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������ ������/#��� :#�VWX�HYOZK[\�IX]JLK\�QÔH[JOK\�HKI�[WX�KH[ZGX�O_�HK̀�NGONO]XI�LGHIJKL�J]�KX̂X]]HG̀�[O�X][HUQJ]W�OG�YHJK[HJK�H�Z]X�NGX]XK[Q̀�NXGYJ[[XI�Ù�QHa�OK�[WX�NGONXG[̀E�� 4����������������
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ATTACHMENT A 

STATEMENT OF EXEMPTION 
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ATTACHMENT B 
PRELIMINARY CONDITIONS OF APPROVAL 
DESIGN REVIEW AND GRADING APPROVAL 

 
Date: March 2, 2023 
Owner /Applicant: William Lu 
Location: Graystone Lane, San Jose (APN: 696-11-008) 
File Number: PLN22-010 
CEQA: Categorically Exempt – Section 15303, Class 3(a) 
Project Description: Design Review (Tier 2) and Grading Approval for a new 6,298 

square foot single-family residence with a 1,160 square foot 
attached garage and a detached 1,174 square foot accessory 
dwelling unit (ADU) within the “-d1” overlay district. Proposed 
estimated grading quantities are 505 cubic yards of cut and 460 
cubic yards of fill with a maximum depth of 3.5 feet. 

 
Agency Name Phone E-mail 
Planning Carl Hilbrants (408) 299-5781 carl.hilbrants@pln.sccgov.org 
Land Development 
Engineering Darrell Wong (408) 299-5735 darrell.wong@pln.sccgov.org 
Department of 
Environmental Health Darrin Lee (408) 299-5748 darrin.lee@cep.sccgov.org 

Fire Marshal Office Alex Goff (408) 299-5763 alex.goff@sccfd.org 
Roads & Airports 
Department Christine Hi (408) 573-2417 christine.hii@rda.sccgov.org 

Santa Clara Valley 
Water District 

Jourdan Alvarado (408) 265-2607, 
ext. 9230 jalvarado@valleywater.org 

 

STANDARD CONDITIONS OF APPROVAL 
 

Building Inspection 
 
1. For detailed information about the requirements for a Building Permit, obtain a Building Permit 

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

 
Planning 
 
2. Development must take place in accordance with the approved plans, prepared by 

Hayes Shair of Envisuality Group, Inc. and Lea & Braze Engineering, Inc., submitted 
on December 13, 2022 (Attachment D). Any changes to the proposed project may 
result in additional environmental review, pursuant to the California Environmental 
Quality Act, as well as additional Planning review and costs. 
 

3. Existing Zoning is RR-d1 (Rural Residential with -d Design Review Combining 
District). Maintain the following minimum zoning standards: 

mailto:carl.hilbrants@pln.sccgov.org
mailto:darrell.wong@pln.sccgov.org
mailto:darrin.lee@cep.sccgov.org
mailto:alex.goff@sccfd.org
http://www.sccbuilding.org/
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Primary Dwelling Setbacks: 
Front: 30 feet 
Sides: 30 feet 
Rear: 30 feet 
 

Primary Dwelling Height: 
The maximum allowed height of the primary dwelling is 35 feet and may not 
exceed two (2) stories. 
 

Accessory Dwelling Unit (ADU) Setbacks: 
Front: 30 feet 
Sides: 4 feet 
Rear: 4 feet 
 

Accessory Dwelling Unit (ADU) Height: 
The maximum allowed height of an ADU is 18 feet when located within the 
setback area for the primary residence, however, if the setbacks for the primary 
residence are adhered to, the maximum height of an ADU is 35 feet, it may not 
exceed two (2) stories. 
 

