No Impact 

 

a) Substantially impair an adopted emergency response plan or 
emergency evacuation plan? 

    1, 2, 4, 5, 
17h, 48, 
53, 54 

b) Due to slope, prevailing winds, and other factors, exacerbate 
wildfire risks, and thereby expose project occupants to, pollutant 
concentrations from a wildfire or the uncontrolled spread of a 
wildfire?    

    1, 2, 3, 6, 
8a, 53, 
54 

c) Require the installation or maintenance of associated 
infrastructure (such as roads, fuel breaks, emergency water 
sources, power lines or other utilities) that may exacerbate fire 
risk or that may result in temporary or ongoing impacts to the 
environment? 

    1, 2, 4, 5, 
17h, 53, 
54 

d) Expose people or structures to significant risks, including 
downslope or downstream flooding or landslides, as a result of 
runoff, post-fire slope instability, or drainage changes? 

    1, 3, 4, 5, 
53, 54 

 
SETTING: 
 
The parcel proposed for development is a steeply sloped, forested area of the Santa Cruz Mountains 
that is within the Hillsides zoning district. The parcel has an elevation roughly ranging from 1450 feet 
to 1800 feet. The property is located within a Wild Urban Interface (WUI) fire protection area. The 
area of the proposed development is steeply sloped, with an average slope of approximately 68.8 
percent (68.8%). The project sits above two creeks which are part of the Saratoga Creek watershed and 
two single-family residences located closer to Sanborn Road. The property is within the State 
Responsibility Area and designated by the California Department of Forestry and Fire Protection (Cal 
Fire) Fire and Resource Assessment Program (FRAP) as a High Fire Hazard Severity Zone, with the 
updated 2023 maps redesignating the property as Very High Fire Hazard Severity Zone. According to 
the November 7, 2022, Tukman Geospatial report on Santa Clara, Santa Cruz, and San Mateo County 
Wildfire Risk to Structures and Classified Wildfire Hazard Maps for Fire Prevention Planning, the 
property is located in the highest fire risk area, with an existing density of 1 structure for every 2.5 to 
10 acres. The property is accessed via a common driveway through a shared access easement, which 
begins at the terminus of Sanborn Road (a County-maintained road) where it turns into Ambrose Road, 
a limited access and not fully developed road through Sanborn County Park. Therefore, there is only 
one fully established escape route from the residence, where as Cal Fire requirements are for two 
routes. The driveway, fire truck turnaround, and tributary of Sanborn Creek provide a limited fuel 
break to the north of the residence. 
 
DISCUSSION: 
 
a, b, c, & d) Less Than Significant with Mitigation Incorporated – The project does not impair an 
adopted emergency response plan or emergency evacuation plan. The installation of a firetruck 
turnaround, currently absent from the terminus of Sanborn Road, may marginally enhance emergency 
response, if emergency responders are aware of its existence and there is not an active wildfire 
preventing access to it. The project will not prevent people at other, existing developments from 
evacuating or being serviced by emergency responders. Parked vehicles, to include construction 
vehicles, could impact the ability of fire responders to reach the property or of neighbors to evacuate. 
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This impact will be reduced to a less than significant level with the inclusion of WF-MIT 5, which 
prohibits vehicles parking on the County-maintained road, the private road leading to the proposed 
residence, or in the proposed fire truck turnaround. 
 
California has seen a dramatic increase in the number, size, longevity, and destructiveness of wildfires 
since 2016. Steeply sloped and densely wooded areas are particularly susceptible to fires that burn hot 
and are fast moving. Fire spread and structure loss is more likely to occur in low- to intermediate-
density developments Although wildfire ignitions are primarily human-caused in California, wildfire 
behavior is largely driven by topography, fuel, climatic conditions, and fire weather (such as low 
humidity and high winds). The project occupants will be exposed to an increased risk to life and 
property from wildfires due to these factors which must be mitigated. As such, the project will be 
required to provide additional water dedicated to fire suppression on site. The occupants of the two 
single-family residences located down slope from the project would be exposed to significant risks of 
downslope flooding or landslides if not mitigated. HWC-MIT 1 will mitigate for runoff from water 
used to suppress a fire on this site from impacting neighboring properties or the adjacent watercourses. 
GEO-MIT 3, 5, and 7 will mitigate for landslide impacts. 
 
The project was reviewed and conditionally approved in accordance with the Santa Clara County Fire 
Marshal’s Office and Cal Fire. The new residence is also required to meet all onsite requirements of 
the State Minimum Fire Safe Regulations, all WUI requirements within the California Building Code 
Chapter 7A, and create and maintain defensible space as outlined in the California Public Resources 
Code 4291. Emergency vehicles would travel Congress Springs Road (California State Highway 9), a 
Caltrans-maintained road which sufficiently meets the County Fire Marshall and State Minimum Fire 
Safe Regulations requirements, to Sanborn Road, an existing, County-maintained road which is in near 
compliance with the requirements. The project includes adequate fire safety access including sufficient 
breaks from steep slopes, a fire truck turn out and turnaround, wharf hydrant, water tanks, and fire 
sprinklers complying with CFMO-SP6 throughout the residence.  
 
 
MITIGATION: 
 

• WF-MIT 1: Project Siting. The residence shall be sited as close to Sanborn Road and 
to the 1500 foot elevation line as possible. No structures shall be located above the 1700 foot 
elevation line in order to reduce risk as wildfires burn hotter traveling up hill and at ridgelines.   

• WF-MIT 2: Defensible Space. The area within 5 horizontal feet of the structure, 
including attached decks of stairs, shall not contain any combustible decorative structures, 
attached gates or fences made of combustible materials, storage structures, wood piles, woody 
mulch, combustible boards, combustible landscape materials (including but not limited to 
lumber, railroad ties, creosote- or pressure-treated wood), potted plants in combustible pots, or 
synthetic lawns. Mature trees shall only be allowed within 5 feet of the structure if the branches 
are 10 feet above the roof and 10 feet from any chimney. Irrigated and mowed grass shall be 
kept below a maximum height of 3 inches.  All plants within 5 feet of the structure shall be 
irrigated, non-woody, and/or herbaceous, and are not to exceed 2 feet in height. All pots for 
potted plants within 5 feet of the structure shall be made of ceramics, metals, or cement.  
In the area from 5 feet to 30 feet horizontally from the structure (within the property 
boundaries), all dead plants, grass, and weeds will be removed. Dead or dry leaves will be 
removed on an ongoing basis. Trees shall be trimmed on an ongoing basis to keep 10 feet of 
distance between branches of different trees. Dead tree limbs which overhang the roof are to be 
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removed on an ongoing basis. Grasses are to be cut to a maximum of 4 inches on an ongoing 
basis.  

• WF-MIT 3: Utilities. All utilities, including powerlines, shall be undergrounded. 
• WF-MIT 4: Home Hardening. The project is required to comply with all WUI 

requirements within the California Building Code Chapter 7A. The applicant shall also propose 
building materials, windows, and vents which exceed these requirements. Communication 
equipment, including high-speed internet service, shall be fire-hardened. 

• WF-MIT 5: Parking. Parking of vehicles along the fire access route, including the 
common driveway, fire department turnout, and fire department turnaround, shall be prohibited 
at all times. 

• WF-MIT 6: Water Supply. At a minimum, one additional 5,000-gallon water tank 
beyond what is required by County and State fire regulations shall be provided on site. All 
water tanks and piping to the wharf hydrant shall be made of steel or similar material approved 
by the County Fire Marshal prior to installation.  
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U.  MANDATORY FINDING OF SIGNIFICANCE 
 IMPACT SOURCE 

 
Potentially 
Significant 

Impact 

 
Less Than 
Significant  

With Mitigation 
Incorporated 

 

Less Than 
Significant 

Impact 

 
 
 

No Impact 

 

a) Have the potential to substantially degrade the quality of the 
environment, substantially reduce the habitat of a fish or 
wildlife species, cause a fish or wildlife population to drop 
below self-sustaining levels, threaten to eliminate a plant or 
animal community, substantially reduce the number or 
restrict the range of a rare or endangered plant or animal or 
eliminate important examples of the major periods of 
California history or prehistory? 

    1 to 54 

b) Have impacts that are individually limited, but cumulatively 
considerable (“Cumulatively considerable” means that the 
incremental effects of an individual project are considerable 
when viewed in connection with the effects of past projects, 
the effects of other current projects, and the effects of 
probable future projects)? 

    1 to 54 

c) Have environmental effects, which will cause substantial 
adverse effects on human beings, either directly or 
indirectly? 

    1 to 54 

 
DISCUSSION: 
 
a) Less Than Significant with Mitigation Incorporated. As discussed in the Aesthetics section, 
visual impacts of the project could include views of the house degrading the natural scenic quality of 
the forest and the lighting disrupting nighttime views. Both impacts are mitigated as described in that 
section. As discussed in the Biological Resources section, impacts of the proposed project on special-
status species or habitat would either be less than significant or would be reduced to a less-than-
significant level through incorporation of mitigation measures. The proposed project would not have 
the potential to substantially reduce the habitat of any fish or wildlife species, cause a fish or wildlife 
population to drop below self-sustaining levels, threaten to eliminate a plant or animal community, 
reduce the number of, or restrict the range of, a rare or endangered plant or animal or eliminate 
important examples of the major periods of California history or prehistory. 
 

MITIGATION: 
• AES-MIT 1: Vegetative Screening.  
• AES-MIT 2: Lighting. 
• BIO-MIT 1: Workers Environmental Training.  
• BIO-MIT 2: Avoidance of Impacts to Watercourses.  
• BIO-MIT 3: Construction Monitoring.  
• BIO-MIT 4: Pre-construction Surveys (Amphibian Species).  
• BIO-MIT 5: Compensation by Riparian Restoration.  
• BIO-MIT 6: Protection of Water Quality.  
• BIO-MIT 7: Pre-construction Survey (San Francisco dusky-footed woodrat).  
• BIO-MIT 8: Potential Buffer Zone for San Francisco dusky-footed woodrat.  
• BIO-MIT 9: Pre-construction Survey (American badger).  
• BIO-MIT 10: Potential Buffer Zone and Relocation of American badger.  
• BIO-MIT 11: Installation of Construction Envelope Perimeter.  
• BIO-MIT 12: Avoidance of Nesting Raptors and Other Nesting Migratory Birds.  
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• BIO-MIT 13: Avoidance of Roosting Bats.  
• BIO-MIT 14: Oak Tree Replacement.  
• BIO-MIT 15: Daytime Restriction.  
• BIO-MIT 16: Lighting. 

 
b) Less Than Significant with Mitigation Incorporated. Continued development in fire hazard areas, 
especially areas where this property is located (which are assessed to be at the highest risk), and 
without multiple escape routes increases the cumulative impacts to the area.  Adding additional human 
beings to a low-density forested area increases the chance of a wildfire, and each new home increases 
the burden on first responders which could increase response times and evacuation times. Wildfire 
mitigation measures are necessary to reduce this cumulative impact to less than significant. 

 
MITIGATION: 

• WF-MIT 1: Project Siting.  
• WF-MIT 2: Defensible Space.  
• WF-MIT 3: Utilities.  
• WF-MIT 4: Home Hardening.  
• WF-MIT 5: Parking.  
• WF-MIT 6: Water Supply.  

 
 
c) Less Than Significant with Mitigation Incorporated. The proposed project is located in a fire 
hazard zone and a geologic hazard zone. Locating a new residence on this property will create the 
increased potential for harm for the occupants. Furthermore, developing upslope from existing 
residences could endanger the occupants of neighboring properties. Mitigations in the Geology and 
Soils, Hydrology and Water Quality, and Wildfire sections are designed to mitigate for these impacts 
to a less than significant level. There is also the possibility of Tribal Cultural Resources on site, with 
mitigations designed to protect any if discovered during this project.  
 
MITIGATION: 

• GEO-MIT 1: Construction Monitoring.  
• GEO-MIT 2: Seismic Building Design.  
• GEO-MIT 3: Grading Operations.  
• GEO-MIT 4: Minimization of Grading.  
• GEO-MIT 5: Cut and Fill of Slopes.  
• GEO-MIT 6: Retaining Walls.  
• GEO-MIT 7: Drainage.  
• HWC-MIT 1: Drainage.  
• HWC-MIT 2: Creek Protection. 
• WF-MIT 1: Project Siting.  
• WF-MIT 2: Defensible Space.  
• WF-MIT 3: Utilities.  
• WF-MIT 4: Home Hardening.  
• WF-MIT 5: Parking.  
• WF-MIT 6: Water Supply. 
• TRC-MIT 1: Protection of Tribal Cultural Resources.  
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6. County Expert Sources:  

Geologist  
https://www.sccgov.org/sites/dpd/PlansOrdinance
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 The South County Joint Area Plan 
 https://www.sccgov.org/sites/dpd/DocsForms/Doc

uments/GP_Book_B.pdf  
 
 

9. SCC Zoning Regulations (Ordinance) 
 https://www.sccgov.org/sites/dpd/DocsForms/Doc

uments/ZonOrd.pdf  
 
10. County Grading Ordinance 
 https://library.municode.com/ca/santa_clara_coun

ty/codes/code_of_ordinances?nodeId=TITCCODE
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11. SCC Guidelines for Architecture and Site 

Approval 
 https://www.sccgov.org/sites/dpd/DocsForms/Doc

uments/ASA_Guidelines.pdf  
 
12. SCC Development Guidelines for Design Review 
 https://www.sccgov.org/sites/dpd/DocsForms/Doc

uments/DR_Guidelines.pdf  
 
13. County Standards and Policies Manual (Vol. I - 
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 https://www.sccgov.org/sites/dpd/DocsForms/Doc

uments/StandardsPoliciesManual_Vol1.pdf  
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023_final.pdf 
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20b. San Martin Water Quality Study 
 
20c.Memorandum of Understanding (MOU) between 

Santa Clara County & Santa Clara Valley Water 
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21a. Stanford University General Use Permit (GUP), 
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Impact Report (EIR) 
https://www.sccgov.org/sites/dpd/Programs/Stanf
ord/Pages/Docs.aspx  

 
21b. Stanford Protocol and Land Use Policy 
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https://www.sccgov.org/sites/dpd/Programs/Stanf
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Other Areas 
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Use Plan [November 19, 2008] 
https://stgenpln.blob.core.windows.net/document/
ALUC_E16_CLUP.pdf 
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https://www.sccgov.org/sites/dpd/DocsForms/Docume
nts/GP_Book_B.pdf  
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Sewage Disposal 
 
22d. User Manual Guidelines & Standards for Land 
Uses Near Streams: A Manual of Tools, Standards and 
Procedures to Protect Streams and Streamside 
Resources in Santa Clara County by Valley Water 
Resources Protection Collaborative, August 2005 – 
Revised July 2006. 
https://www.valleywater.org/contractors/doing-
businesses-with-the-district/permits-for-working-on-
district-land-or-easement/guidelines-and-standards-
for-land-use-near-streams  
 
22e. Guidelines and Standards for Land Use Near 

Streams: Streamside Review Area – Summary 

prepared by Santa Clara County Planning Office, 
September 2007. 

