
CITY OF CUPERTINO

ADMINISTRATIVE HEARING

AGENDA

This will be a teleconference meeting with no physical location.

Thursday, June 10, 2021

5:00 PM

TELECONFERENCE / PUBLIC PARTICIPATION INFORMATION TO HELP STOP THE

SPREAD OF COVID-19

In accordance with Governor Newsom’s Executive Order No-29-20, this will be a 

teleconference meeting without a physical location to help stop the spread of COVID-19.

Members of the public wishing comment on an item on the agenda may do so in the 

following ways:

1) E-mail comments by 4:00 p.m. on Thursday, June 10th, to the Hearing Officer at 

planning@cupertino.org. These e-mail comments will be received by the Hearing Officer 

before the meeting and posted to the City’s website after the meeting.

2) E-mail comments during the times for public comment during the meeting to the 

Hearing Officer at planning@cupertino.org. The staff liaison will read the emails into the 

record, and display any attachments on the screen, for up to 3 minutes (subject to the 

Hearing Officer’s discretion to shorten time for public comments). Members of the public 

that wish to share a document must email planning@cupertino.org prior to speaking.

3) Teleconferencing Instructions

Members of the public may observe the teleconference meeting or provide oral public 

comments as follows:

Oral public comments will be accepted during the teleconference meeting. Comments may 

be made during “oral communications” for matters not on the agenda, and during the 

public comment period for each agenda item.

Online:

To address the Commission, click on the link below to register in advance and access the 

meeting:

P l e a s e  c l i c k  t h e  l i n k  b e l o w  t o  j o i n  t h e w e b i n a r : 

https://cityofcupertino.zoom.us/webinar/register/WN_WEoxk1uKTy-FMxeW9iEsLA
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Administrative Hearing Agenda June 10, 2021

Phone

Dial 669-900-6833 and enter Webinar ID: 920 6323 9596  (Type * 9 to raise hand to speak) 

Unregistered participants will be called on by the last four digits of their phone number.

Or an H.323/SIP room system: H.323:

162.255.37.11 (US West)

162.255.36.11 (US East)

Meeting ID: 920 6323 9596 

SIP: 92063239596@zoomcrc.com

After registering, you will receive a confirmation email containing information about 

joining the webinar.

Please read the following instructions carefully:

1.  You can directly download the teleconference software or connect to the meeting in your 

internet browser. If you are using your browser, make sure you are using a current and

up-to-date browser: Chrome 30+, Firefox 27+, Microsoft Edge 12+, Safari 7+. Certain 

functionality may be disabled in older browsers, including Internet Explorer.

2.  You will be asked to enter an email address and a name, followed by an email with 

instructions on how to connect to the meeting. Your email address will not be disclosed to 

the public. If you wish to make an oral public comment but do not wish to provide your 

name, you may enter “Cupertino Resident” or similar designation.

3.  When the Hearing Officer calls for the item on which you wish to speak, click on “raise 

hand.” Speakers will be notified shortly before they are called to speak.

4.  When called, please limit your remarks to the time allotted and the specific agenda topic.

In compliance with the Americans with Disabilities Act (ADA), anyone who is planning to 

attend this teleconference meeting who is visually or hearing impaired or has any disability 

that needs special assistance should call the City Clerk's Office at 408-777-3223, at least 48 

hours in advance of the meeting to arrange for assistance. In addition, upon request, in 

advance, by a person with a disability, meeting agendas and writings distributed for the 

meeting that are public records will be made available in the appropriate alternative

format.

ROLL CALL

APPROVAL OF MINUTES
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Administrative Hearing Agenda June 10, 2021

1. Subject:  Draft Minutes of March 11, 2021

Recommended Action:  Approve or modify the Draft Minutes of March 11, 2021

1.  Draft Minutes

ORAL COMMUNICATIONS

This portion of the meeting is reserved for persons wishing to address the Committee on any matter 

within the jurisdiction of the Committee and not on the agenda.  Speakers are limited to three (3) 

minutes.  In most cases, State law will prohibit the Commission from making any decisions with respect 

to a matter not on the agenda.

WRITTEN COMMUNICATIONS

PUBLIC MEETING

2. Subject: Architectural and Site Permit to consider exterior and landscape modifications 

to an existing amenity space in an apartment complex, and a Tree Removal Permit to 

allow the removal and replacement of two protected trees at the existing apartment 

complex. Application No(s): ASA-2020-005, TR-2021-005; Applicant(s): Mike Egusa 

(Woodmont Real Estate Services); Location: 20800 Valley Green Drive  APN 

#326-09-040

Recommended Action:  That the Hearing Officer conduct the public meeting and find:

1) Find that the proposed actions are exempt from CEQA; and, 

2) Approve the Architectural and Site Approval Permit (ASA-2020-006) and the Tree 

Removal Permit (TR-2020-044)
Staff Report

1. Draft Resolution for ASA-2020-005

2. Draft Resolution for TR-2021-005

3. Plan Set

4. Arborist Report

OLD BUSINESS

NEW BUSINESS

ADJOURNMENT

In compliance with the Americans with Disabilities Act (ADA), anyone who is planning to attend this 

teleconference meeting who is visually or hearing impaired or has any disability that needs special 

assistance should call the City Clerk's Office at 408-777-3223, at least 48 hours in advance of the 

meeting to arrange for assistance. In addition, upon request, in advance, by a person with a disability, 

meeting agendas and writings distributed for the meeting that are public records will be made available 

in the appropriate alternative format.
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Administrative Hearing Agenda June 10, 2021

Any writings or documents provided to a majority of the members after publication of the agenda will 

be made available for public inspection. Please contact the City Clerk’s Office in City Hall located at 

10300 Torre Avenue during normal business hours.

IMPORTANT NOTICE:  Please be advised that pursuant to Cupertino Municipal Code 2.08.100 

written communications sent to the Cupertino City Council, Commissioners or City staff concerning a 

matter on the agenda are included as supplemental material to the agendized item. These written 

communications are accessible to the public through the City’s website and kept in packet archives. You 

are hereby admonished not to include any personal or private information in written communications to 

the City that you do not wish to make public; doing so shall constitute a waiver of any privacy rights 

you may have on the information provided to the City.