4. Accessory Structures are subject to the development standards regarding height and 
setbacks as outlined in Zoning Ordinance Section 4.20.020(D). Per Zoning Ordinance 
Section 4.20.020 (I), accessory structures are limited to two (2) plumbing fixtures 
(toilet and lavatory sink). A Special Permit is required for detached structures with 
more than two plumbing fixtures. Below are the minimum setbacks for accessory 
structures from all property lines. Depending on construction type, the following rear 
and side setback distances and the building separation distance may be decreased: 

 
Front: Rear half of the lot or 30 feet 
Sides: 5 feet 
Rear: 5 feet 
Building Separation: 10 feet 

 
5. Paved driveways, patios, walkways, stairways, decks and similar structures whose 

height does not exceed 30 inches above grade are exempt from setback requirements as 
per Zoning Ordinance Section 4.20.020(B)(1). 

 
6. Driveways and parking areas may not be wider than 40% of the width of the lot's 

frontage along the street, measured where the driveway(s) crosses the edge of the right-
of-way. Driveways and parking areas may not cumulatively cover more than 40% of 
the land area of the front yard (as defined in Santa Clara County Zoning Ordinance 
Section 1.30.030). These limitations shall not apply to flag lots or any lot whose street 
frontage is 25 feet or less. 

 
7. All proposed fencing, including walls and gates, are subject to the regulations in Zoning 

Ordinance Section 4.20.050. Fences over seven (7) feet in height require a building 
permit. 

 



 

File PLN22-010 (DR / G) 
Graystone Lane, San Jose 

Zoning Administration Hearing 
March 2, 2023, Item #2 Page 3 

 

 

8. To ensure that the project will not have any significant adverse impacts to air quality at the 
time of construction, the owner is required to abide by all standard dust control measures set 
forth by both Land Development Engineering and the Bay Area Air Quality Management 
District (BAAQMD). 

 
9. All exterior colors, including roofing and trim, must have a Light Reflectivity Value (LRV) of 

45 or less and be in accordance with the approved color / materials board submitted within the 
approved plans on December 13, 2022. 
 

Land Development Engineering 
 
10. 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 properties. 
 

Department of Environmental Health 
 
11. 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. 
 

Roads & Airports Department 
 
12. A tree removal permit process is required prior to any tree removal, replacement, or 

relocation within the County right-of-way (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. 
 

Santa Clara Valley Water District 
 
13. The site may be subject to flooding in the event of a 1 percent or 100-year flood. For more 

information, please contact the County's Flood Plain Administrator. 
 

14. Santa Clara Valley Water District (District) records indicate the site contains zero (0) wells. 
Any abandoned wells, or wells that are no longer in use, must be properly destroyed. Any 
wells in use that will be impacted by project activities must be protected. As required by 
District Ordinance 90-1, an application must be filed with the District for a permit to construct 
or destroy any well or to drill any exploratory holes dee deeper than 45 feet. Contact the 
District's Wells and Water Measurement Unit at (408) 630-2660, for more information. 

 
15. According to FEMA Firm Panel 06085C0401H (effective date May 18, 2009), the site is 

located within Zone D, which is an area where flood hazards are undetermined, but possible. 
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CONDITIONS OF APPROVAL TO BE COMPLETED PRIOR TO ISSUANCE OF 
BUILDING AND / OR GRADING PERMIT ISSUANCE 

 
Planning 
 

16. Prior to the issuance of any permits, the applicant shall pay all reasonable costs 
associated with the work by the Department of Planning and Development. 

 
17. Prior to issuance of a building permit, and pursuant to Zoning Ordinance Section 5.20.125, 

record a Notice of Permit and Conditions with the Office of the County Clerk-Recorder to 
ensure that successor property owners are aware that certain conditions of approval shall have 
enduring obligation. Evidence of such recordation shall be provided prior to building permit 
issuance.   