 
22f. Monterey Highway Use Permit Area 
https://www.sccgov.org/sites/dpd/DocsForms/Docume
nts/SanMartin_GeneralPlanInformation.pdf  

 
Soils 

 
23. USDA, SCS, “Soils of Santa Clara County 
 
24. USDA, SCS, “Soil Survey of Eastern Santa Clara 

County” 
 

Agricultural Resources/Open Space 
 

25. Right to Farm Ordinance 
 
26. State Dept. of Conservation, "CA Agricultural 

Land Evaluation and Site Assessment Model" 
 https://www.conservation.ca.gov/dlrp/Documents/

TOC%20and%20Intro.pdf  
 
27. Open Space Preservation, Report of the 

Preservation 2020 Task Force, April 1987 [Chapter 
IV] 

 
28.  Williamson Act Ordinance and Guidelines (current 

version) 
https://www.sccgov.org/sites/dpd/Programs/WA/P
ages/WA.aspx  
 

Air Quality 
 

29. BAAQMD Clean Air Plan 
 http://www.baaqmd.gov/~/media/files/planning-

and-research/plans/2017-clean-air-
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pdf.pdf?la=en  
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Excesses & BAAQMD, “Air Quality & Urban 
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Utilities & Service Systems" 

 
32. Site-Specific Biological Report 
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 https://www.sccgov.org/sites/dpd/DocsForms/Doc
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https://www.baaqmd.gov/plans-and-climate/california-environmental-quality-act-ceqa/updated-ceqa-guidelines
https://www.sccgov.org/sites/dpd/DocsForms/Documents/Tree_Ordinance.pdf
https://www.sccgov.org/sites/dpd/DocsForms/Documents/Tree_Ordinance.pdf


Initial Study Source List* 
 

  

https://www.sccgov.org/sites/dpd/DocsForms/Doc
uments/Oakwoodlands_Guide.pdf  
 
Santa Clara County Guidelines for Tree Protection 
and Preservation for Land Use Applications  
https://www.sccgov.org/sites/dpd/DocsForms/Doc
uments/Brochure_TreePreservation.pdf  

 
34. Clean Water Act, Section 404 

https://www.epa.gov/cwa-404/permit-program-        
under-cwa-section-404 
 

35. Santa Clara Valley Water District – GIS Data: 
https://www.valleywater.org/learning-
center/watersheds-of-santa-clara-valley 

  
36.  CA Regional Water Quality Control Board, Water 

Quality Control Plan, San Francisco Bay Region 
[1995]   

 
37.  Santa Clara Valley Water District, Private Well 

Water Testing Program [12-98] 
 
38. SCC Nonpoint Source Pollution Control Program, 

Urban Runoff Management Plan [1997] 
 
39.  County Environmental Health / Septic Tank 

Sewage Disposal System - Bulletin “A” 
 
40.  County Environmental Health Department Tests 

and Reports 
 

Archaeological Resources 
 
41.  Northwest Information Center, Sonoma State 

University 
 
42.  Site Specific Archaeological Reconnaissance 

Report 
 

Geological Resources 
 
43. Site Specific Geologic Report 
 
44. California Geological Survey, Special Publication #42 
 

45.  State Division of Mines and Geology, Special Report 
#146 

Hazards & Hazardous Materials 
 

46.  Section 21151.4 of California Public Resources Code 
 
47.  State Department of Toxic Substances, Hazardous 

Waste and Substances Sites List 
 
48.  County Office of Emergency Services Emergency 

Response Plan [1994 version] 
 

Noise 
 
49. County Noise Ordinance      

https://www.sccgov.org/sites/cpd/programs/NP/D
ocuments/NP_Noise_Ordinance.pdf  

 
Transportation/Traffic  

 
50.  Official County Road Book 
 
51.  Site-specific Traffic Impact Analysis Report 
 

Tribal Cultural Resources 
 

52.  Office of Planning and Research. 2017. Technical   
Advisory: AB 52 and Tribal Cultural Resources in 
CEQA 

 
Wildfire 

 
53.  Office of Planning and Research. 2020. Fire Hazard 

Planning Technical Advisory 
 
54. Office of the Attorney General. 2022. Best Practices 

for Analyzing and Mitigating Wildfire Impacts of 
Development Projects Under the California 
Environmental Quality Act 

 
 
*Items listed in bold are the most important sources 
and should be referred to during the first review of the 
project, when they are available. The planner should 
refer to the other sources for a particular 
environmental factor if the former indicates a potential 
environmental impact.

 
 

https://www.sccgov.org/sites/dpd/DocsForms/Documents/Oakwoodlands_Guide.pdf
https://www.sccgov.org/sites/dpd/DocsForms/Documents/Oakwoodlands_Guide.pdf
https://www.sccgov.org/sites/dpd/DocsForms/Documents/Brochure_TreePreservation.pdf
https://www.sccgov.org/sites/dpd/DocsForms/Documents/Brochure_TreePreservation.pdf
https://www.epa.gov/cwa-404/permit-program-%20%20%20%20%20%20%20%20under-cwa-section-404
https://www.epa.gov/cwa-404/permit-program-%20%20%20%20%20%20%20%20under-cwa-section-404
https://www.valleywater.org/learning-center/watersheds-of-santa-clara-valley
https://www.valleywater.org/learning-center/watersheds-of-santa-clara-valley
https://www.sccgov.org/sites/cpd/programs/NP/Documents/NP_Noise_Ordinance.pdf
https://www.sccgov.org/sites/cpd/programs/NP/Documents/NP_Noise_Ordinance.pdf


 

 

Notice of Intent to Adopt a Mitigated Negative Declaration  
Staff Response to Public Comments  
February 2, 2024 

 
Staff Contact: Robert Cain, Senior Planner 
(408) 299-5706, robert.cain@pln.sccgov.org  

 
FILE: PLN18-8580 
ADDRESS: 16501 Sanborn Road, Saratoga, CA (APN: 517-37-003) 
SUBJECT: County of Santa Clara Planning and Development Department response 

to public comment on the Notice of Intent to Adopt a Mitigated 
Negative Declaration for a single-family residence. 

 
BACKGROUND 

On January 5, 2024, the Department of Planning and Development (Department) posted a 
Notice of Intent to adopt a Mitigated Negative Declaration (MND) for a Building Site Approval 
on Slopes Exceeding 30%, Grading Approval, and Variance application for a proposed single-
family residence at 16501 Sanborn Road (APN: 517-37-003). 

On January 10, 2024, the Department received a letter which included comments on the MND 
from the Muwekma Ohlone Indian Tribe of the San Francisco Bay Area Region (Muwekma 
Ohlone) Chairwoman and Tribal Archaeologist and Ethnohistorian. Below is a summary and 
response to the comments provided by the Muwekma Ohlone. The full comment letter is 
included in Attachment A-5.  

 
DISCUSSION 
The following is a summary of the Muwekma Ohlone’s comments, followed by the 
Department’s response.  
 
Comment – Potential for Previously Unidentified Tribal Cultural Resources:  Due to lack 
of reporting of the Muwekma Oholone’s ancestral cultural resources, almost nothing is known 
about the distribution of upland ancestral heritage sites or Pacific coastal trade routes to the 
interior within the region this property within the Santa Cruz Mountains. However, the Tribe 
also notes that the proposed project is 3.3 miles away from one of their ancestral heritage 
mortuary sites. Given the proposed project’s proximity to “Sanborn Creek and its tributary,” and 
proximity to a freshwater spring, the Muwekma Ohlone tribal leadership is concerned that this 
construction project may indeed encounter unreported Tribal Cultural Resources, and therefore, 
we are formally recommending that all subsurface excavations, and related construction 

mailto:robert.cain@pln.sccgov.org


 

activities within subject project area be monitored by qualified archaeologists and a Muwekma 
Ohlone Tribal monitor during various stages of demolition, tree removal, and subsurface 
utilities excavations.  
 

Staff Response:  A cultural resources evaluation of the site was conducted in 2003, 
which revealed that there are no recorded archaeological sites within the proposed 
project area, and no significant cultural materials, prehistoric or historic, were identified 
on site. However, the Department concedes that there remains the potential for 
unidentified tribal cultural resources to exist on site. Therefore, the Department has 
added additional mitigations to the Initial Study requiring worker awareness training, 
monitoring by a qualified archaeologist and tribal cultural resources monitor, and 
describes actions to be taken should cultural resources be discovered during the course 
of the project. For a full description of this mitigation, please refer to TCR-MIT 1 in the 
Tribal Cultural Resources section of the Initial Study. 

   
Comment Letter Summary: The Muwekma Ohlone tribal leadership is concerned that there 
may be previously unidentified tribal cultural resources on this project site and have requested 
monitoring by a qualified archaeologist and a Muwekma Ohlone Tribal Monitor during 
specific stages of this project.  
 

Staff Response: Staff believes that the inclusion of TCR-MIT 1 in the revised Initial 
Study addresses the Muwekma Ohlone’s concerns. Inclusion of TCR-MIT 1 reduces 
any potential impact to less than significant, which does not alter Staff’s assessment 
that the project should have a Mitigated Negative Declaration determination. This 
additional mitigation does not require recirculation of the Initial Study. 

 
ATTACHMENTS: 

  Attachment – Muwekma Ohlone IS/MND Comment Letter  



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  

 
 

MUWEKMA OHLONE INDIAN TRIBE 
OF THE SAN FRANCISCO BAY AREA REGION 

’Innu Huššištak Makiš Mak-Muwekma “The Road To The Future For Our People” 
 

 

 
20885  REDWOOD ROAD ,  SU ITE  232 ,  CASTRO  VALLEY ,  CA  94546  
E -MAIL :  MUWEKMA@MUWEKMA.ORG  ♦  WEB :  WWW.MUWEKMA.ORG  

 

TRIBAL CHAIRPERSON 
CHARLENE NIJMEH 
 
TRIBAL VICE CHAIRPERSON 
MONICA V. ARELLANO 
 
TRIBAL TREASURER 
RICHARD MASSIATT 
 
TRIBAL COUNCIL 
JOANN BROSE 
FRANK RUANO 
SHEILA SCHMIDT 
CAROL SULLIVAN 
 
TRIBAL ETHNO-HISTORIAN 
ALAN LEVENTHAL 
 
TRIBAL HISTORIC 
PRESERVATION OFFICER 
PROF. MICHAEL WILCOX PhD 
 

January 9, 2024 
 

Mr. Robert A. Cain, Senior Planner 
Department of Planning and Development 
County of Santa Clara 
70 W. Hedding Street | 7th Floor | East Wing 
San Jose | CA 95110 
robert.cain@pln.sccgov.org 
 
Dear Mr. Cain, 
 
Thank you for contacting the Muwekma Ohlone Tribal Administration with regards to the 
proposed construction of the Bagnas Residence located at 16501 Sanborn Road near the east 
side of the terminus of Sanborn Road, unincorporated Saratoga (File no. PLN 18-8580; APNs 
517-37-001, 2, 3, 4, 6). 
 

Based upon the information that was provided in your letter, stating that: 
 

“The purpose of this notice is to inform you that the County Planning Staff has 
recommended that a Mitigated Negative Declaration be approved for this project. 
County of Santa Clara Planning Staff has reviewed the Initial Study for the project, 
and based upon substantial evidence in the record, finds that although the proposed 
project could initially have a significant effect on the environment, changes or 
alterations have been incorporated into the project to avoid or reduce impacts to a 
point where clearly no significant effects will occur.”  

 

Based upon our Tribe’s site sensitivity maps, it appears that the proposed project is located 
approximately 3.5 miles due east of Castle Rock State Park which has a relocated bedrock 
mortar on it, and 3.3 miles southwest of one of our Tribe’s ancestral heritage mortuary sites 
CA-SCL-65 which dates to 6,000 years ago; as well as 8 miles due west of a cluster of ancestral 
burial and village sites CA-SCL-135, SCL-136, SCL-947, and SCL-967.   
 