Members of the public are entitled to address the members concerning any item that is described in the 

notice or agenda for this meeting, before or during consideration of that item. If you wish to address the 

members on any other item not on the agenda, you may do so during the public comment.
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CITY OF CUPERTINO

Agenda Item

21-9396 Agenda Date: 6/10/2021
Agenda #: 1.

Subject:  Draft Minutes of March 11, 2021

Approve or modify the Draft Minutes of March 11, 2021
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Cupertino, CA  95014 

(408) 777-3308     

 

 

ACTION MINUTES OF THE REGULAR MEETING OF 

THE ADMINISTRATIVE HEARING HELD ON March 11, 2021 
 

ROLL CALL   

Hearing Officer present:       Albert Salvador, Assistant Director of Community Development 
 

Staff present:                          Erika Poveda, Associate Planner 

      

Applicant(s) present:    Andre Herring, Property Owner, CIM Group 

 Karen Chiu, Property Owner, CIM Group 

 Peter Lam, Property Owner, CIM Group 

 Rick Yeh, Architect, Studio G Architects 

 Bill Henn, Civil Engineer, Hohbach-Lewin, Inc. 

 J Lee Stickles, Landscape Architect, TS Studios  

   

APPROVAL OF MINUTES: 

1. February 11, 2021 

The minutes of February 11, 2021 were approved as written 
 

POSTPONEMENTS/REMOVAL FROM CALENDAR:  

None 
 

ORAL COMMUNICATIONS: 

None 
 

WRITTEN COMMUNICATIONS:   

None 

                                          
 

PUBLIC MEETING ITEMS: 
 

2.  Application No.(s):  ASA-2020-006, TR-2020-044 

 Applicant:  Tim Barnes (Studio G Architects, Inc) 

Location:   19608 Pruneridge Ave  APN #316-45-016 

 

Architectural and Site Permit to consider exterior and landscape alterations to the Arioso 

Apartments existing pool deck area; and a Tree Removal Permit to allow the removal and 

replacement of four (4) protected trees at an existing apartment complex (Arioso)  

 

Administrative Hearing Officer’s decision final unless appealed. 
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2  Administrative Hearing  

   March 11, 2021 

Staff member Poveda addressed the Hearing Officer. The applicant is seeking approval to 

demo the existing upper and lower deck amenities to install new trellises, seating areas, and a 

BQ area. They will also be replacing fencing materials, lighting and hardscape. The landscape 

enhancements will include the removal and replacement of four development trees. These 

improvements will modernize the look of the space to provide better a better resident 

experience. All of the proposed modifications are in conformance with the City’s Municipal 

Codes. The City’s Consulting Arborist and other City Departments have reviewed the project 

and have no concerns. Staff recommends that the Hearing Officer approve the project per the 

Draft Resolution. The Hearing asked for clarification regarding the fence heights, occupancy 

load, and the path of travel (accessibility) requirements. The project’s Landscape Architect 

reviewed the site plan showing the paths of travel for the Hearing Officer. The Hearing Officer     

mentioned that panic hardware may be required on the gates depending on the occupancy 

load.  

The Hearing Officer opened the public comment period. 

None 

The Hearing Officer closed the comment period.  

The Hearing Officer concurred with Staff’s findings.  
 

DECISION: The application was approved by the Hearing Officer per the draft resolution(s)   

                                           
 

ADJOURNMENT   
 

Respectfully submitted: 
 

_____/s/Beth Ebben   

Beth Ebben 

Deputy Board Clerk 
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CITY OF CUPERTINO

Agenda Item

21-9395 Agenda Date: 6/10/2021
Agenda #: 2.

Subject: Architectural and Site Permit to consider exterior and landscape modifications to an existing

amenity space in an apartment complex, and a Tree Removal Permit to allow the removal and

replacement of two protected trees at the existing apartment complex. Application No(s): ASA-2020-

005, TR-2021-005; Applicant(s): Mike Egusa (Woodmont Real Estate Services); Location: 20800 Valley

Green Drive  APN #326-09-040

That the Hearing Officer conduct the public meeting and find:

1) Find that the proposed actions are exempt from CEQA; and,

2) Approve the Architectural and Site Approval Permit (ASA-2020-006) and the Tree Removal Permit

(TR-2020-044)
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ADMINISTRATIVE HEARING STAFF REPORT 

Meeting Date: June 10, 2021 

 

Subject 

Architectural and Site Approval Permit to consider exterior and landscape modifications 

to an existing amenity space in an apartment complex, and a Tree Removal Permit to 

allow the removal of two (2) protected trees at existing apartment complex. (Application 

No(s).: ASA: 2020-005, TR-2021-005; Applicant: Mike Egusa; Location: 20800 Valley Green 

Drive; APN(s): 326-09-054)  

Recommended Action 

That the Hearing Officer adopt the draft resolutions (Attachments 1 and 2) to: 

1. Find that the proposed actions are exempt from CEQA; and 

2. Approve the Architectural and Site Approval Permit (ASA-2020-006) and the Tree 

Removal Permit (TR-2020-044).  

Discussion 

Project Data 

General Plan Designation Medium (10-20 DU/Ac.) 