 
18. If the proposed landscaping is in excess of 5,000 square feet, a Licensed Landscape 

Architect or equivalent must prepare and sign a landscape plan to be approved by the 
Planning Office. Also, include calculations concerning the water consumption of your 
proposed landscaping. Water consumption must not exceed State mandated 
thresholds.  Show all proposed landscaping on your final building plans. Landscaping 
must include vegetation located along the Graystone Lane frontage to ensure the 
proposed residence is minimally visible to passers-by. 
 

19. Building permit plans shall show the size and species of all trees 12 inches or more in diameter 
within the proposed work area.  Clearly label all trees proposed for removal (diameter and 
type).  Include all trees where construction will occur within the tree dripline.  Any 
construction or grading occurring within the dripline of any tree 12 inches or more in diameter 
shall be protected with construction fencing. 

 
20. To mitigate the impacts of any tree removal, as well as any unanticipated tree removal due to 

construction, the following tree replacement ratios shall be adhered to: 
 

a) For each oak tree removed, provide two (2) 24-inch boxed oak trees. 
 

b) For each other tree removed, provide one (1) 24-inch boxed trees of similar type to that 
which is being removed. 

 
c) Any replacement trees shall be protected with five-foot tall fencing on steel posts driven 

into the ground at the dripline of the trees. 
 

21. All graded areas shall be re-seeded in conformance with the County Grading Ordinance to 
minimize the visual impacts of the graded slopes and to reduce the potential for erosion on the 
subject site.  All excess materials must be removed from the site to a County approved disposal 
site. 

 
Land Development Engineering 
 

22. Obtain a Grading Permit from Land Development Engineering (LDE) prior to 
beginning any construction activities. Issuance of the grading permit is required prior 
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to LDE clearance of the building permit (building and grading permits may be 
applied for concurrently). The process for obtaining a grading permit and the forms 
that are required to do so can be found at the following web page: 
https://plandev.sccgov.org/home > How to > Apply for a Development Permit or 
Planning Application > Grading Permit 
 

23. The Grading Permit and Roads & Airports Encroachment Permit will be processed 
concurrently under one set of improvement (grading) plans.  
  

24.  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.   

25.  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. Include plan, profile, typical 
sections, contour grading for all street, road, driveway, structures, and other improvements as 
appropriate for construction. The final design shall be in conformance with all currently 
adopted standards and ordinances. The following standards are available on-line: 

 
      Standard Details Manual, September 1997, County of Santa Clara, Roads and Airports 

Department; https://countyroads.sccgov.org/home > Do Business with Us > County 
Standard Details, Specifications and Documents 

  
     2007 Santa Clara County Drainage Manual; https://plandev.sccgov.org/home > 

Ordinances & Codes > Grading and Drainage Ordinance 
  

26.  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 grading 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. 

 
27.  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. 

  
28.  All applicable easements affecting the parcel(s) with benefactors and recording information 

shall be shown on the improvement plans. 
  

https://plandev.sccgov.org/home
https://countyroads.sccgov.org/home
https://plandev.sccgov.org/home
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29.  Provide landscaping and disturbed area quantities on the final plans along with water efficiency 
calculations to demonstrate compliance with water usage requirements. 

  
Drainage 

30.  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. 

  
Utilities 

 31.   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. 

  
Stormwater Treatment – San Francisco Bay 

 32.   Include one of the following site design measures per the 2015 Municipal Regional Permit 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. For 
additional information, please refer to the C.3 Stormwater Handbook (June 2016) available at 
the following website: 

  
      www.scvurppp.org > Elements > New Development and Redevelopment > C.3 

Stormwater Handbook (June 2016) 
  

Soils and Geology 
 33.  Submit one copy of the signed and stamped geotechnical report for the project. 
  
34.  Submit a plan review letter by the Project Geotechnical Engineer certifying that the 

geotechnical recommendation in the above geotechnical report have been incorporated into the 
improvement plan. 