Although these aforementioned sites are not within or in immediate proximity to the subject 
parcel, our Tribe is concerned that due to the lack of reporting of our ancestral cultural 
resources we (including archaeologists) know almost nothing about the distribution of our 
upland ancestral heritage sites or Pacific coastal trade routes to the interior within this region 
of the Santa Cruz Mountains.   
 
Given the proposed project’s proximity to “Sanborn Creek and its tributary,” and proximity to 
a fresh water Spring (Bay Springs Road?), the Muwekma Ohlone tribal leadership is 
concerned that this construction project may indeed encounter unreported Tribal Cultural 
Resources, and therefore, we are formally recommending that all subsurface excavations, and 
related construction activities within subject project area be monitored by qualified 
archaeologists and a Muwekma Ohlone Tribal monitor during various stages of demolition, 
tree removal, and subsurface utilities excavations. 
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Furthermore, when we located this project listed under Current Projects, we noted that the Initial Study stated 
that “This property was covered by an archaeological study (#2785) conducted by Archaeological Resource 
Management in 2003 … .”  This archaeological evaluation is over 20 years old and no doubt does not include 
other recorded Tribal Resources that have since been discovered that may be applied to a predictive model for 
this project. 
 
Our Tribe’s Cultural Resources arm is available to provide monitors and willingness to work alongside with any 
Construction and Cultural Resources Management (CRM) firms that will be hired by the County or applicant to 
monitor this project. 
 
We make these recommendations based upon the recovery of ancestral remains recovered from site CA-SCL-
967 for example, which was named by our Tribe Tareš Tunnešte ’Ullaaštak Chitcomini Šaro-tka (Place of the 
Man Buried on a Bed of Blue Mussel Shells Site) which was issued a Negative Declaration by the City of San 
Jose Planning Department; and at CA-SCL-65 located in the Town of Saratoga which had no environmental 
review at all. 
 
We are including a copy of site CA-SCL-967 named Tareš Tunnešte ’Ullaaštak Chitcomini Šaro-tka as an 
example of our previous CRM work. 
 
Thank you once again for contacting our Tribe and informing us of any and all County of Santa Clara Planning 
Department’s projects as it relates to potential adverse impacts to our ancestral heritage sites/Tribal Cultural 
Resources as specified under AB 52. 
 
Should you have any questions, please feel free to contact us. 
 
On behalf of the Muwekma Ohlone Tribe of the San Francisco Bay Area, 
 

 
Charlene Nijmeh, Chairwoman, Muwekma Ohlone Tribe 
 

 
Alan Leventhal, Muwekma Tribal Archaeologist and Ethnohistorian 
 

Cc:  Muwekma Tribal Council 
 attachments 
 



 

 

 

 

 

 

ATTACHMENT B 
Proposed Conditions of Approval 



 
PROPOSED BUILDING SITE ON SLOPES EXCEEDING 30%,  

GRADING, AND VARIANCE  
CONDITIONS OF APPROVAL 

 
 
Date:    February 8, 2024 
Expiration:  February 8, 2028 
Owner/Applicant:  Emmanuel Bagnas and Marilyn Ingles-Bagnas / Ekundayo Sowunmi 
Location:  16501 Sanborn Road, Saratoga (APN: 517-37-003) 
File Number:   PLN18-8580 
CEQA: Mitigated Negative Declaration 
Project Description:  Building Site Approval of a two-story, 5,549 square-foot, single-family 

residence, including an attached garage. Associated improvements require 
6,707 cubic yards of cut and 1,982 cubic yards of fill. The average slope 
of the development area is 66.8%. The project is not subject to the 
provisions of the Santa Clara Valley Habitat Plan. 

 
PRELIMINARY CONDITIONS OF APPROVAL  
 
If you have any question regarding the following conditions of approval, call the person whose 
name is listed as the contact for that agency. He or she represents a particular specialty or office 
and can provide details about the conditions of approval.  
 

Agency Name Phone E-mail 
Planning Robert Cain (408) 299-5706 robert.cain@pln.sccgov.org  
Land Development 
Engineering Ed Duazo (408) 299-5733 ed.duazo@pln.sccgov.org  

Department of 
Environmental Health Darrin Lee (408) 918-3435 darrin.lee@deh.sccgov.org  

Fire Marshal’s Office Alex Goff (408) 299-5760 alex.goff@sccfd.org  
County Geologist David Seymour (408) 299-6711 david.seymour@pln.sccgov.org  
Roads and Airports Tom Esch (408) 573-2450 tom.esch@rda.sccgov.org  
CAL Fire Carlos Alcantar  carlos.alcantar@fire.ca.gov  
 
STANDARD CONDITIONS OF APPROVAL  
 
Building Inspection 
1. For detailed information about the requirements for a Building Permit, obtain a Building 

Permit Application Instruction handout form the Building Inspection Office or visit the 
website at www.sccbuilding.org. 
 

Planning 

mailto:robert.cain@pln.sccgov.org
mailto:ed.duazo@pln.sccgov.org
mailto:darrin.lee@deh.sccgov.org
mailto:alex.goff@sccfd.org
mailto:david.seymour@pln.sccgov.org
mailto:tom.esch@rda.sccgov.org
mailto:carlos.alcantar@fire.ca.gov
http://www.sccbuilding.org/
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Building Site Approval on Slopes Exceeding 30%, Grading Approval, and Variance 
File #PLN18-8580 
February 8, 2024 
2. Development must take place according to approved architectural and grading plans prepared 

by Ekundayo Sowunmi, P.E., QSD/QSP of Ackland International, Inc. (submitted on March 
9, 2023, and as updated prior to approval), and the Conditions of Approval. 
 

3. Changes to the design or size of the house, or to the grading quantities, may require a 
modification of this land use entitlement and/or additional environmental review under the 
California Environmental Quality Act, which may require a public hearing. 

 
4. The development of this property shall be conducted in full compliance of the Mitigation and 

Monitoring Program (Appendix A). 
 

5. All grading abatement activity on APN 517-37-001 and the slopes above the residence on 
APN 517-37-003 shall be completed prior to the construction of the retaining walls for the 
fire truck turnaround. 

 
6. Access improvements to the property shall be contained entirely within the property or 

within the ingress/egress easement between the property and Sanborn Road. All prior work 
outside of this easement is to be restored, provided neighboring property owners grant access 
to perform such work. 

 
7. No development is authorized within any creek bed or below the top of bank of any creek. 

The project shall incorporate Best Management Practices (BMPs) for water quality during 
construction to minimize potential erosion and surface water runoff to the creek. Final 
grading plans are required to show BMPs. 

 
8. To avoid potential erosion material from impacting the creek downslope from the building 

sites and driveways, construction is prohibited during the wet season. Ground disturbing 
activities shall be limited to the dry season (April to October). 

 
9. All excess graded material must be exported from the property to an approved disposal site 

and shall be stated on the grading plans. 
 

10. Existing zoning is HS (Hillside district). Maintain the following minimum residential 
setbacks:  

Front:  8 feet 1  
Sides:   0 feet 2  
Rear:   30 feet  
Height:  35 feet (maximum)  
Stories:  3 (maximum) 

1 Variance for the front setback reduction from 30 feet to 8 feet, per §5.70.020 of 
the County Zoning Ordinance. 
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2 Variance for the west side setback reduction from 30 feet to 0 feet, per §5.70.020 
of the County Zoning Ordinance. 
 

11. Two (2) off-street parking spaces are required for the residence there one (1) must be 
covered. 
 

12. Any detached accessory structures shall be in the rear half of the lot, or at least 75 feet from 
the front property line or edge of right-of-way, per Sections 4.20.020(D). Rear yard coverage 
of cumulative detached accessory structures shall not be more than 30%, which excludes 
green houses or agricultural structures. 

 
13. Any accessory structures shall not contain more than two (2) internal plumbing fixtures per 

Section 4.20.020(I)(1). Further review of a Special Permit and associated fees may be 
required if additional plumbing fixtures are proposed. 
 

14. Water tanks that are 12 feet or less in height shall have a minimum 3-foot side and rear yard 
setback. Water tanks over 12 feet in height must meet the same minimum side and rear yard 
setbacks and height limitations which apply to the main structure in that zoning district. 
Water tanks shall have a minimum front yard setback equal to that required for dwellings by 
the applicable zoning district. Tanks with a capacity of more than 5,000 gallons shall require 
a building permit. 
 

15. If archaeological resources or human skeletal remains are discovered during construction, 
work shall immediately stop, and the County Coroner’s Office notified. Upon determination 
that the remains are Native American, no further disturbance of the site may be made except 
as authorized by the County Coordinator of Indian Affairs, in accordance with state law and 
Chapter B6-18 of the County Ordinance Code.  

 
Land Development Engineering 
16. Property owner is responsible for the adequacy of any drainage facilities and for the 

continued maintenance thereof in a manner that will preclude any hazard to life, health, or 
damage to adjoining property. 

 
Roads and Airports 
17. A Tree Removal Approval is required prior to any tree removal, replacement, or relocation 

within the ROW. A tree within the ROW requiring removal approval is any tree at least 20 
feet in height or at least 12 inches in diameter measured 4.5 feet above grade. The process for 
obtaining approval for a tree removal and the forms that are required can be found 
at: www.countyroads.org > Services > Apply for Permits > Tree Removal from County 
Right-of-Way. 

 
Department of Environmental Health  

http://www.countyroads.org/
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18. All construction activities shall be in conformance with the Santa Clara County Noise 

Ordinance Section B11-154 and prohibited between the hours of 7:00 p.m. and 7:00 a.m. on 
weekdays and Saturdays, or at any time on Sundays for the duration of construction.  

 
Fire Marshal’s Office  
19. Fire protection water system shall be installed, functioning and inspected prior to approval 

of the foundation. System shall be maintained in good working order and accessible 
throughout construction. A stop work order may be placed on the project if the required 
hydrant systems are not installed, accessible, and/or functioning. 

  
20. ON-SITE WATER STORAGE: Where on-site storage tanks are required, details for fire 

protection water supply shall be included with the building permit set of drawings. Submittal 
shall include, but not be limited to, location of water supply, (e.g. onsite well, shared well; 
tank location and capacity, pipe size, wharf hydrant orifice size and location, domestic and 
fire protection water tanks and piping configuration).  
A. All installations shall include a primary aboveground storage tank with a capacity of not 

less than 3,000 gallons dedicated to domestic and fire sprinkler system demand. Storage 
capacity may be increased due to sprinkler design demand or additional domestic 
(including landscaping) required by the Environmental Health Department. 

B. Provide 3-5,000-gallon secondary aboveground storage tanks dedicated to the wharf 
hydrant. Final amount of water to be based off the size of structures at Building Permit 
submittal meeting CFMO-W1. 

C. Installation of the water tank system shall comply with Fire Marshal Standard CFMO-
W5.  

D. A standard fire hydrant may be required in lieu of water tanks and a wharf hydrant if a 
water purveyor is available to supply water to the parcel.  

 
21. WHARF HYDRANT: One on-site wharf hydrant with 2-1/2 inch orifice is required to be 

installed when fire protection water is supplied by on-site aboveground storage tank(s). 
Installation of hydrants shall be in accordance with Fire Marshal Standard Detail CFMO-W4.  
A. Minimum distance to structure shall not be less than 55 ft. from the closest portion of the 

structure and shall not exceed 400 ft. from the furthest portion of non-sprinklered 
structures and 600 ft. of sprinklered structures (measured along path of travel). 

 
22. FIRE DEPARTMENT ACCESS GENERAL REQUIREMENTS: These are minimum Fire 

Marshal standards. Should these standards conflict with any other local, state or federal 
requirement, the most restrictive shall apply. All required access roads, driveways, 
turnarounds, and turnouts shall be installed, and serviceable prior to approval of the 
foundation, and shall be maintained throughout construction. A stop work order may be 
placed on the project if required driving surfaces are not installed, accessible, and/or 
maintained at all times. 
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23. ACCESS ROADS (roads serving more than two lots) and DRIVEWAYS (roads serving no 

more than two lots) for fire department access shall comply with the following:  
A. Width: Access Roads to have a clear drivable width of 18 ft. plus a 3 ft. shoulder on each 

side per CFMO-A1. Driveways are to have a 12 ft. drivable width and a 3 ft. shoulder. 
B. Vertical Clearance: Minimum vertical clearance of 13 ft. 6 in. shall be maintained to 

building site (trim or remove, tree limbs, electrical wires, structures, and similar 
improvements) for access roads and driveways.  

C. Curve Radius: Plans to show minimum 42 ft. inside turn radius for curves.  
D. Grade: Maximum grade shall not exceed 15%.  
E. Surface: All driving surfaces shall be all-weather and capable of sustaining 75,000-pound 

gross vehicle weight. 
F. Bridges: All bridges shall be capable of sustaining 75,000-pound gross vehicle weight 

and meet the latest edition of the CalTrans Standard Bridge Design Specifications. 
Appropriate signage, including but not limited to weight or vertical clearance limitations, 
or any special conditions shall be provided. 

G. Turnouts: Passing turnouts in compliance with SD-16 shall be provided at every 500 ft. 
and wherever hydrants are placed adjacent to a driveway. 

H. Turnarounds: Turnaround shall be provided for driveways in excess of 150 ft. as 
measured along the path of travel from the centerline of the access road to the structure. 
Acceptable turnaround shall comply with County Standard SD-16. All turnarounds shall 
have a slope of not more than 5% in any direction. 

I. Gates: Gates shall not obstruct the required width or vertical clearance of the driveway 
and may require a Fire Department Lock Box/Gate Switch to allow for fire department 
access. Installation shall comply with CFMO-A3. 