Zoning Designation R-3 

Lot Size (amenity area) 116,134 sq. ft. (2.69 acres) 

 Existing Proposed 

Floor Area (amenity area) 2,270 sq. ft. (1.95%) No Change 

Lot Coverage (amenity area) 3,355 sq. ft. (2.89%) No Change 

Project Consistency With: 

   General Plan Yes 

   Zoning Yes 

   Environmental Assessment Categorically Exempt per Section 15301 (Class 1) of 

the California Environmental Quality Act (CEQA) 
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ASA-2020-005, TR-2021-005 20800 Valley Green Drive June 10, 2021 

  Page 2 

Background 

The subject site is located at the center of the 

apartment development known as Villages at 

Cupertino. The current site provides 

community and fitness amenities to residents 

of the development. The subject site is 

surrounded by the development’s apartments 

to the north, south, west and east (see Figure 

1).  

The 358-unit apartment project was approved 

in with application Z-1962-07 and constructed 

in 1964. The existing exterior materials for the 

complex and associated amenity area consist 

of stucco walls in a neutral color palette.  

The proposed project is limited to renovations within the existing amenity area of the 

Villages at Cupertino apartments.  The amenity area consists of a club house, pool area, 

green space, and tennis courts.  

The property owner is proposing to modernize this space by improving functionality and 

developing attractive gathering spaces for the users.  

Analysis 

The applicant is requesting exterior and landscape modifications as follows: 

 Modifications to the existing club house including adding a new entrance and 

replacing an existing deck/railing; 

 New outdoor gathering spaces that include a new lounge and replacing an 

outdoor barbeque area with a kitchen lounge; 

 Additional fencing around the amenity spaces with new pedestrian gates; 

 Installation of enhanced landscaping; and,  

 Removal and replacement of two protected development trees. 

The scope of work does not include any changes to existing uses, parking supply or 

demand, floor area, lot coverage, building height, or building color for the subject site 

and will not result in an increased intensity of the existing use.  Pursuant to Chapter 19.36: 

Multiple Family Residential (R-3) Zones, the project is required to obtain an Architectural 

and Site Approval permit for the proposed improvements.  

Figure 1: Project Area 

Villages 
Apartments 

Villages 
Apartments 

Villages 
Apartments 

10

AH 06-10-2021 
10 of 61



ASA-2020-005, TR-2021-005 20800 Valley Green Drive June 10, 2021 

  Page 3 

Clubhouse Modifications 

The applicant is requesting to make several modifications to the existing amenity 

building. Currently, the space is used as a fitness room and clubroom. The applicant seeks 

to modify the space to be used solely as a fitness space. This requires the removal of an 

existing wall between the fitness space and club room.  

Additionally, the proposal includes exterior modifications. New dormers and new 

panoramic doors are proposed along the north and south elevations, see Figure 2 below. 

Exterior colors and materials are not proposed for modifications. The new dormers will 

not extend past the existing ridgeline of the roof and therefore, will not increase the height 

or size of the building.  

The building will be further modified with an updated concrete decking along the south 

elevation adjacent to the pool area, and replacing an existing deck and railing on the north 

side of the building with a new larger redwood deck and railing, see Sheet A1.02. New 

steel columns are proposed along the north elevation to support the roof structure. 

Additionally, ss part of the site and building upgrades, the applicant is proposing a new 

entrance with an Americans with Disabilities Act (ADA) compliant ramp along the east 

elevation, see Sheet A1.02 and Sheet A2.01. Two trees are proposed for removal to 

accommodate the ADA upgrades.  

Site Modifications 

The area surrounding the pool area will be updated with new structures, updated 

landscaping, and fencing.  

Figure 2: Proposed North Elevation 
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Two new structures, a lounge/fire pavilion and kitchen pavilion, are proposed in the pool 

area. The lounge/fire pavilion will measure approximately 19’9” by 38’10” by 12’4”, and 

the kitchen pavilion will measure 19’9” by 30’3” by 12’4”. Both structures are to have an 

open trellis as a roof, and the structures are to be made with red cedar. The lounge/fire 

pavilion will have a gas burning fireplace which separates the area into two distinctive 

areas. The kitchen pavilion includes two gas burning barbeque grills, a kitchen island 

with seating. There is additional room for seating/lounge area as well. While no outdoor 

furniture is indicated in this area at this time, it is anticipated that outdoor seating will be 

placed in these areas. These will be reviewed and approved by the City prior to issuance 

of building permits.  

Landscaping has been updated to include additional plantings and to replace some of the 

water intensive lawn areas with drought resistant landscaping. Plantings have increased 

throughout the site, see Figure 3. A total of 19 trees are also proposed for planting.  

 

Additional fencing is proposed along the northern edge of the parcel. There is existing 

wrought iron fencing along the perimeter of the amenities area except for the existing 

lawn area directly in front of the fitness building. The applicant proposed to fence this 

area off from public access. The proposed 6’ tall fence is designed to match the existing 

onsite fencing. Three new pedestrian gates are also proposed for access.   

Figure 3: Proposed Planting Plan 
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Tree Removals/Replacements  

Per the Protected Trees Ordinance (Chapter 14.18) of the Cupertino Municipal Code 

(CMC), all approved development trees (i.e. trees required to be planted or retained as 

part of a development application, building permit, tree removal permit, or code 

enforcement action) are considered “protected” and require approval of a Tree Removal 

Permit prior to removal. Replacements for the removed trees are required as part of the 

Tree Removal Permit.  

The proposed project will impact a total of two protected development trees as part of 

the proposed modification to accommodate the ADA ramp and associated modifications. 

One (1) Chinese Elm measuring 14” DBH will be removed and one (1) multi-trunk 

Japanese Maple tree measuring a combined 4” DBH will be transplanted. The trees are in 

conflict with the proposed ADA ramp to access the amenity building. The Japanese 

Maple is in the direct path of the proposed ramp, and the grading required to 

accommodate the ADA ramp will have significant and unavoidable impact to the roots 

of the Chinese Elm. The arborist report and supplemental materials was peer-reviewed 

by the City’s Consulting Arborist, who does not disagree with the assessment of the 

project Arborist.  