 
Department of Environmental Health 

  
35.  Based upon average percolation rate of 43 minutes per inch (MPI) with an application rate of 

0.46 gallons per day per square feet, onsite sewage disposal conditions have been determined 
as follows: 2000-gallon septic tank, a dual dispersal field size at 342 lineal feet plus 342 lineal 
feet (utilizing Infiltrator chambers), interconnected through a positive diversion valve. This 
designed onsite wastewater treatment system can process a designed waste flow not to exceed 
900 gallons per day. 

 
36.  Submit the final onsite wastewater treatment (OWTS) site / design plan to the Department of 

Environmental Health for septic system clearance. This plan shall be overlaid onto the final 
grading and drainage plan (as submitted to Land Development and Engineering). The plans  

http://www.scvurppp.org/
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       shall include the main house, accessory dwelling unit, accessory structures (if applicable), 
driveway, septic tank and drain lines to contour. Maintain all setbacks as outlined within 
County of Santa Clara Onsite Manual. 

 
37.  As confirmation of the final onsite wastewater treatment (OWTS) plan/design, provide to the 

Department of Environmental Health, the final floor plans for the proposed development:  the 
main single-family dwelling and accessory dwelling unit. 

 
38.  Provide a current water will serve letter from San Jose Water Company.  This letter shall 

indicate the service provider’s intent and ability to provide domestic water to the proposed 
development. 

 
Fire Marshal’s Office 

 
39.  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. 

 
40.  The minimum fire-flow shall be 1,125 gpm at 20 psi after sprinkler reduction.  

 
41.  The fire-flow may be adjusted depending upon the final size of the structure shown on the     

building permit set of drawings to meet Appendix B of the CFC. 
 

a)   At the time of plan submittal for building permit, provide written verification from the 
water company that this condition can be satisfied.  

 
42.  These are minimum Fire Marshal standards. Should these standards conflict with any other 

local, state or federal requirement, the most restrictive shall apply. 
 

43.  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. 

 
44.   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 feet plus a 3-foot shoulder on 
each side per CFMO-A1. Driveways are to have a 12-foot drivable width and a 3-foot 
shoulder.  

 
b) Vertical Clearance: Minimum vertical clearance of 15 feet shall be maintained to building 

site. Trim or remove; tree limbs, electrical wires, structures, and similar improvements for 
access roads and 13 feet 6 inches for driveways. 

   
c) Curve Radius: Inside turn radius for curves shall be a minimum of 42 feet. 
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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) Turnarounds: Turnaround shall be provided for driveways in excess of 150 feet 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. 

 
g) 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. 

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

 
45.  Property is located within the South Santa Clara County District Fire response area and the 

State Response Area (served by Cal Fire).    
 
46.  This property is located in the Wildland/Urban Interface Fire 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 of the structure.   

 
47.  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. 

 
48.  Fire department access roads, driveways, turnouts, and turnarounds shall be maintained free 

and clear and accessible at all times for fire department access. 
 
Roads & Airports Department 

 
49.  Obtain a Santa Clara County Roads and Airports Department (RDA) Encroachment Permit for 

the following required improvements: 
  

a) Installation of the driveway approach to County Standard B/5. 
 

b) Removal of any vegetation or other obstructions necessary to provide adequate line-
of-sight at the driveway approach.  
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NOTE: 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. 

  
50.  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. 

 
Santa Clara Valley Water District 

 
51.  On plans to be submitted for a Grading Permit, the following revisions must be addressed: 
 

a) References to the “Santa Clara Valley Water District in Keynote #33 on Sheets C-3.0 
and C-3.1 need to be removed and replaced with the water retailer for the parcel. 
 

b) References to “earthen swale” in Keynote #9 on Sheets C-2.0 and C-2.1 should be 
corrected to note “AC swale.” 

 
c) Keynote #20 on Sheets C-3.01 and C-3.1 should reference Detail #8 on Sheet C-4.0 

and not Sheet C-4.1. 
 
52.  All exterior colors, including roofing and trim, must have a Light Reflectivity Value (LRV) of 

45 or less and be in accordance with the approved color / materials board submitted on 
December 13, 2022. 