J. Address: Numbered address to be easily recognizable from the street.  
 

24. This property is located in the Wildland Urban Interface and within the State Responsibility 
Area. All of the following conditions shall apply: 
A. A Class "A" roof assembly is required. Detail shall be included in plans submitted for 

building permit. 
B. Meet Chapter 7A of the CBC. 
C. Remove significant combustible vegetation within 30 feet of the structure to minimize 

risk of wildfire casualty. Maintain appropriate separation of vegetative fuels in areas 
between 30 and 100 feet from the structure.  

 
25. MAINTENANCE: Fire protection water systems and equipment shall be accessible and 

maintained in operable condition at all times and shall be replaced or repaired where 
defective. Fire protection water shall be made available to the fire department. 
 

26. Fire department access roads, driveways, turnouts, and turnarounds shall be maintained free 
and clear and accessible at all times for fire department use. Gates shall be maintained in 
good working order and shall remain in compliance with Fire Marshal Standard CFMO-A3 
at all times. 
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CONDITIONS OF APPROVAL TO BE COMPLETED PRIOR TO DEVELOPMENT 
PERMIT ISSUANCE 
 
Planning 
27. Prior to the issuance of any permits, the applicant shall pay all reasonable costs associates 

with the work by the Department of Planning and Development. 
 

28. Prior to the issuance of a building permit, and pursuant to Zoning Ordinance Section 
5.20.125, record a "Notice of Permit and Conditions" with the County Office of Clerk-
Recorder, to ensure that successor property owners are made aware that certain conditions of 
approval shall have enduring obligation. Evidence of such recordation shall be provided 
prior to building permit application. 

 
29.  Prior to the issuance of a building permit, submit a copy of the lighting plan showing 

location(s) of proposed outdoor lighting fixtures and a copy of the manufacture sample cut 
sheet demonstrating full cut off design of the proposed lighting fixture to ensure that no 
direct offsite spill of light or glare will occur. All exterior lighting shall not adversely affect 
nighttime views.  

 
30. Prior to issuance of a grading permit, submit a landscaping plan (including tree planting 

and maintenance) and associated irrigation systems, prepared, stamped, and signed by a 
licensed landscape architect. The requirements of Division B33 of the County Ordinance 
Code (Sustainable Landscape Ordinance) shall apply. Should the total landscape area exceed 
500 square feet, a landscape documentation package shall be submitted prior to 
grading/building permit issuance for review and approval. The landscape ordinance and 
supporting information can be found on the following web page: www.sccgov.org > 
Ordinances & Codes > Landscaping Ordinance  
 

31. The plan shall show any tree proposed to be removed and all trees that are to be replanted on 
site. The plan shall include species name (generic and common), size and container size of all 
proposed plants. The plan shall also include location of all replacement trees, size, type, and 
tree protection measures for existing trees to main. Tree replacement type and ratios are 
specified in the following condition. The plan must also describe any relevant details of 
irrigation and maintenance, including methods for protecting any significant existing trees 
during construction. Include details of plant pit and staking/guying of trees on slope. Tree 
removal and replacement shall conform to the approved plans, County tree preservation 
guidelines, and the MMRP. 
 

32. Include in the landscape plan trees that provide vegetative screening of the residence, as 
viewed from the north and west. Trees should be 36” box, fast growing evergreens from the 
County’s approved native species list planted at the minimum spacing recommended for the 

http://www.sccgov.org/
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selected species and would allow for canopy growth that would provide screening of the 
residence. 
 

33. Elective landscape, if any, shall consist of a variety of landscape material types (i.e. 
large/small trees, shrubs, forbs, vines/ivy, and ground cover) of varying species. Canopy 
trees shall, for the purposes of this condition, mean deciduous or evergreen trees of a species 
whose height and spread at maturity normally exceeds 35 feet, and shall not include palms 
(family Arecaceae or Palmae).  
 

34. All proposed landscape plant materials shall be drought-tolerant and /or native species and 
match existing vegetation. Oak trees to be removed shall only be replaced by oak trees. 
 

35. Arrangement of trees and other plant materials shall provide for defensible space for fire 
protection around proposed buildings. Please contact the Fire Marshal's Office (408 299-
5760) for more information. 
 

36. Installation. Prior to issuance of the final grading permit, submit a copy of a contract 
with a licensed landscape architect (hired to oversee installation of landscaping and 
associated irrigation) to the Planning Office for approval.  

 
Note: Original invoices and receipts from landscape contractor and tree nursery must be kept 
on hand for one year following installation. Such invoices shall be made available to the 
Planning Office upon request. 
 

37. Installation Observation Letter. During planting, a licensed landscape architect shall 
observe the installation of the landscaping and associated irrigation. A licensed landscape 
architect shall submit a Construction Observation Letter to the Planning Office prior to the 
completion of grading and release of bonds or final inspection or occupancy of the residence, 
to verify that the required landscaping was installed according to the approved plans, and 
landscape elements and existing trees within 15 feet of construction or graded areas were not 
damaged by construction activities. If it appears that any trees are damaged by construction 
activities, additional tree replacement may be required as stipulated in these conditions. 
 

38. Protection of Existing Trees. The landscape plan shall include the location, size, type, and 
tree protection measures for existing trees to remain.  
A. Prior to construction, fencing or other barriers shall be placed to protect existing trees not 

proposed for removal that are located within 15 ft. of construction/grading activities. All 
trees to remain whose driplines are within the development area shall be protected with 
five-foot chain-link fencing on steel posts driven into the ground at the dripline of the 
trees. No work is allowed within the dripline of existing trees to remain on-site.  

B. The fencing should be maintained throughout the site during the entire construction 
period and should be inspected periodically for damage and proper functions, 
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C. Fencing should be repaired, as necessary, to provide a physical barrier from construction 
activities, 

D. The following sign shall be placed on all tree protection fencing and must remain until 
final occupancy. The sign must read: “Warning. This fencing shall not be removed 
without permission from the Santa Clara County Planning Office. County of Santa Clara 
tree protection measures may be found at: http://www.sccplanning.gov, or call (408) 299-
5770 for additional details.” 

E. Best Management Practices (BMP) shall be implemented by the contractor to ensure that 
sediment and other contaminants are not discharged into existing trees during the 
construction process including erosion and sediment control measures. Final grading and 
building plans shall identify the BMPs. 
 

39. In areas where soil properties are less than conducive to hearty vegetation growth, soil 
augmentation shall be required, particularly in those areas surrounding tree installation pits. 
The extent of soil augmentation shall be based on the anticipated drip line at maturity, with a 
depth adequate to promote root development for structural stability and vigor. 
 

40. All proposed trees on the property are subject (without time limitation) to the provisions of 
Division C16: Tree Preservation and Removal, of the County Ordinance Code and these 
conditions of approval. 
 

Land Development Engineering  
41. Obtain a Grading Permit from Land Development Engineering (LDE) prior to beginning 

any construction activities. Issuance of the grading permit is required prior to LDE 
clearance of the building permit (building and drainage permits may be applied for 
concurrently). The process for obtaining a drainage permit and the forms that are required 
can be found at the following web page: 
 
https://plandev.sccgov.org/home > How to > Apply for a Permit > Grading Permit 
 
If the County Roads and Airports Department provides a condition of approval to obtain an 
encroachment permit, for your convenience, the grading and encroachment permits will be 
processed concurrently under one set of improvement (grading) plans. 
 

42. Final plans shall include a single sheet which contains the County standard notes and 
certificates as shown on County Standard Cover Sheet. Plans shall be neatly and accurately 
drawn, at an appropriate scale that will enable ready identification and recognition of 
submitted information.  
 

43. Final improvement plans shall be prepared by a licensed civil engineer for review and 
approval by LDE and the scope of work shall be in substantial conformance with the 
conditionally approved preliminary plans on file with the Planning Office. Plans shall include 
plan, profile, typical sections, and construction details for the road/driveway improvements, 
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site grading, drainage improvements, and other structures/improvements covered by the 
grading permit. The final design shall be in conformance with all currently adopted standards 
and ordinances. The following standards are available on-line: 
 
§     March 1981 Standards and Policies Manual, Volume 1 (Land Development) 
 
https://plandev.sccgov.org/how > Ordinances & Codes > Land Development Standards and 
Policies 
 
§     2007 Santa Clara County Drainage Manual 
 
https://plandev.sccgov.org/how > Ordinances & Codes > Grading and Drainage Ordinance 
 

44. The grading plans shall include the following improvements: 
 
Private access road (Hillside Condition) per modified County Standard Detail SD2, from 
approximately Ambrose Road to the turnaround on APN: 517-37-003, as generally shown in 
the conditionally approved plans. 
  
Turnaround on APN: 517-37-003 per modified County Standard Detail SD16, as generally 
shown in the conditionally approved plans, subject to final approval by the County Fire 
Marshall’s Office. The turnaround shall serve as both the terminus of the road and the fire 
truck turnaround.  
 
Drainage improvements to ensure that the storm drainage flowing down the inboard side of 
the shared access road is conveyed across, and not down, the Lands of Tengan driveway 
(APN: 517-37-002). 
  
Standard turnaround and turnouts per County Standard SD16 (fire truck turnaround is per 
modified County Standard SD16). 
 
The bridge on the private access road shall be consistent with the lane and shoulder widths 
noted in County Standard SD2. The bridge shall meet or exceed California Department of 
Transportation current structural design standards. The bridge requires a separate building 
permit from the Building Inspection Section. 
  
A debris catchment fence, located on APN: 517-37-001, to protect the structures located on 
the Lands of Tengen (APN: 517-37-002) during construction shall be installed. The debris 
catchment fence shall be located as close to the road construction as practicable (to reduce 
the momentum of falling debris) and shall extend 20-feet beyond the limits of the fall line 
extended up from the structures located on the Lands of Tengen. The debris fence shall be 
designed to withstand falling debris up to 200-lbs. 
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45. Survey monuments shall be shown on the improvement plan to provide sufficient 

information to locate the proposed improvements and the property lines. Existing monuments 
must be exposed, verified, and noted on the plans. Where existing monuments are below 
grade, they shall be field verified by the surveyor and the grade shall be restored and a 
temporary stake shall be placed identifying the location of the found monument. If existing 
survey monuments are not found, temporary staking delineating the property line may be 
placed prior to construction and new monuments shall be set prior to final acceptance of 
the improvements. The permanent survey monuments shall be set pursuant to the State Land 
Surveyor’s Act. The Land Surveyor / Engineer in charge of the boundary survey shall file 
appropriate records pursuant to Business and Professions Code Section 8762 or 8771 of the 
Land Surveyors Act with the County Surveyor. 
 

46. The improvement plans shall include an Erosion and Sediment Control Plan that outlines 
seasonally appropriate erosion and sediment controls during the construction period. Include 
the County’s Standard Best Management Practice Plan Sheets BMP-1 and BMP-2 with the 
Plan Set. 
 

47. All applicable easements affecting the parcel(s) with benefactors and recording information 
shall be shown on the improvement plans. 

 
48. Provide a drainage analysis prepared by a licensed civil engineer in accordance with criteria 

as designated in the 2007 County Drainage Manual (see Section 6.3.3 and Appendix L for 
design requirements). The on-site drainage will be controlled in such a manner as to not 
increase the downstream peak flow for the 10-year and 100-year storm event or cause a 
hazard or public nuisance. The mean annual precipitation is available on the on-line property 
profile. 
 

49. All new on-site utilities, mains and services shall be placed underground and extended to 
serve the proposed development. All extensions shall be included in the improvement plans. 
Off-site work should be coordinated with any other undergrounding to serve other properties 
in the immediate area. 
 

50. Submit a completed San Francisco Bay Watershed (C.3) Questionnaire.  In the plans, include 
site design measures, source control measures, stormwater treatment, and hydromodification 
management (if applicable) to comply with NPDES Municipal Regional Permit (MRP) 
Provision C.3 requirements.  The questionnaire will assess and identify the applicable 
requirements for the project.  The questionnaire is available on the County website at:    

 
https://plandev.sccgov.org/policies-programs/stormwater-management-program 

 
51. Provide a Storm Water Management Plan generally showing how the project complies with 

MRP Provision C.3 requirements.  The plan shall detail the project’s drainage management 
areas (DMAs), self-treating areas, self-retaining areas, stormwater treatment facilities, 
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hydromodification management (if applicable) and site design and source control measures.  
Provide sizing calculations to demonstrate that retention and/or treatment facilities have been 
sized adequately.  For additional information, refer to the C.3 Stormwater Handbook 
published by the Santa Clara Valley Urban Runoff Pollution Prevention Program 
(SCVURPPP) available at the following website:    
 
https://scvurppp.org/newdev/newdev-fact-sheets 
 

52. Enter into an Operations and Maintenance Agreement for Stormwater Quality Improvements 
with the County per Section B11.5-23 of the County Ordinance Code. 
 

53. Submit one copy of the signed and stamped geotechnical report for the project. 
 

54. Submit a plan review letter by the Project Geotechnical Engineer certifying that the 
geotechnical recommendations in the above geotechnical report have been incorporated into 
the improvement plan. 
 