Based on the size of the trees, removal of the Chinese Elm will require two (2) 24”-box 

trees as replacements per the City’s Municipal Code. The applicant is proposing to 

replace the Chinese Elm with two (2) 24”-box Chinese Pistache trees. The Municipal Code 

requires one (1) 24”-box tree if the Japanese Maple was to be removed; therefore, in the 

event the Japanese Maple does not survive the transplant, the applicant is required to 

plant one (1) 24”-box tree as a replacement. In the event the transplant fails, the final 

replacement tree shall be reviewed and approved by staff, prior to planting. 

Bird-Safe and Dark Sky Ordinance 

The proposed project was submitted as the City implemented the new ordinance for Bird-

Safe and Dark Sky Regulations, Cupertino Municipal Code (CMC) Chapter 19.102 Glass 

and Lighting Standards. The ordinance went into effect on May 6, 2021. The project will 

be conditioned to implement bird-safe treatments and dark-sky compliant lighting as 

applicable to the project prior to building permit issuance.   

Environmental Review 

This project is categorically exempt from the requirements of the California 

Environmental Quality Act (CEQA) per Section 15301 – Existing Facilities.  
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Other Department/Agency Review 

The City’s Building Division, Environmental Programs Division, Public Works 

Department, and the Santa Clara County Fire Department have no objections to the 

project.  

Public Noticing & Community Outreach 

The following table is a brief summary of the noticing for this project: 

Notice of Public Hearing  Agenda 

 Site Signage (at least 10 days prior to 

hearing) 

 11 notices mailed to property owners 

adjacent to the project site (at least 10 

days prior to the hearing) 

 Posted on the City's official notice 

bulletin board (five days prior to 

hearing)    

 Posted on the City of Cupertino’s 

Web site (five days prior to hearing)   

No comments have been received at the time of production of this staff report. 

Permit Streamlining Act 

This project is subject to the Permit Streamlining Act (Government Code Section 65920 – 

65964). The City has complied with the deadlines found in the Permit Streamlining Act. 

Project Received: July 22, 2020; Deemed Incomplete: August 26, 2020 

Revisions Received: November 10, 2020; Deemed Incomplete: December 3, 2020 

Revisions Received: January 15, 2021; Deemed Incomplete: February 11, 2021 

Revisions Received: March 27, 2021; Deemed Incomplete: April 19, 2021 

Revisions Received: April 28, 2021; Deemed Complete: May 17, 2021 

The City has 60 days from when the project is deemed categorically exempt to decide on 

the project. 

Conclusion 

Staff recommends approval of the Architectural and Site Approval Permit and the Tree 

Removal Permit as the proposed project will not create adverse impacts to the 

surrounding area. Additionally, all the findings for approval of the proposed project, 

consistent with Chapter 19.168 and 14.18 of the Cupertino Municipal Code, may be made 

as reflected in the draft resolutions. 

With respect to the Architectural and Site Approval Permit, the following findings may 

be made: 
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1. The proposal, at the proposed location, will not be detrimental or injurious to property 

or improvements in the vicinity, and will not be detrimental to the public health, 

safety, general welfare, or convenience; 

The proposal includes interior, exterior, and landscape modification to an existing amenity 

space located at the Villages at Cupertino. The exterior enhancements will incorporate new 

outdoor gathering spaces, updated landscaping, and provide for ADA accessibility to the 

primary building on the parcel. The proposal includes minor improvements to the existing use. 

No changes to the location of the use are being proposed. Therefore, the exterior and landscape 

modifications will not be detrimental or injurious to property or improvements in the vicinity, 

and will not be detrimental to the public health, safety, general welfare, or convenience. 

2. The proposal is consistent with the purposes of Chapter 19.168, the General Plan, any 

specific plan, zoning ordinances, applicable planned development permit, conditional 

use permits, variances, subdivision maps or other entitlements to use which regulate 

the subject property including, but not limited to, adherence to the following specific 

criteria:  

a) Abrupt changes in building scale should be avoided. A gradual transition related 

to height and bulk should be achieved between new and existing buildings.  

The project proposes to add additional architectural details to the existing building, and 

new unenclosed accessory structures (kitchen and lounge pavilions). The existing building 

will include new dormers that will help to reduce the massing of the structure, and no 

increase in height or size of the existing structure is proposed. The new unenclosed 

accessory structures are located approximately 47’ and 142’ from Valley Green, the nearest 

public right of way. Due to the additional architectural details to the existing building and 

the large setback from Valley Green Drive, abrupt changes in building scale will be avoided.  

b) In order to preserve design harmony between new and existing buildings and in 

order to preserve and enhance property values, the materials, textures and colors 

of new building should harmonize with adjacent development by being consistent 

or compatible with design and color schemes with the future character of the 

neighborhoods and purposes of the zone in which they are situated. The location, 

height and materials of walls, fencing, hedges and screen planting should 

harmonize with adjacent development. Unsightly storage areas, utility 

installations and unsightly elements of parking lots should be concealed. The 

planting of ground cover or various types of pavements should be used to prevent 

dust and erosion, and the unnecessary destruction of existing healthy trees should 

be avoided. Lighting for development should be adequate to meet safety 

requirements as specified by the engineering and building departments and 

provide shielding to prevent spill-over light to adjoining property owners.  
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The exterior and landscape modification are harmonious with the existing development. 

The color scheme and design will remain the same and is consistent with the properties 

throughout the development. New structures are made of red cedar that is consistent with 

the neutral color palette throughout the development. Additional landscaping further 

harmonizes the development through its integration of the improvements and planting 

areas. The proposed tree removals (two trees) are due to their conflict with proposed ADA 

upgrades and their inability to be maintained based on good urban forestry practices. The 

project proposes replacements consistent with the Cupertino Municipal Code. 