 
CONDITIONS OF APPROVAL TO BE COMPLETED PRIOR TO OCCUPANCY OR 
ONE YEAR FROM THE DATE OF THE LAND DEVELOPMENT AGREEMENT, 
WHICHEVER COMES FIRST.  

 
Planning 

 
53.  Prior to final inspection, contact Carl Hilbrants of the Planning Division at least two (2) weeks 

in advance to schedule a site visit to verify the approved exterior colors and landscaping have 
been installed as approved.   

 
Land Development Engineering 

 
54.  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. 

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

the developer. 
 

 

http://www.countyroads.org/
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Department of Environmental Health 
 
56. 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. 
 

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

installed throughout the structure. 
 
58.  The fire sprinkler system shall be installed and finaled by the Fire Marshal Office prior 

to occupancy. A separate permit shall be obtained from the Fire Marshal 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 the Fire Marshal Office. 

 
Roads & Airports Department 

 
 59.   Construct all the improvements approved under the Encroachment Permit. 
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PROPOSED PLANS 



































































ATTACHMENT E 

COLOR AND MATERIAL SAMPLE BOARD 



*This informa on shall also be provided on the eleva on drawings in the plans.

1/24/2019 

 ______________________________ _______________________________ 
Project Address  Project File Number 
___________________________________ 
APN 

Color/Materials Board*

Roof 

______________________________________________ 
Manufacture & Material 
Product Name, Number 

Door & Window Frames, Railings 

______________________________________________ 
Manufacture / Number 
Color Name, LRV 

Trim 

______________________________________________ 
Manufacture / Number 
Color Name, LRV 

Exterior Walls 

______________________________________________ 
Manufacture / Number 
Color Name, LRV 

Architectural Accents (Ex. Stone Veneer) 

______________________________________________ 
Manufacture / Number 
Color Name, LRV 

Retaining Walls 

______________________________________________ 
Manufacture / Number 
Color Name, LRV 

(insert sample here) 

(insert sample here) 

(insert sample here) 

(insert sample here) 

(insert sample here) 

(insert sample here) 

PLN22-010 
18440 Graystone Lane,  
San Jose, CA 95120

696-11-008

Standing  Seam Metal Roofing
Taylor Metal Products
MS-150, Accent Ribs
Charcoal Gray, 12 LRV

i((i(i(i(i(i((iiiiiii(( nsnsnsnsnssnsnnsnsnsnsnsnnnnssnsnsnnnnnsnsnsnnnnsnnssnsnsnsnsnsnsnsnnnnnnnnnnnsnnsnn erererererreererrrrttttttttttttttttttttttttttttttt sssssssasasaasssssssssasssssampmpmmpmmpmpmppmpmpmpmpmpmpmmpmpmpmpmmmmmmmpmmpmmmmmmmmpmpmmmmmpleleleleleeleeeeeeeee hhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhheereeerererere)e)e)e)e)e)e)e)e)e)e)e))e)e))e))e)e)))e)e))e)ee)ee)ee)e)e)e)eee)ee)))e)e))e))ee)e)))e)e)e)e))e)e)ee) 

Aluminum Thermal Break Windows
Milgard Thermally Improved Aluminimum
Dark Bronze Annodized, 2.5 LRV

1 x 6 Painted Cedar

Vertical T & G Siding

Vertical T & G Cedar Siding
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Tru Exterior Board and Batten
Benjamin Moore “Museum Piece” CSP-40
LRV =  41.47

Georgia Pacific Lumber
Benjamin Moore “Museum Piece” CSP-40
LRV =  41.47

Georgia Pacific Lumber
Behr Transparent Wood Finish
LRV =  11.45 

Georgia Pacific Lumber
Natural Finish
LRV =  9.50 

Redwood Post and with 2x12 Lagging (Pressure Treated)
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