55. Indicate on the improvement plans the land area that will be disturbed. If one acre or more of 
land area will be disturbed, file a Notice of Intent (NOI) with the State Water Resources 
Control Board (SWRCB) for coverage under the State General Construction Permit. The 
SWRCB will issue a Waste Discharge Identification number (WDID). The WDID number 
shall be shown on the on the final improvement plans. The SWRCB web site is at: 
 
https://www.waterboards.ca.gov/water_issues/programs/stormwater/construction.html 

 
56. Offer to dedicate curvilinear right-of-way to the public and the County for private road 

purposes for the shared access road and turnaround. The right-of-way may have variable 
width but shall fully encompass the shared access road, turnaround, and any improvements 
necessary to support the construction and maintenance of the road and turnaround (e.g., slope 
easements, retaining walls, etc.). The offer of dedication shall be from the common property 
line with APN: 517-37-004 to the end of the fire truck turnaround. 

 
57. Enter into a land development improvement agreement with the County. Submit an 

Engineer’s Estimate of Probable Construction Cost prepared by a registered civil engineer 
with all stages of work clearly identified for all improvements and grading as proposed in 
this application. Post financial assurances based upon the estimate, sign the development 
agreement, and pay necessary inspection and plan check fees, and provide County with a 
Certificate of Worker's Compensation Insurance. 

 
Roads and Airports 
58. Obtain a Santa Clara County Roads and Airports Department (RAD) Encroachment Permit 

for the following required improvements: 
A. Installation of the shared driveway approach on Sanborn Road to County Standard B/5. 

https://www.waterboards.ca.gov/water_issues/programs/stormwater/construction.html
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The process for obtaining an Encroachment Permit and the forms that are required can be 
found at: www.countyroads.org > Services > Apply for Permits > Encroachment Permit. 
 

59. Demonstrate that the post-development maximum flow rate into the County Road right-of-
way is equal-to or less-than the pre-development corresponding storm event flow rate per the 
County Drainage Manual. Provide engineered plans and drainage calculations for any 
detention or retention system necessary to satisfy this requirement. 

 
Department of Environmental Health  
60. Prior to issuance of a development permit, apply for and receive septic system clearance 

from the Department of Environmental Health.  Sewage disposal conditions have been 
determined as follows: utilization of a 2000-gallon septic tank, 2000-gallon pump tank, a 
dual leach field sized as 275 linear feet plus 275 linear feet, interconnected via an positive 
diversion valve. This system as condition can serve a single-family dwelling not to exceed 4- 
bedrooms. 
 

61. Prior to issuance of a development permit, submit the final septic system site plan on the 
final grading and drainage plan showing the house, driveway, accessory structures (if 
applicable), septic and pump tanks, and the required drain lines to contour.  
 

62. Submit final floor plans to ensure no changes to layout that effect waste loading sizing for 
septic system. 
 

63. Be advised that any modification to the stamped approved septic system design which 
requires a subsequent review and approval by DEH will require the applicant to return all 
previously approved septic design plans to the district specialist prior to obtaining current 
design approval.  
 

64. Call Jeff Camp (408-918-3473) for either individual and/or shared water system 
clearance. This is a separate submittal to the Department of Environmental Health subject to 
completion of service application for water clearance, submittal of documents to include, but 
not limited to, a well completion report, well yield report, analytical results from water 
sampling, and payment of applicable fees.  

 
County Geologist 
65. Prior to issuance of final grading permits, submit to the County Geologist a Plan Review 

Letter prepared by the Project Geotechnical Consultant that confirms the plans conform with 
the recommendations presented in the approved geotechnical and geological report by E2C, 
Inc., dated February 11, 2005. 
 

CAL Fire 
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66. Driveway grade may only exceed 16%, not to exceed 20%, with approval from the local 

authority having jurisdiction and with mitigations to provide for same practical effect. 
 

67. Driveway requires a turnaround per 14 CCR § 1273.05. 
a. 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. 

b. A turnaround shall be provided on driveways over 300 feet in length and shall be 
within fifty (50) feet of the building. 

 
68. Driveway requires a turnout near the midpoint of the driveway per 14 CCR § 1273.05, to 

meet specifications in 14 CCR § 1273.06. Should the driveway exceed 800 feet in length, 
additional turnouts will be required pursuant to that section. 

a. Turnouts shall be a minimum of twelve (12) feet wide and thirty (30) feet long with a 
minimum twenty-five (25) foot taper on each end. 

 
69. Ensure radius on driveway meets specifications of not having a horizontal inside radius 

curvature of less than fifty (50) feet pursuant to 14 CCR § 1273.04.  
 

CONDITIONS OF APPROVAL TO BE COMPLETED PRIOR TO FINAL INSPECTION  
 
Planning 
70. Prior to final inspection, contact Robert Cain in the Planning Division, at least two (2) 

weeks in advance to schedule a site visit to verify that all conditions have been satisfied.  
 

Land Development Engineering 
71. Existing and set permanent survey monuments shall be verified by inspectors prior to final 

acceptance of the improvements by the County. Any permanent survey monuments 
damaged or missing shall be reset by a licensed land surveyor or registered civil engineer 
authorized to practice land surveying and they shall file appropriate records pursuant to 
Business and Professions Code Section 8762 or 8771 of the Land Surveyors Act with the 
County Surveyor. 

 
72. Construct the improvements. Construction staking is required and shall be the responsibility 

of the developer. 
 

73. Prior to final building permit occupancy, the debris catchment fence and any associated 
debris shall be completely removed from the site.  
 

74.  Grading violations exist on both parcels (APNs: 517-37-003 and 517-37-001).  Abatement 
of the grading violations (i.e., the completion of grading work for both lots) is required prior 
to final building permit occupancy.  
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Roads and Airports 
75.  Construct all of the improvements approved under the Encroachment Permit. 
 
Department of Environmental Health  
76. Provide proof of garbage service at the time of final occupancy sign-off. Garbage service in 

the unincorporated areas of Santa Clara County is mandatory. 
 

County Geologist 
77. Observation and testing by the Project Geotechnical Consultant will be required during 

grading and construction. Prior to Final Grading and Final Construction, submit to the 
County Geologist a Construction Observation Letter prepared by the geotechnical consultant 
that verifies the work was completed with approved reports and plans.  

 
Fire Marshal’s Office 
78. An approved residential fire sprinkler system complying with CFMO-SP6 shall be installed 

throughout the structure.  
NOTE: The fire sprinkler system shall be installed and finaled by this office prior to 
occupancy. A separate permit shall be obtained from this office by a state licensed C-16 
contractor prior to installation. Please allow for a minimum of 30 days for plan review of 
fire sprinkler plans by this office. 

 
CAL Fire 
79. This property will need to comply with all vegetation requirements of Public Resource Code 