Additionally, the project will be conditioned to implement bird-safe and dark sky compliant 

lighting to accommodate the City’s new Bird-Safe and Dark Sky Regulations.  

c) The number, location, color, size, height, lighting and landscaping of outdoor 

advertising signs and structures have been designed to minimize traffic hazard, 

positively affect the general appearance of the neighborhood and harmonize with 

adjacent development. 

No signs are proposed as part of this project. 

d) With respect to new projects within existing residential neighborhoods, new 

development should be designed to protect residents from noise, traffic, light and 

visually intrusive effects by use of buffering, setbacks, landscaping, walls and 

other appropriate design measures. 

This application is not a new development project.  

With respect to the Tree Removal Permit, the following findings may be made: 

2. That the location of the trees restricts the economic enjoyment of the property by 

severely limiting the use of property in a manner not typically experienced by 

owners of similarly zoned and situated property, and the applicant has 

demonstrated to the satisfaction of the approval authority that there are no 

reasonable alternatives to preserve the tree(s). 

The proposed tree removals are to accommodate the proposed project with ADA access to 

the building. The City’s consulting arborist has reviewed and determined that there are no 

reasonable alternatives to maintaining the trees because the trees are in direct conflict with 
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the ramp and grading to accommodate the proposed ramp. The City’s consulting arborist 

has reviewed the arborist report and takes no exception to the proposal for removal. 

3. That the protected trees are a detriment to the subject property and cannot be 

adequately supported according to good urban forestry practices due to the 

overplanting or overcrowding of trees on the subject property. 

The proposed trees are a detriment to the subject property in that they are in conflict with 

proposed ADA upgrades. The City’s consulting arborist has reviewed the arborist report, 

drawings, and supplemental materials to determine that the proposed removals cannot be 

adequately supported according to good urban forestry practices.  

 

Next Steps 

The permit will become effective 14 calendar days from the date of the hearing. The 

decision of the Administrative Hearing Officer is final, unless appealed within 14 

calendar days from the date of the hearing. The applicant team may apply for building 

and/or other permits with the City at the end of the appeal period (June 24, 2021 at 

5:00pm). 

This approval is valid until June 10, 2023. The applicant team may apply for a one-time 

extension before the approval expires.

 
 

Prepared by:       Erick Serrano, Senior Planner 

Reviewed and Approved for submission by: Piu Ghosh, Planning Manager 

 

ATTACHMENTS   

1. Draft Resolution for ASA-2020-005 

2. Draft Resolution for TR-2021-005 

3. Plan Set 

4. Arborist Report 
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ASA-2020-006 

 

 

CITY OF CUPERTINO 

10300 Torre Avenue 

Cupertino, California 95014 

 

RESOLUTION NO. ____  

 

OF THE ADMINISTRATIVE HEARING OFFICER OF THE CITY OF 

CUPERTINO APPROVING AN ARCHITECTURAL AND SITE PERMIT 

TO ALLOW EXTERIOR AND LANDSCAPE MODIFICATION TO AN 

EXISTING AMENITY SPACE AT AN EXISTING APARTMENT 

DEVELOPMENT 20800 VALLEY GREEN DRIVE  

 

 

SECTION I: PROJECT DESCRIPTION 

Application No.: ASA-2020-005 

Applicant:  Mike Egusa 

Location: 20800 Valley Green Drive (APN 326-09-054) 

 

SECTION II: FINDINGS 

WHEREAS, the City of Cupertino received an application for an Architectural and Site 

Approval to consider allowing modifications to the existing pool deck and landscaping 

for an existing multi-family residential complex, as described in Section I. of this 

Resolution; and 

WHEREAS, the necessary public notices have been given as required by the Procedural 

Ordinance of the City of Cupertino, and the Administrative Hearing Officer has held at 

least one public meeting with regard to the application; and 

WHEREAS, pursuant to the provisions of the California Environmental Quality Act of 

1970 (Public Resources Code section 21000 et seq.) (“CEQA”), together with the State 

CEQA Guidelines (California Code of Regulations, Title 14, Section 15000 et seq.) 

(hereinafter, "CEQA Guidelines"), the City staff has independently studied the proposed 

Project and has determined that the Project is exempt from environmental review 

pursuant to the categorical exemption in CEQA Guidelines section 15301 for the reasons 

set forth in the staff report dated June 10, 2021 and incorporated herein; and 

WHEREAS, the applicant has met the burden of proof required to support said 

application; and 

WHEREAS, the Administrative Hearing Officer finds as follows with regard to this 

application: 
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1. The proposal, at the proposed location, will not be detrimental or injurious to property 

or improvements in the vicinity, and will not be detrimental to the public health, 

safety, general welfare, or convenience; 

The proposal includes interior, exterior, and landscape modifications to an existing amenity 

space located at the Villages at Cupertino. The exterior enhancements will incorporate new 

outdoor gathering spaces, updated landscaping, and provide ADA accessibility to the primary 

building on the parcel. The proposal includes minor improvements to the existing use. No 

changes to the location of the use are being proposed. Therefore, the exterior and landscape 

modifications will not be detrimental or injurious to property or improvements in the vicinity, 

and will not be detrimental to the public health, safety, general welfare, or convenience. 

2. The proposal is consistent with the purposes of Chapter 19.168, the General Plan any 

specific plan, zoning ordinances, applicable planned development permit, conditional 

use permits, variances, subdivision maps or other entitlements to use which regulate 

the subject property including, but not limited to, adherence to the following specific 

criteria:  

a) Abrupt changes in building scale should be avoided. A gradual transition related 

to height and bulk should be achieved between new and existing buildings.  

The project proposes to add additional architectural details to the existing building, and 

new unenclosed accessory structures (kitchen and lounge pavilions). The existing building 

will include new dormers that will help to reduce the massing of the structure, and no 

increase in height or size of the existing structure is proposed. The new unenclosed 

accessory structures are located approximately 47’ and 142’ from Valley Green, the nearest 

public right of way. Due to the additional architectural details to the existing building, the 

large setback from Valley Green Drive, and a nominal height of approximately 12 foot of 

the proposed accessory structures, abrupt changes in building scale will be avoided.  

b) In order to preserve design harmony between new and existing buildings and in 

order to preserve and enhance property values, the materials, textures and colors 

of new building should harmonize with adjacent development by being consistent 

or compatible with design and color schemes with the future character of the 

neighborhoods and purposes of the zone in which they are situated. The location, 

height and materials of walls, fencing, hedges and screen planting should 

harmonize with adjacent development. Unsightly storage areas, utility 

installations and unsightly elements of parking lots should be concealed. The 

planting of ground cover or various types of pavements should be used to prevent 

dust and erosion, and the unnecessary destruction of existing healthy trees should 

be avoided. Lighting for development should be adequate to meet safety 
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requirements as specified by the engineering and building departments and 

provide shielding to prevent spill-over light to adjoining property owners.  

The exterior and landscape modification are harmonious with the existing development. 

The color scheme and design will remain the same and is consistent with the properties 

throughout the development. New structures are made of red cedar that is consistent with 

the neutral color palette throughout the development. Additional landscaping further 

harmonizes the development through its integration of the improvements and planting 

areas. The proposed tree removals (one removal and one transplantation) are due to their 

conflict with proposed ADA upgrades and their inability to be maintained based on good 

urban forestry practices. The project proposes replacements consistent with the Cupertino 

Municipal Code. Additionally, the project will be conditioned to implement bird-safe and 

dark sky compliant lighting to accommodate the City’s new Bird-Safe and Dark Sky 

Regulations.  

c) The number, location, color, size, height, lighting and landscaping of outdoor 

advertising signs and structures have been designed to minimize traffic hazard, 

positively affect the general appearance of the neighborhood and harmonize with 

adjacent development. 

No signs are proposed as part of this project. 

d) With respect to new projects within existing residential neighborhoods, new 

development should be designed to protect residents from noise, traffic, light and 

visually intrusive effects by use of buffering, setbacks, landscaping, walls and 

other appropriate design measures. 

This application is not a new development project.  

NOW, THEREFORE, BE IT RESOLVED: 

That after careful consideration of the maps, facts, exhibits, testimony, staff’s report and 

presentation, and other evidence submitted in this matter, subject to the conditions which 

are enumerated in this Resolution beginning on PAGE 4 thereof, 

The application for an Architectural and Site Approval, Application no. ASA-2020-005 is 

hereby approved and that the subconclusions upon which the findings and conditions 

specified in this resolution are based and contained in the Public Meeting record 

concerning Application no. ASA-2020-005 as set forth in the Minutes of the 

Administrative Hearing Meeting of June 10, 2021 and are incorporated by reference as 

though fully set forth herein. 
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SECTION III: CONDITIONS ADMINISTERED BY THE COMMUNITY DEVELOPMENT 

DEPARTMENT 

1. APPROVED EXHIBITS  

Approval is based on the plan set drawn by Eroc Knuston of Knutson Architectue, 

titled “The Villages at Cupertino 20875 Valley Green Drive Cupertino, California” 

consisting of 23 sheets labeled as A0.01 – A5.02, S1 – S5, and L1.0 – L6.2, except as 

may be amended by conditions in this resolution.  

2. ACCURACY OF PROJECT PLANS 

The applicant/property owner is responsible to verify all pertinent property data 

including but not limited to property boundary locations, building setbacks, 

property size, building square footage, any relevant easements and/or 

construction records. Any misrepresentation of any property data may invalidate 

this approval and may require additional review. 

3. ANNOTATION OF THE CONDITIONS OF APPROVAL  

The conditions of approval set forth shall be incorporated into and annotated on 

the first page of the building plans.  

4. BUILDING AND FIRE CODE 

The applicant shall apply for and obtain building permits to allow the construction 

of the approved project. The applicant shall provide information and plans to 

allow the Building Official and the Fire Marshall, or their designee, to determine 

that the proposed plans comply with Building and Fire Codes in effect at the time 

of application for a building permit. 

5. CONSULTATION WITH OTHER DEPARTMENTS 

The applicant is responsible to consult with other departments and/or agencies 

with regard to the proposed project for additional conditions and requirements. 

Any misrepresentation of any submitted data may invalidate an approval by the 

Community Development Department. 

6. CONCURRENT APPROVAL CONDITIONS 

The conditions of approval contained in file no. TR-2021-005 shall be applicable to 

this approval. 

7. DEMOLITION REQUIREMENTS 

 All demolished building and site materials shall be recycled to the maximum 

extent feasible subject to the Building Official. The applicant shall provide 

evidence that materials were recycled prior to occupancy. 
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8. DUST CONTROL  

 The following construction practices shall be implemented during all phases of 

construction for the proposed project to prevent visible dust emissions from 

leaving the site:   

a. Water all exposed surfaces areas (e.g., parking areas, staging areas, soil piles, 

graded areas, and unpaved access roads) at least twice daily and more often 

during windy periods to prevent visible dust from leaving the site; active areas 

adjacent to windy periods; active areas adjacent to existing land uses shall be 

kept damp at all times, or shall be treated with non-toxic stabilizers or dust 

palliatives.  

b. All haul trucks transporting soil, sand, or other loose material off-site shall be 

covered.  

c. All visible mud or dirt track-out onto adjacent public roads shall be removed 

using wet power vacuum street sweepers at least once per day. The use of dry 

power sweeping is prohibited. 

d. All vehicle speeds on unpaved roads shall be limited to 15 mph.  

e. All roadways, driveways, and sidewalks to be paved shall be completed as 

soon as possible. Building pads shall be laid as soon as possible after grading 

unless seeding or soil binders are used.  

f. Idling times shall be minimized either by shutting equipment off when not in 

use or reducing the maximum idling time to 5 minutes (as required by the 

California airborne toxics control measure Title 13, Section 2485 of California 

Code of Regulations [CCR]). Clear signage shall be provided for construction 

workers at all access points.  

g. 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. 

h. Post a publicly visible sign with the telephone number and person to contact 

at the Lead Agency regarding dust complaints. This person shall respond and 

take corrective action within 48 hours. The Air District’s phone number shall 

also be visible to ensure compliance with applicable regulations. 