(PRC 4291). 
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GENERAL CONDITIONS 1.  ALL CONSTRUCTION WORK SHALL BE PERFORMED IN ACCORDANCE WITH THE SOILS AND/OR GEOTECHNICAL ALL CONSTRUCTION WORK SHALL BE PERFORMED IN ACCORDANCE WITH THE SOILS AND/OR GEOTECHNICAL REPORT PREPARED BY E2C DATED FEBRUARY 11, 2005, FILE NO. 2171SC01 AND SUBSEQUENT UPDATES BY APPLIED WATER RESOURCES LETTER DATED JULY 2, 2014. THIS REPORT IS SUPPLEMENTED BY: 1) THESE PLANS AND SPECIFICATIONS, 2) THE COUNTY OF SANTA CLARA STANDARD DETAILS. 3) THE COUNTY OF SANTA CLARA STANDARD SPECS, 4) STATE OF CALIFORNIA STANDARD DETAILS, 5) STATE OF CALIFORNIA STANDARD SPECIFICATIONS. IN THE EVENT OF CONFLICT THE FORMER SHALL TAKE PRECEDENCE OVER THE LATTER. THE PERFORMANCE AND COMPLETION OF ALL WORK MUST BE TO THE SATISFACTION OF THE COUNTY. 2.  DEVELOPER IS RESPONSIBLE FOR INSTALLATION OF THE IMPROVEMENTS SHOWN ON THESE PLANS AND HE OR HIS DEVELOPER IS RESPONSIBLE FOR INSTALLATION OF THE IMPROVEMENTS SHOWN ON THESE PLANS AND HE OR HIS SUCCESSOR PROPERTY OWNERS ARE RESPONSIBLE FOR THEIR CONTINUED MAINTENANCE. 3.  DEVELOPER SHALL BE RESPONSIBLE FOR CORRECTION OF ANY ERRORS OR OMISSIONS IN THESE PLANS. THE DEVELOPER SHALL BE RESPONSIBLE FOR CORRECTION OF ANY ERRORS OR OMISSIONS IN THESE PLANS. THE COUNTY SHALL BE AUTHORIZED TO REQUIRE DISCONTINUANCE OF ANY WORK AND SUCH CORRECTION AND MODIFICATION OF PLANS AS MAY BE NECESSARY TO COMPLY WITH COUNTY STANDARDS OR CONDITIONS OF DEVELOPMENT APPROVAL. 4.  DEVELOPER SHALL OBTAIN ENCROACHMENT PERMITS FROM THE SANTA CLARA VALLEY WATER DISTRICT AND DEVELOPER SHALL OBTAIN ENCROACHMENT PERMITS FROM THE SANTA CLARA VALLEY WATER DISTRICT AND CALIFORNIA DEPARTMENT OF TRANSPORTATION WHERE NEEDED. COPIES OF THESE PERMITS SHALL BE KEPT AT THE JOB SITE FOR REVIEW BY THE COUNTY'S INSPECTOR. 5.  DEVELOPER SHALL REMOVE OR TRIM ALL TREES TO PROVIDE AN UNOBSTRUCTED FIFTEEN (15) FOOT VERTICAL DEVELOPER SHALL REMOVE OR TRIM ALL TREES TO PROVIDE AN UNOBSTRUCTED FIFTEEN (15) FOOT VERTICAL CLEARANCE FOR ROADWAY AREA. 6.  THIS PLAN AUTHORIZES THE REMOVAL OF ONLY THOSE TREES WITH TRUNK DIAMETERS GREATER THAN 12 INCHES THIS PLAN AUTHORIZES THE REMOVAL OF ONLY THOSE TREES WITH TRUNK DIAMETERS GREATER THAN 12 INCHES MEASURED 4.5 FEET ABOVE THE GROUND THAT ARE SHOWN TO BE REMOVED UNLESS AN AMENDED PLAN IS APPROVED OR A SEPARATE TREE REMOVAL PERMIT IS OBTAINED FROM THE PLANNING OFFICE. IT IS THE CONTRACTOR'S RESPONSIBILITY TO ENSURE THAT REMOVAL OF ADDITIONAL TREES HAS BEEN PERMITTED. 7.  DEVELOPER SHALL PROVIDE ADEQUATE DUST CONTROL AS REQUIRED BY THE COUNTY INSPECTOR. DEVELOPER SHALL PROVIDE ADEQUATE DUST CONTROL AS REQUIRED BY THE COUNTY INSPECTOR. 8.  ALL PERSONS MUST COMPLY WITH SECTION 4442 OF THE PUBLIC RESOURCES CODE AND SECTION 13005 OF THE ALL PERSONS MUST COMPLY WITH SECTION 4442 OF THE PUBLIC RESOURCES CODE AND SECTION 13005 OF THE HEALTH AND SAFETY CODE RELATING TO THE USE OF SPARK ARRESTERS. 9.  UPON DISCOVERING OR UNEARTHING ANY BURIAL SITE AS EVIDENCED BY  HUMAN SKELETAL REMAINS OR UPON DISCOVERING OR UNEARTHING ANY BURIAL SITE AS EVIDENCED BY  HUMAN SKELETAL REMAINS OR ARTIFACTS, THE PERSON MAKING SUCH DISCOVERY SHALL IMMEDIATELY NOTIFY THE COUNTY CORONER AT (408)   454-2520 AND LAND DEVELOPMENT ENGINEERING OFFICE AT (408) 299-5730. NO FURTHER DISTURBANCE OF THE SITE MAY BE MADE EXCEPT AS AUTHORIZED BY THE LAND DEVELOPMENT OFFICE IN ACCORD WITH PROVISIONS OF THIS ORDINANCE (COUNTY ORDINANCE CODE SECTION B6-18). 10. THESE PLANS ARE FOR THE WORK DESCRIBED IN THE SCOPE OF WORK ONLY. A SEPARATE PERMIT WILL BE THESE PLANS ARE FOR THE WORK DESCRIBED IN THE SCOPE OF WORK ONLY. A SEPARATE PERMIT WILL BE REQUIRED FOR THE SEPTIC LINE CONSTRUCTION. 11. ANY DEVIATION FROM THESE APPROVED PLANS SHALL BE RE-APPROVED IN WRITING BY THE COUNTY ENGINEER ANY DEVIATION FROM THESE APPROVED PLANS SHALL BE RE-APPROVED IN WRITING BY THE COUNTY ENGINEER PRIOR TO CONSTRUCTION. CONSTRUCTION STAKING 1.  THE DEVELOPER'S ENGINEER IS RESPONSIBLE FOR THE INITIAL PLACEMENT AND REPLACEMENT OF CONSTRUCTION THE DEVELOPER'S ENGINEER IS RESPONSIBLE FOR THE INITIAL PLACEMENT AND REPLACEMENT OF CONSTRUCTION GRADE STAKES. THE STAKES ARE TO BE ADEQUATELY IDENTIFIED, LOCATED, STABILIZED, ETC. FOR THE CONVENIENCE OF CONTRACTORS. LATERAL OFFSET OF STAKES SET FOR CURBS AND GUTTERS SHALL NOT EXCEED 2 1/2 FEET FROM BACK OF CURB. 2.  ANY PROPERTY LINE STAKES OR ROAD MONUMENTS DISTURBED DURING CONSTRUCTION SHALL BE REPLACED BY ANY PROPERTY LINE STAKES OR ROAD MONUMENTS DISTURBED DURING CONSTRUCTION SHALL BE REPLACED BY DEVELOPER'S ENGINEER AND LICENSED LAND SURVEYOR. 3.  PROPERTY LINE STAKING MUST BE PERFORMED BY THE PROJECT ENGINEER OR LAND SURVEYOR TO ESTABLISH OR PROPERTY LINE STAKING MUST BE PERFORMED BY THE PROJECT ENGINEER OR LAND SURVEYOR TO ESTABLISH OR RE-ESTABLISH THE PROJECT BOUNDARY AND SHALL BE INSPECTED BY THE COUNTY INSPECTOR PRIOR TO THE  BEGINNING OF THE WORK. 4. PROPER CONSTRUCTION STAKES SHALL BE SET IN THE FIELD BY THE PROJECT ENGINEER OR LAND SURVEYOR PROPER CONSTRUCTION STAKES SHALL BE SET IN THE FIELD BY THE PROJECT ENGINEER OR LAND SURVEYOR AND VERIFIED BY THE COUNTY INSPECTOR PRIOR TO THE COMMENCEMENT OF GRADING. CONSTRUCTION INSPECTION 1.  CONTRACTOR SHALL NOTIFY PERMIT INSPECTION UNIT, SANTA CLARA COUNTY PRIOR TO COMMENCING WORK AND CONTRACTOR SHALL NOTIFY PERMIT INSPECTION UNIT, SANTA CLARA COUNTY PRIOR TO COMMENCING WORK AND FOR FINAL INSPECTION OF WORK AND SITE. 2. THE COUNTY REQUIRES A MINIMUM OF 24 HOURS ADVANCE NOTICE FOR GENERAL INSPECTION, 48 HOURS FOR THE COUNTY REQUIRES A MINIMUM OF 24 HOURS ADVANCE NOTICE FOR GENERAL INSPECTION, 48 HOURS FOR ASPHALT CONCRETE INSPECTION. 3. INSPECTION BY SANTA CLARA COUNTY SHALL BE LIMITED TO INSPECTION OF MATERIALS AND PROCESSES OF INSPECTION BY SANTA CLARA COUNTY SHALL BE LIMITED TO INSPECTION OF MATERIALS AND PROCESSES OF CONSTRUCTION TO OBSERVE THEIR COMPLIANCE WITH PLANS & SPECIFICATIONS BUT DOES NOT INCLUDE RESPONSIBILITY FOR THE SUPERINTENDENT OF CONSTRUCTION, SITE CONDITIONS, EQUIPMENT OR PERSONNEL. CONTRACTOR SHALL NOTIFY THE COUNTY LAND DEVELOPMENT INSPECTOR AT PHONE (408) 299-6868 AT LEAST 24 HOURS PRIOR TO COMMENCING WORK AND FOR FINAL INSPECTION OF WORK AND SITE. 4.  DEVELOPER AND/OR HIS AUTHORIZED REPRESENTATIVE MUST SUBMIT WRITTEN REQUEST FOR FINAL INSPECTION DEVELOPER AND/OR HIS AUTHORIZED REPRESENTATIVE MUST SUBMIT WRITTEN REQUEST FOR FINAL INSPECTION AND ACCEPTANCE. SAID REQUEST SHALL BE DIRECTED TO THE INSPECTION OFFICE NOTED ON THE PERMIT FORM. 5.  THE CONTRACTOR SHALL PROVIDE TO THE COUNTY CONSTRUCTION INSPECTOR WITH PAD ELEVATION AND THE CONTRACTOR SHALL PROVIDE TO THE COUNTY CONSTRUCTION INSPECTOR WITH PAD ELEVATION AND LOCATION CERTIFICATES, PREPARED BY THE PROJECT ENGINEER OR LAND SURVEYOR, PRIOR TO COMMENCEMENT OF THE BUILDING FOUNDATION. SITE PREPARATION/CLEARING AND GRUBBING) 1.  EXISTING TREES AUTHORIZED FOR REMOVAL, ROOTS, AND FOREIGN MATERIAL IN AREAS TO BE IMPROVED WILL BE EXISTING TREES AUTHORIZED FOR REMOVAL, ROOTS, AND FOREIGN MATERIAL IN AREAS TO BE IMPROVED WILL BE REMOVED TO AN AUTHORIZED DISPOSAL SITE AS FOLLOWS: A)  TO A MINIMUM DEPTH OF TWO FEET BELOW THE FINISHED GRADE OF PROPOSED ROADWAYS (EITHER PRIVATE TO A MINIMUM DEPTH OF TWO FEET BELOW THE FINISHED GRADE OF PROPOSED ROADWAYS (EITHER PRIVATE OR TO BE DEDICATED TO PUBLIC USE)     B)  FROM AREAS AFFECTED BY THE PROPOSED GRADING EXCEPT WHERE NOTED ON THE PLANS. B)  FROM AREAS AFFECTED BY THE PROPOSED GRADING EXCEPT WHERE NOTED ON THE PLANS. FROM AREAS AFFECTED BY THE PROPOSED GRADING EXCEPT WHERE NOTED ON THE PLANS. 2.  IT SHALL BE THE RESPONSIBILITY OF THE DEVELOPER TO MOVE OR RELOCATE UTILITY POLES AND OTHER IT SHALL BE THE RESPONSIBILITY OF THE DEVELOPER TO MOVE OR RELOCATE UTILITY POLES AND OTHER OBSTRUCTIONS IN THE WAY OF CONSTRUCTION. UTILITY LOCATION, TRENCHING & BACKFILL 1. CONTRACTOR SHALL NOTIFY USA (UNDERGROUND SERVICE ALERT) AT 1-800-277-2600 A MINIMUM OF 24 HOURS CONTRACTOR SHALL NOTIFY USA (UNDERGROUND SERVICE ALERT) AT 1-800-277-2600 A MINIMUM OF 24 HOURS BEFORE BEGINNING UNDERGROUND WORK FOR VERIFICATION OF THE LOCATION OF UNDERGROUND UTILITIES. 2.  ACCURATE VERIFICATION AS TO SIZE, LOCATION, AND DEPTH OF EXISTING UNDERGROUND CONDUITS OR FACILITIES ACCURATE VERIFICATION AS TO SIZE, LOCATION, AND DEPTH OF EXISTING UNDERGROUND CONDUITS OR FACILITIES SHALL BE THE INDIVIDUAL CONTRACTOR'S RESPONSIBILITY. PLAN LOCATIONS ARE APPROXIMATE AND FOR GENERAL INFORMATION ONLY. 3.  ALL UNDERGROUND INSTALLATIONS SHALL BE IN PLACE AND THE TRENCH BACKFILLED AND COMPACTED BEFORE ALL UNDERGROUND INSTALLATIONS SHALL BE IN PLACE AND THE TRENCH BACKFILLED AND COMPACTED BEFORE PLACING AGGREGATE BASE MATERIAL OR SURFACE STRUCTURES. SURFACING MAY BE DONE IF THE UTILITY COMPANY CONCERNED INDICATES BY LETTER THAT IT WILL BORE. UNLESS SPECIFICALLY AUTHORIZED BY THE COUNTY, GAS AND WATER MAINS SHALL BE INSTALLED OUTSIDE THE PAVED AREAS. 4.  TRENCH BACKFILL IN EXISTING PAVEMENT AREAS SHALL BE SAND MATERIAL IN ACCORDANCE WITH THE TRENCH BACKFILL IN EXISTING PAVEMENT AREAS SHALL BE SAND MATERIAL IN ACCORDANCE WITH THE APPLICABLE PROVISIONS OF THE STATE SPECIFICATIONS. THE STRUCTURAL SECTION FOR TRENCH REPLACEMENT SHALL CONSIST OF NOT LESS THAN 12 INCHES OF APPROVED AGGREGATE BASE MATERIAL COMPACTED TO A RELATIVE COMPACTION OF AT LEAST 95% AND 4 INCHES OF HOT ASPHALT CONCRETE PLACED IN TWO LIFTS. TRENCH RESTORATION FOR HIGHER TYPE PAVEMENTS SHALL BE MADE IN KIND OR AS DIRECTED BY THE COUNTY. 5.  TRENCH BACKFILL IN NEW CONSTRUCTION AREAS SHALL BE SAND MATERIAL COMPACTED TO A RELATIVE TRENCH BACKFILL IN NEW CONSTRUCTION AREAS SHALL BE SAND MATERIAL COMPACTED TO A RELATIVE COMPACTION OF AT LEAST 90%. THE REQUIREMENT FOR SELECT MATERIAL MAY BE WAIVED BY COUNTY IF THE NATIVE SOIL IS SUITABLE FOR USE AS TRENCH BACKFILL BUT THE COMPACTION REQUIREMENTS WILL NOT BE THEREBY WAIVED. 6.  BACKFILL AND TRENCH RESTORATION REQUIREMENTS SHALL APPLY AS MINIMUM STANDARDS TO ALL BACKFILL AND TRENCH RESTORATION REQUIREMENTS SHALL APPLY AS MINIMUM STANDARDS TO ALL UNDERGROUND FACILITIES INSTALLED BY OTHER FIRMS OR PUBLIC AGENCIES. GRADING 1.  EXCAVATED MATERIAL SHALL BE PLACED IN THE FILL AREAS DESIGNATED OR SHALL BE HAULED AWAY FROM THE EXCAVATED MATERIAL SHALL BE PLACED IN THE FILL AREAS DESIGNATED OR SHALL BE HAULED AWAY FROM THE SITE TO A COUNTY APPROVED DISPOSAL SITE. WHERE FILL MATERIAL IS TO BE PLACED ON NATURAL GROUND, IT SHALL BE STRIPPED OF ALL VEGETATION. TO ACHIEVE A PROPER BOND WITH THE FILL MATERIAL, THE SURFACE OF THE GROUND SHALL BE SCARIFIED TO DEPTH OF 6" BEFORE FILL IS PLACED. WHERE NATURAL GROUND IS STEEPER THAN 5:1, IT SHALL BE BENCHED AND THE FILL KEYED IN TO ACHIEVE STABILITY. WHERE NEW FILL IS TO BE PLACED ON EXISTING FILL THE EXISTING FILL SHALL BE REMOVED UNTIL MATERIAL COMPACTED TO 90% RELATIVE COMPACTION IS EXPOSED. THEN THE NEW FILL MATERIAL SHALL BE PLACED AS PER THESE CONSTRUCTION NOTES. FILL MATERIAL SHALL BE PLACED IN UNIFORM LIFTS NOT EXCEEDING 6" IN UNCOMPACTED THICKNESS. BEFORE COMPACTION BEGINS, THE FILL SHALL BE BROUGHT TO A WATER CONTENT THAT WILL PERMIT PROPER COMPACTION BY EITHER 1) AERATING THE FILL IF IT IS TOO WET OR 2) MOISTENING THE FILL WITH WATER IF IT IS TOO DRY. EACH LIFT SHALL BE THOROUGHLY MIXED BEFORE COMPACTION TO ENSURE A UNIFORM DISTRIBUTION OF MOISTURE. 2. EXCESS CUT MATERIAL SHALL NOT BE SPREAD OR STOCKPILED ON THE SITE. EXCESS CUT MATERIAL SHALL NOT BE SPREAD OR STOCKPILED ON THE SITE. 3.  SURPLUS EARTH FILL MATERIAL SHALL BE PLACED IN A SINGLE (8" MAX) THICK LAYER COMPACTED TO SURPLUS EARTH FILL MATERIAL SHALL BE PLACED IN A SINGLE (8" MAX) THICK LAYER COMPACTED TO WITHSTAND WEATHERING IN THE AREA(S) DELINEATED ON THE PLAN. 4.  NO ORGANIC MATERIAL SHALL BE PLACED IN ANY FILL. NO TREES SHALL BE REMOVED OUTSIDE OF CUT, FILL OR NO ORGANIC MATERIAL SHALL BE PLACED IN ANY FILL. NO TREES SHALL BE REMOVED OUTSIDE OF CUT, FILL OR ROADWAY AREAS. 5.  THE UPPER 6" OF SUBGRADE BELOW DRIVEWAY ACCESS ROAD OR PARKING AREA SHALL BE COMPACTED TO 95% THE UPPER 6" OF SUBGRADE BELOW DRIVEWAY ACCESS ROAD OR PARKING AREA SHALL BE COMPACTED TO 95% OF MAXIMUM DENSITY. 6.  MAXIMUM CUT SLOPE SHALL BE 2 HORIZONTAL TO 1 VERTICAL. MAXIMUM FILL SLOPE SHALL BE 2 HORIZONTAL TO MAXIMUM CUT SLOPE SHALL BE 2 HORIZONTAL TO 1 VERTICAL. MAXIMUM FILL SLOPE SHALL BE 2 HORIZONTAL TO 1 VERTICAL. 7. NOTIFY SOILS ENGINEER TWO (2) DAYS PRIOR TO COMMENCEMENT OF ANY GRADING WORK TO COORDINATE THE NOTIFY SOILS ENGINEER TWO (2) DAYS PRIOR TO COMMENCEMENT OF ANY GRADING WORK TO COORDINATE THE WORK IN THE FIELD. 8.  ALL MATERIALS FOR FILL SHOULD BE APPROVED BY THE SOILS ENGINEER BEFORE IT IS BROUGHT TO THE SITE. ALL MATERIALS FOR FILL SHOULD BE APPROVED BY THE SOILS ENGINEER BEFORE IT IS BROUGHT TO THE SITE. 9. THE UPPER 6" OF THE SUBGRADE SOIL SHALL BE SCARIFIED, MOISTURE CONDITIONED AND COMPACTED TO A THE UPPER 6" OF THE SUBGRADE SOIL SHALL BE SCARIFIED, MOISTURE CONDITIONED AND COMPACTED TO A MINIMUM RELATIVE COMPACTION OF 95% 10. ALL AGGREGATE BASE MATERIAL SHALL BE COMPACTED TO A MINIMUM 95% RELATIVE COMPACTION. ALL AGGREGATE BASE MATERIAL SHALL BE COMPACTED TO A MINIMUM 95% RELATIVE COMPACTION. 11. THE GEOTECHNICAL PLAN REVIEW LETTER MUST BE REVIEWED AND APPROVED BY THE COUNTY GEOLOGIST PRIOR THE GEOTECHNICAL PLAN REVIEW LETTER MUST BE REVIEWED AND APPROVED BY THE COUNTY GEOLOGIST PRIOR TO FINAL APPROVAL BY THE COUNTY ENGINEER FOR BUILDING OCCUPANCY. 12. THE PROJECT GEOTECHNICAL ENGINEER SHALL PERFORM COMPACTION TESTING AND PRESENT THE RESULTS TO THE PROJECT GEOTECHNICAL ENGINEER SHALL PERFORM COMPACTION TESTING AND PRESENT THE RESULTS TO THE COUNTY ENGINEERING INSPECTOR PRIOR TO THE CONSTRUCTION OF ANY PAVED AREA.   13. GRADING WORK BETWEEN OCTOBER 15TH AND APRIL 15TH IS AT THE DISCRETION OF THE SANTA CLARA COUNTY GRADING WORK BETWEEN OCTOBER 15TH AND APRIL 15TH IS AT THE DISCRETION OF THE SANTA CLARA COUNTY GRADING OFFICIAL.  14. TOTAL DISTURBED AREA FOR THE PROJECT IS 17,000 SF. TOTAL DISTURBED AREA FOR THE PROJECT IS 17,000 SF. 15. WDID NO.______________________.  WDID NO.______________________.  16. THE INSPECTOR MAY VERIFY THAT A VALID NOTICE OF INTENT (NOI) HAS BEEN ISSUED BY THE STATE AND THAT THE INSPECTOR MAY VERIFY THAT A VALID NOTICE OF INTENT (NOI) HAS BEEN ISSUED BY THE STATE AND THAT A CURRENT AND UP TO DATE STORM WATER POLLUTION PREVENTION PLAN (SWPPP) IS AVAILABLE ON SITE.  RETAINING WALLS 1. REINFORCED CONCRETE AND CONCRETE MASONRY UNIT RETAINING WALLS SHALL HAVE FOUNDATION AND REINFORCED CONCRETE AND CONCRETE MASONRY UNIT RETAINING WALLS SHALL HAVE FOUNDATION AND REINFORCEMENT INSPECTED BY THE COUNTY ENGINEERING INSPECTOR AND ENGINEER OF RECORD PRIOR TO POURING THE FOUNDATION AND FORMING THE WALL. 2.  SEGMENTAL BLOCK RETAINING WALLS SHALL HAVE FOUNDATION AND REINFORCEMENT INSPECTED BY THE COUNTY SEGMENTAL BLOCK RETAINING WALLS SHALL HAVE FOUNDATION AND REINFORCEMENT INSPECTED BY THE COUNTY ENGINEERING INSPECTOR.
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NO WORK SHALL BE DONE IN THE COUNTY'S RIGHT-OF-WAY WITHUOT AN ENCROACHEMENT PERMIT, INCLUDING THE STAGING OF CONSTRUCTION MATERIAL AND THE PLACEMENT OF PORTABLE TOILETS.
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COUNTY OF SANTA CLARA DEPT. OF ROADS AND AIRPORTS
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AIR QUALITY, LANDSCAPING AND EROSION CONTROL 1. WATER ALL ACTIVE CONSTRUCTION AREAS AT LEAST TWICE DAILY. WATER ALL ACTIVE CONSTRUCTION AREAS AT LEAST TWICE DAILY. 2.  COVER ALL TRUCKS HAULING SOIL, SAND, AND OTHER LOOSE MATERIALS OR REQUIRE ALL TRUCKS TO MAINTAIN COVER ALL TRUCKS HAULING SOIL, SAND, AND OTHER LOOSE MATERIALS OR REQUIRE ALL TRUCKS TO MAINTAIN AT LEAST TWO FEET OF FREEBOARD. 3. PAVE, APPLY WATER THREE TIMES DAILY, OR APPLY (NON-TOXIC) SOIL STABILIZERS ON ALL UNPAVED ACCESS PAVE, APPLY WATER THREE TIMES DAILY, OR APPLY (NON-TOXIC) SOIL STABILIZERS ON ALL UNPAVED ACCESS ROADS, PARKING AREAS AND STAGING AREAS AT CONSTRUCTION SITES. 4. SWEEP DAILY (WITH WATER SWEEPERS) ALL PAVED ACCESS ROADS, PARKING AREAS AND STAGING AREAS AT SWEEP DAILY (WITH WATER SWEEPERS) ALL PAVED ACCESS ROADS, PARKING AREAS AND STAGING AREAS AT CONSTRUCTION SITES.  THE USE OF DRY POWDER SWEEPING IS PROHIBITED. 5. SWEEP STREETS DAILY (WITH WATER SWEEPERS) IF VISIBLE SOIL MATERIAL IS CARRIED ONTO ADJACENT PUBLIC SWEEP STREETS DAILY (WITH WATER SWEEPERS) IF VISIBLE SOIL MATERIAL IS CARRIED ONTO ADJACENT PUBLIC STREETS.  THE USE OF DRY POWDER SWEEPING IS PROHIBITED. 6. ALL CONSTRUCTION VEHICLES, EQUIPMENT AND DELIVERY TRUCKS SHALL  HAVE A MAXIMUM IDLING TIME OF 5 ALL CONSTRUCTION VEHICLES, EQUIPMENT AND DELIVERY TRUCKS SHALL  HAVE A MAXIMUM IDLING TIME OF 5 MINUTES (AS REQUIRED BY THE CALIFORNIA AIRBORNE TOXIC CONTROL MEASURE TITLE 13, SECTION 2485 OF CALIFORNIA CODE OF REGULATIONS (CCR)).  ENGINES SHALL BE SHUT OFF IF CONSTRUCTION REQUIRES LONGER IDLING TIME UNLESS NECESSARY FOR PROPER OPERATION OF THE VEHICLE. 7. ALL VEHICLE SPEEDS ON UNPAVED ROADS SHALL BE LIMITED TO 15 MILES PER HOUR. ALL VEHICLE SPEEDS ON UNPAVED ROADS SHALL BE LIMITED TO 15 MILES PER HOUR. 8. ALL CONSTRUCTION EQUIPMENT SHALL BE MAINTAINED AND PROPERLY TUNED IN ACCORDANCE WITH ALL CONSTRUCTION EQUIPMENT SHALL BE MAINTAINED AND PROPERLY TUNED IN ACCORDANCE WITH MANUFACTURER'S SPECIFICATIONS.  ALL EQUIPMENT SHALL BE CHECKED BY A CERTIFIED MECHANIC AND DETERMINED TO BE RUNNING IN PROPER CONDITION PRIOR TO OPERATION. 9. POST A SIGN THAT IS AT LEAST 32 SQUARE FEET MINIMUM 2 INCHES LETTER HEIGHT VISIBLE NEAR THE POST A SIGN THAT IS AT LEAST 32 SQUARE FEET MINIMUM 2 INCHES LETTER HEIGHT VISIBLE NEAR THE ENTRANCE OF CONSTRUCTION SITE THAT IDENTIFIES THE FOLLOWING REQUIREMENTS.  OBTAIN ENCROACHMENT PERMIT FOR SIGN FROM ROADS DEPARTMENT OR OTHER APPLICABLE AGENCY IF REQUIRED.   A. 15 MILES PER HOUR (MPH) SPEED LIMIT 15 MILES PER HOUR (MPH) SPEED LIMIT B. 5 MINUTES MAXIMUM IDLING TIME OF VEHICLES 5 MINUTES MAXIMUM IDLING TIME OF VEHICLES C. TELEPHONE NUMBER TO CONTACT THE BAY AREA AIR QUALITY MANAGEMENT DISTRICT REGARDING DUST TELEPHONE NUMBER TO CONTACT THE BAY AREA AIR QUALITY MANAGEMENT DISTRICT REGARDING DUST COMPLAINTS. NOTE PHONE NUMBER OF THE BAY AREA AIR QUALITY MANAGEMENT DISTRICT AIR POLLUTION COMPLAIN HOTLINE OF 1-800-334-6367. 10. ALL FILL SLOPES SHALL BE COMPACTED AND LEFT IN A SMOOTH AND FIRM CONDITION CAPABLE OF WITHSTANDING ALL FILL SLOPES SHALL BE COMPACTED AND LEFT IN A SMOOTH AND FIRM CONDITION CAPABLE OF WITHSTANDING WEATHERING. 11. ALL EXPOSED DISTURBED AREAS SHALL BE SEEDED WITH BROME SEED SPREAD AT THE RATE OF 5 LB. PER 1000 ALL EXPOSED DISTURBED AREAS SHALL BE SEEDED WITH BROME SEED SPREAD AT THE RATE OF 5 LB. PER 1000 SQUARE FEET (OR APPROVED EQUAL). SEEDING AND WATERING SHALL BE MAINTAINED AS REQUIRED TO ENSURE GROWTH. 12. ALL DITCHES SHALL BE LINED PER COUNTY STANDARD SD8. ALL DITCHES SHALL BE LINED PER COUNTY STANDARD SD8. 13. ALL STORM DRAINAGE STRUCTURES SHALL BE INSTALLED WITH EFFECTIVE ENTRANCE & OUTFALL EROSION ALL STORM DRAINAGE STRUCTURES SHALL BE INSTALLED WITH EFFECTIVE ENTRANCE & OUTFALL EROSION CONTROLS E.G. SACKED CONCRETE RIP-RAP. ENERGY DISSIPATERS SHALL BE INSTALLED AT ALL DITCH OUTFALLS. WHERE OUTFALLS ARE NOT INTO AN EXISTING CREEK OR WATER COURSE, RUNOFF SHALL BE RELEASED TO SHEET FLOW. 14. PRIOR TO GRADING COMPLETION AND RELEASE OF THE BOND, ALL GRADED AREAS SHALL BE RESEEDED IN PRIOR TO GRADING COMPLETION AND RELEASE OF THE BOND, ALL GRADED AREAS SHALL BE RESEEDED IN CONFORMANCE WITH THE COUNTY GRADING ORDINANCE TO MINIMIZE THE VISUAL IMPACTS OF THE GRADE SLOPES AND REDUCE THE POTENTIAL FOR EROSION OF THE SUBJECT SITE. 15. PERMANENT LANDSCAPING SHOWN ON THE ATTACHED LANDSCAPE PLAN MUST BE INSTALLED AND FIELD APPROVED PERMANENT LANDSCAPING SHOWN ON THE ATTACHED LANDSCAPE PLAN MUST BE INSTALLED AND FIELD APPROVED BY THE COUNTY PLANNING OFFICE PRIOR TO FINAL APPROVAL BY THE COUNTY ENGINEER, AND FINAL OCCUPANCY RELEASE BY THE BUILDING INSPECTION OFFICE. 