 The applicant shall incorporate the City’s construction best management practices 

into the building permit plan set prior to any grading, excavation, foundation or 

building permit issuance. 

9. EXTERIOR BUILDING MATERIALS/TREATMENTS 

The final building exterior plan shall closely resemble the details shown on the 

original approved plans. Final building exterior treatment plan (including but not 
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limited to details on exterior color, materials, architectural treatments, doors, 

windows, lighting fixtures, and/or embellishments) shall be reviewed and 

approved by the Director of Community Development prior to issuance of 

building permits to ensure quality and consistency.  Any exterior changes 

determined to be substantial by the Director of Community Development shall 

either require a modification to this permit or a new permit based on the extent of 

the change.  

10. DARK SKY AND BIRD SAFE COMPLIANCE 

Prior to issuance of Building Permits, the applicant/property owner shall submit 

final plans to comply with development standards of Cupertino Municipal Code 

Section 19.102.030 Bird-Safe Development Requirement and Section 19.102.040 

Outdoor Lighting Requirements. In the event changes are proposed from the 

approved plans, said changes must be reviewed and approved by the Director of 

Community Development or their designee. The applicant shall provide all 

documentation required to determine compliance with the Municipal Code.   

11. GRADING AND CONSTRUCTION HOURS AND NOISE LIMITS 

a. All grading activities shall be limited to the dry season (April 15 to October 1), 

unless permitted otherwise by the Director of Public works.   

b. Construction hours and noise limits shall be compliant with all requirements 

of Chapter 10.48 of the Cupertino Municipal Code. 

c. Grading, street construction, underground utility and demolition hours for 

work done more than 750 feet away from residential areas shall be limited to 

Monday through Friday, 7 a.m. to 8 p.m. and Saturday and Sunday, 9 a.m. to 

6 p.m. Grading, street construction, demolition or underground utility work 

within 750 feet of residential areas shall not occur on Saturdays, Sundays, 

holidays, and during the nighttime period as defined in Section 10.48.053(b) of 

the Municipal Code.   

d. Construction activities shall be limited to Monday through Friday, 7 a.m. to 8 

p.m. and Saturday and Sunday, 9 a.m. to 6 p.m.  Construction activities are not 

allowed on holidays as defined in Chapter 10.48 of the Municipal Code. Night 

time construction is allowed if compliant with nighttime standards of Section 

10.48 of the Cupertino Municipal Code.  

e. Rules and regulations pertaining to all construction activities and limitations 

identified in this permit, along with the name and telephone number of an 

applicant appointed disturbance coordinator, shall be posted in a prominent 

location at the entrance to the job site.   

f. The applicant shall be responsible for educating all contractors and 

subcontractors of said construction restrictions.   
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The applicant shall comply with the above grading and construction hours and 

noise limit requirements unless otherwise indicated.  

12. LANDSCAPE PROJECT SUBMITTAL 

Prior to issuance of building permits, the applicant shall submit a full Landscape 

Documentation Package, per sections 14.15.050 A, B, C, and D of the Landscape 

Ordinance, for projects with landscape area 500 square feet or more or elect to 

submit a Prescriptive Compliance Application per sections 14.15.040 A, B, and C 

for projects with landscape area between 500 square feet and 2,500 square feet. 

The Landscape Documentation Package or Prescriptive Compliance Application 

shall be reviewed and approved to the satisfaction of the Director of Community 

Development prior to issuance of building permits, and additional requirements 

per sections 14.15.040 D, E, F, and G or 14.15.050 E, F, G, H, and I will be required 

to be reviewed and approved prior to final inspections. 

 

13. NESTING BIRDS 

Nests of raptors and other birds shall be protected when in active use, as required 

by the federal Migratory Bird Treaty Act and the California Department of Fish 

and Game Code.  

a. Construction and tree removal/pruning activities shall be scheduled to avoid 

the nesting season to the extent feasible. If feasible, tree removal and/or 

pruning shall be completed before the start of the nesting season to help 

preclude nesting. The nesting season for most birds and raptors in the San 

Francisco Bay area extends from February 1 through August 31. 

Preconstruction surveys (described below) are not required for tree removal or 

construction activities outside the nesting period. 

b. If construction activities and any required tree removal occur during the 

nesting season (February 1 and August 31), a qualified ornithologist shall be 

required to conduct surveys prior to tree removal or construction activities. 

Preconstruction surveys shall be conducted no more than 14 days prior to the 

start of tree removal, pruning or construction. Preconstruction surveys shall be 

repeated at 14-day intervals until construction has been initiated in the area 

after which surveys can be stopped. During this survey, the ornithologist shall 

inspect all trees and other possible nesting habitats in and immediately 

adjacent to the construction areas for nests.  

c. If the survey does not identify any nesting birds that would be affected by 

construction activities, no further mitigation is required. If an active nest 

containing viable eggs or young birds is found sufficiently close to work areas 

to be disturbed by these activities, their locations shall be documented and 
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protective measures implemented under the direction of the qualified 

ornithologist until the nests no longer contain eggs or young birds.  

d. Protective measures shall include establishment of clearly delineated exclusion 

zones (i.e. demarcated by identifiable fencing, such as orange construction 

fencing or equivalent) around each nest location as determined by the qualified 

ornithologist, taking into account the species of birds nesting, their tolerance 

for disturbance and proximity to existing development. In general, exclusion 

zones shall be a minimum of 300 feet for raptors and 75 feet for passerines and 

other birds. The active nest within an exclusion zone shall be monitored on a 

weekly basis throughout the nesting season to identify signs of disturbance and 

confirm nesting status. The radius of an exclusion zone may be increased by 

the qualified biologist, if project activities are determined to be adversely 

affecting the nesting birds. Exclusion zones may be reduced by the qualified 

biologist only in consultation with California Department of Fish and Wildlife. 