16. THE OWNER SHALL PREPARE AND PRESENT A WINTERIZATION REPORT TO THE COUNTY INSPECTOR FOR REVIEW THE OWNER SHALL PREPARE AND PRESENT A WINTERIZATION REPORT TO THE COUNTY INSPECTOR FOR REVIEW PRIOR TO OCTOBER 15TH OF EVERY YEAR. 17. THE OWNER, CONTRACTOR, AND ANY PERSON PERFORMING CONSTRUCTION ACTIVITIES SHALL INSTALL AND THE OWNER, CONTRACTOR, AND ANY PERSON PERFORMING CONSTRUCTION ACTIVITIES SHALL INSTALL AND MAINTAIN CONSTRUCTION BEST MANAGEMENT PRACTICES (BMPS) ON THE PROJECT SITE AND WITHIN THE SANTA CLARA COUNTY ROAD RIGHT-OF-WAY THROUGHOUT THE DURATION OF THE CONSTRUCTION AND UNTIL THE ESTABLISHMENT OF PERMANENT STABILIZATION AND SEDIMENT CONTROL TO PREVENT THE DISCHARGE OF POLLUTANTS  INCLUDING SEDIMENT, CONSTRUCTION MATERIALS, EXCAVATED  MATERIALS, AND WASTE INTO THE SANTA CLARA COUNTY RIGHT-OF-WAY, STORM SEWER WATERWAYS, ROADWAY INFRASTRUCTURE.  BMPS SHALL INCLUDE, BUT NOT BE LIMITED TO THE FOLLOWING; A. PREVENTION OF POLLUTANTS IN STORM WATER DISCHARGES FROM THE CONSTRUCTION SITE AND  THE CONTRACTOR'S MATERIAL AND EQUIPMENT LAYDOWN / STAGING AREAS. B. PREVENTION OF TRACKING OF MUD, DIRT, AND CONSTRUCTION MATERIALS ONTO THE PUBLIC  ROAD RIGHT-OF-WAY.  C. PREVENTION OF DISCHARGE OF WATER RUN-OFF DURING DRY AND WET WEATHER CONDITIONS ONTO THE PUBLIC ROAD RIGHT-OF-WAY. 18. THE OWNER, CONTRACTOR, AND ANY PERSON PERFORMING CONSTRUCTION ACTIVITIES SHALL ENSURE THAT ALL THE OWNER, CONTRACTOR, AND ANY PERSON PERFORMING CONSTRUCTION ACTIVITIES SHALL ENSURE THAT ALL TEMPORARY CONSTRUCTION FACILITIES, INCLUDING BUT NOT LIMITED TO CONSTRUCTION MATERIALS, DELIVERIES, HAZARDOUS AND NON-HAZARDOUS MATERIAL STORAGE, EQUIPMENT, TOOLS, PORTABLE TOILETS, CONCRETE WASHOUT, GARBAGE CONTAINERS, LAYDOWN YARDS, SECONDARY CONTAINMENT AREAS, ETC. ARE LOCATED OUTSIDE THE SANTA CLARA COUNTY ROAD RIGHT-OF-WAY. 19. EROSION CONTROL PLAN IS A GUIDE AND SHALL BE AMENDED AS NECESSARY TO PREVENT EROSION AND ILLICIT EROSION CONTROL PLAN IS A GUIDE AND SHALL BE AMENDED AS NECESSARY TO PREVENT EROSION AND ILLICIT DISCHARGES ON A YEAR AROUND BASIS, DEPENDING ON THE SEASON, WEATHER, AND FIELD CONDITIONS.  EROSION CONTROL MEASURES IN ADDITION TO THOSE NOTED IN THE PERMITTED PLANS MAY BE NECESSARY.  FAILURE TO INSTALL SITE SITE AND SITUATIONALY APPROPRIATE EROSION CONTROL MEASURES MAY RESULT IN VIOLATIONS, FINES, AND A STOPPAGE OF WORK. TREE PROTECTION 1. FOR ALL TREES TO BE RETAINED WITH A CANOPY IN THE DEVELOPMENT AREA OR INTERFACES WITH THE LIMITS OF GRADING FOR ALL PROPOSED DEVELOPMENT ON SITE, THE TREES SHALL BE PROTECTED BY THE PLACEMENT OF RIGID TREE PROTECTIVE FENCING, CONSISTENT WITH THE COUNTY INTEGRATED LANDSCAPE GUIDELINES, AND INCLUDE THE FOLLOWING: A. FENCING SHOULD BE PLACED ALONG THE OUTSIDE EDGE OF THE DRIPLINE OF THE TREE OR GROVE OF TREES. B. THE FENCING SHALL BE MAINTAINED THROUGHOUT THE SITE CONSTRUCTION PERIOD AND SHALL BE INSPECTED PERIODICALLY FOR DAMAGE AND PROPER FUNCTION. C. FENCING SHALL BE REPAIRED, AS NECESSARY, TO PROVIDE A PHYSICAL BARRIER FROM CONSTRUCTION ACTIVITIES. D. SIGNAGE STATING, "WARNING- THIS FENCING SHALL NOT BE REMOVED WITHOUT PERMISSION FROM THE SANTA CLARA COUNTY PLANNING OFFICE (408) 299-5770.  COUNTY OF SANTA CLARA TREE PROTECTION MEASURES MAY BE FOUND AT http://www.sccplanning.gov." SHALL BE PLACED ON THE TREE PROTECTIVE FENCING UNTIL FINAL OCCUPANCY. 2.  PRIOR TO COMMENCEMENT OF ANY CONSTRUCTION ACTIVITY, TREE PROTECTIVE FENCING SHALL BE SECURELY IN PRIOR TO COMMENCEMENT OF ANY CONSTRUCTION ACTIVITY, TREE PROTECTIVE FENCING SHALL BE SECURELY IN PLACED AND INSPECTED BY THE LAND DEVELOPMENT ENGINEERING INSPECTOR. 3.  SEE EXISTING TREE PROTECTION DETAILS FOR MORE INFORMATION. SEE EXISTING TREE PROTECTION DETAILS FOR MORE INFORMATION. ACCESS ROADS AND DRIVEWAYS 1. DRIVEWAY LOCATIONS SHALL BE AS SHOWN ON THE IMPROVEMENT PLANS WITH CENTERLINE STATIONING. THE DRIVEWAY LOCATIONS SHALL BE AS SHOWN ON THE IMPROVEMENT PLANS WITH CENTERLINE STATIONING. THE MINIMUM CONCRETE THICKNESS SHALL BE 6 INCHES THROUGHOUT (WITH A MAXIMUM APPROACH SLOPE OF 1 1/4 INCHES PER FOOT). ALL DRIVEWAY OR COMMON ACCESS ROAD SECTIONS IN EXCESS OF 16 PERCENT SLOPE SHALL HAVE A GROOVED SURFACE. 2. ALL DRIVEWAY OR COMMON ACCESS ROAD SECTIONS IN EXCESS OF 15 LONGITUDINAL SLOPE MUST BE PAVED WITH ALL DRIVEWAY OR COMMON ACCESS ROAD SECTIONS IN EXCESS OF 15 LONGITUDINAL SLOPE MUST BE PAVED WITH A MINIMUM 2-INCH ASPHALT LIFT OR FULL DEPTH CONCRETE LIFT PRIOR TO ANY COMBUSTIBLE FRAMING. 3. ALL DRIVEWAYS OR COMMON ACCESS ROAD SECTIONS SHALL BE MADE OF AN "ALL WEATHER" MATERIAL DESIGNED ALL DRIVEWAYS OR COMMON ACCESS ROAD SECTIONS SHALL BE MADE OF AN "ALL WEATHER" MATERIAL DESIGNED TO SUPPORT 75,000 POUNDS (37.5 TONS). SUCH MATERIAL SHALL BE PORTLAND CEMENT OR ASPHALT  CONCRETE ENGINEERED WITH A GROOVED SURFACE. 4. THE OWNER AND PRIME CONTRACTOR ARE RESPONSIBLE FOR MAINTAINING PROJECT SITE ACCESS AND THE OWNER AND PRIME CONTRACTOR ARE RESPONSIBLE FOR MAINTAINING PROJECT SITE ACCESS AND NEIGHBORHOOD ACCESS FOR EMERGENCY VEHICLES AND LOCAL RESIDENTS. 5. ROADWAYS DESIGNATED AS NOT COUNTY MAINTAINED ROADS AS SHOWN ON THE PLAN WILL NOT BE ELIGIBLE FOR ROADWAYS DESIGNATED AS NOT COUNTY MAINTAINED ROADS AS SHOWN ON THE PLAN WILL NOT BE ELIGIBLE FOR COUNTY MAINTENANCE UNTIL THE ROADWAYS ARE IMPROVED (AT NO COST TO THE COUNTY) TO THE PUBLIC MAINTENANCE ROAD STANDARDS APPROVED BY THE BOARD OF SUPERVISORS AND IN EFFECT AT SUCH TIME THAT THE ROADWAYS ARE CONSIDERED FOR ACCEPTANCE INTO THE COUNTY'S ROAD SYSTEM. 6. ALL WORK IN THE COUNTY ROAD RIGHT-OF-WAY REQUIRES AN ENCROACHMENT PERMIT FROM THE ROADS AND ALL WORK IN THE COUNTY ROAD RIGHT-OF-WAY REQUIRES AN ENCROACHMENT PERMIT FROM THE ROADS AND AIRPORTS DEPARTMENT.  EACH INDIVIDUAL ACTIVITY REQUIRES A SEPARATE PERMIT - I.E. CABLE, ELECTRICAL, GAS, SEWER, WATER, RETAINING WALLS, DRIVEWAY APPROACHES, FENCES, LANDSCAPING, TREE REMOVAL, STORM DRAINAGE IMPROVEMENTS, ETC. STREET LIGHTING 1. PACIFIC GAS & ELECTRIC ELECTROLIER SERVICE FEE SHALL BE PAID BY THE DEVELOPER AND/OR HIS AUTHORIZED PACIFIC GAS & ELECTRIC ELECTROLIER SERVICE FEE SHALL BE PAID BY THE DEVELOPER AND/OR HIS AUTHORIZED REPRESENTATIVE. SANITARY SEWER 1. THE SANITARY SEWER AND WATER UTILITIES SHOWN ON THESE PLANS ARE NOT PART OF THIS GRADING PERMIT THE SANITARY SEWER AND WATER UTILITIES SHOWN ON THESE PLANS ARE NOT PART OF THIS GRADING PERMIT AND ARE SHOWN FOR REFERENCE ONLY. 2. ALL MATERIALS AND METHODS OF CONSTRUCTION OF SANITARY SEWERS SHALL CONFORM TO THE SPECIFICATIONS ALL MATERIALS AND METHODS OF CONSTRUCTION OF SANITARY SEWERS SHALL CONFORM TO THE SPECIFICATIONS OF THE JURISDICTION INVOLVED. INSPECTION OF SANITARY SEWER WORK SHALL BE DONE BY SAID JURISDICTION. PORTLAND CEMENT CONCRETE 1. CONCRETE USED FOR STRUCTURAL PURPOSES SHALL BE CLASS "A" (6 SACK PER CUBIC YARD) AS SPECIFIED IN CONCRETE USED FOR STRUCTURAL PURPOSES SHALL BE CLASS "A" (6 SACK PER CUBIC YARD) AS SPECIFIED IN THE STATE STANDARD SPECIFICATIONS. CONCRETE PLACED MUST DEVELOP A MINIMUM STRENGTH FACTOR OF 2800 PSI IN A SEVEN-DAY PERIOD. THE CONCRETE MIX DESIGN SHALL BE UNDER THE CONTINUAL CONTROL OF THE COUNTY INSPECTOR. STORM DRAINAGE AND STORMWATER MANAGEMENT 1. DEVELOPER IS RESPONSIBLE FOR ALL NECESSARY DRAINAGE FACILITIES WHETHER SHOWN ON THE PLANS OR NOT DEVELOPER IS RESPONSIBLE FOR ALL NECESSARY DRAINAGE FACILITIES WHETHER SHOWN ON THE PLANS OR NOT AND HE OR HIS SUCCESSOR PROPERTY OWNERS ARE RESPONSIBLE FOR THE ADEQUACY AND CONTINUED MAINTENANCE OF THESE FACILITIES IN A MANNER WHICH WILL PRECLUDE ANY HAZARD TO LIFE, HEALTH, OR DAMAGE TO ADJOINING PROPERTY, CONSISTENT WITH NPDES PERMIT CAS612008 / ORDER NO. R2-2009-0047 AND NPDES PERMIT CAS000004/ ORDER NO. 2013-0001-DWQ. 2. DROP INLETS SHALL BE COUNTY STANDARD TYPE 5 UNLESS OTHERWISE NOTED ON THE PLANS. THE DEVELOPER'S DROP INLETS SHALL BE COUNTY STANDARD TYPE 5 UNLESS OTHERWISE NOTED ON THE PLANS. THE DEVELOPER'S ENGINEER SHALL BE RESPONSIBLE FOR THE PROPER LOCATION OF DROP INLETS. WHERE STREET PROFILE GRADE EXCEEDS 6% DROP INLETS SHALL BE SET AT 50° ANGLE TO CURB LINE TO ACCEPT WATER OR AS SHOWN ON THEPLANS. 3. WHERE CULVERTS ARE INSTALLED THE DEVELOPER SHALL BE RESPONSIBLE FOR GRADING THE OUTLET DITCH TO WHERE CULVERTS ARE INSTALLED THE DEVELOPER SHALL BE RESPONSIBLE FOR GRADING THE OUTLET DITCH TO DRAIN TO AN EXISTING SWALE OR TO AN OPEN AREA FOR SHEET FLOW. 4. UPON INSTALLATION OF DRIVEWAY CONNECTIONS, PROPERTY OWNERS SHALL PROVIDE FOR THE UNINTERRUPTED UPON INSTALLATION OF DRIVEWAY CONNECTIONS, PROPERTY OWNERS SHALL PROVIDE FOR THE UNINTERRUPTED FLOW OF WATER IN ROADSIDE DITCHES. 5. THE COUNTY SHALL INSPECT UNDERGROUND DRAINAGE IMPROVEMENTS AND STORMWATER  MANAGEMENT FEATURES THE COUNTY SHALL INSPECT UNDERGROUND DRAINAGE IMPROVEMENTS AND STORMWATER  MANAGEMENT FEATURES PRIOR TO BACKFILL.
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ATTACHMENT E 
Public Comment 



From: Patrick Lam
To: Cain, Robert
Subject: Re: [EXTERNAL] Re: PLN18-8580 16501 Sanborn Road, proposed Bagnas residence
Date: Thursday, February 1, 2024 1:20:54 PM
Attachments: image001.png

Hi Robert,

Thanks for the clarification.

I will be out of the country for the next three weeks, and don't think I will be able to attend the zoom
meeting.

The comment I have is about the road that Mr. Bagnas wanted to build on the egress, which is sharing
between his property, 16500 and 16505 Sanborn Road. The grading has been stopped as it has
jeopardized and invaded the exit and value for both 16500 and 16505 properties. The violated grading
needs to be restored back to its original, and Mr. Bagnas should build his road starting from his property
line.

I am not sure the "minimum fire safe regulation" is a separate issue or not, but I would like to bring it up
as a reminder that the appeal was denied on Dec 7, 2021.

https://plandev.sccgov.org/commissions-other-meetings/state-minimum-fire-safe-regulation-appeals

Thanks,
-Patrick

mailto:robert.cain@pln.sccgov.org
https://plandev.sccgov.org/commissions-other-meetings/state-minimum-fire-safe-regulation-appeals
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