The protection measures and buffers shall remain in effect until the young have 

left the nest and are foraging independently or the nest is no longer active. 

e. A final report on nesting birds and raptors, including survey methodology, 

survey date(s), map of identified active nests (if any), and protection measures 

(if required), shall be submitted to the Planning Manager, through the building 

permit review process, and be completed to the satisfaction of the Community 

Development Director prior to the start of grading. 

14. SIGNAGE 

Signage is not approved with this application. Signage shall conform to the City 

Sign Code. 

15. TREE AND LANDSCAPE MAINTENANCE 

The property owner shall be responsible for ensuring that the existing trees and 

newly planted trees are properly maintained including but not limited to ensuring 

that there is adequate soil drainage, that the soil is well-aerated, and irrigation 

systems are thoroughly tested to provide sufficient water to landscaped areas 

while reducing water waste. 

16. TREE PROTECTION 

As part of the demolition or building permit drawings, a tree protection plan shall 

be prepared by a certified arborist for the trees to be retained.  In addition, the 

following measures shall be added to the protection plan: 

 For trees to be retained, chain link fencing and other root protection shall be 

installed around the dripline of the tree prior to any project site work. 
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 No parking or vehicle traffic shall be allowed under root zones, unless using 

buffers approved by the Project Arborist. 

 No trenching within the critical root zone area is allowed.  If trenching is 

needed in the vicinity of trees to be retained, the City’s consulting arborist shall 

be consulted before any trenching or root cutting beneath the dripline of the 

tree. 

 Wood chip mulch shall be evenly spread inside the tree projection fence to a 

four-inch depth. 

 Tree protection conditions shall be posted on the tree protection barriers. 

 Retained trees shall be watered to maintain them in good health. 

 A covenant on the property shall be recorded that identifies all the protected 

trees, prior to final occupancy. 

The tree protection measures shall be inspected and approved by the certified 

arborist prior to issuance of building permits. The City’s consulting arborist shall 

inspect the trees to be retained and shall provide reviews prior to issuance of 

demolition, grading or building permits.  A report ascertaining the good health of 

the trees mentioned above shall be provided prior to issuance of final occupancy. 

17. INDEMNIFICATION 

As part of the application, to the fullest extent permitted by law, the applicant shall 

agree to indemnify, defend with the attorneys of the City’s choice, and hold 

harmless the City, its City Council, and its officers, employees, and agents 

(collectively, the “indemnified parties”) from and against any liability, claim, 

action, cause of action, suit, damages, judgment, lien, levy, or proceeding 

(collectively referred to as “proceeding”) brought by a third party against one or 

more of the indemnified parties or one or more of the indemnified parties and the 

applicant related to any Ordinance, Resolution, or action approving the project, 

the related entitlements, environmental review documents, finding or 

determinations, or any other permit or approval authorized for the project. The 

indemnification shall include but not be limited to damages, fees, and costs 

awarded against the City, if any, and cost of suit, attorneys’ fees, and other costs, 

liabilities, and expenses incurred in connection with such proceeding whether 

incurred by the Applicant, the City, or the parties initiating or bringing such 

proceeding. 

The applicant shall agree to (without limitation) reimburse the City its actual 

attorneys’ fees and costs incurred in defense of the litigation. Such attorneys’ fees 

and costs shall include amounts paid to the City’s outside counsel and shall 

include City Attorney time and overhead costs and other City staff overhead costs 
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and any costs directly related to the litigation reasonably incurred by City. The 

applicant shall likewise agree to indemnify, defend, and hold harmless the 

indemnified parties from and against any damages, attorneys’ fees, or costs 

awards, including attorneys’ fees awarded under Code of Civil Procedure section 

1021.5, assessed or awarded against the indemnified parties. The Applicant shall 

cooperate with the City to enter a Reimbursement Agreement to govern any such 

reimbursement. 

The Applicant shall agree to (without limitation) reimburse the City for all costs 

incurred in additional investigation or study of, or for supplementing, redrafting, 

revising, or amending, any document (such as an Environmental Impact Report, 

negative declaration, specific plan, or general plan amendment) if made necessary 

by proceedings challenging the project approvals and related environmental 

review, if the applicant desires to continue to pursue the project. 

The Applicant shall agree that the City shall have no liability to the Applicant for 

business interruption, punitive, speculative, or consequential damages. 

18. NOTICE OF FEES, DEDICATIONS, RESERVATIONS, OR OTHER EXACTIONS 

The Conditions of Project Approval set forth herein may include certain fees, 

dedication requirements, reservation requirements, and other exactions.  

 

SECTION IV: CONDITIONS ADMINISTERED BY THE BUILDING DIVISION 

 

19. BUILDING CODE COMPLIANCE 

Pool and pool decks must comply with the 2019 California Building Code Chapter 

11B.  

 

20. CLUB HOUSE ADDRESS 

A separate address is to be provided for the Club house.  

 

SECTION V: CONDITIONS ADMINISTERED BY THE SANTA CLARA COUNTY FIRE 

DEPARTMENT  

 

21. OPEN-FLAME COOKING DEVICES 

(As noted on Sheets A1.03 and within provided device spec docs) Open-flame cooking 

devices shall not be operated on combustible balconies or within 10 feet of 

combustible construction. Exceptions: 1) One- and two-family dwellings. 2) Where 

buildings, balconies and decks are protected by an automatic sprinkler system. 3) 

LP-gas cooking devices having LP-gas container with a water capacity not greater 
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than 2 1/2 pounds. Use is commercial. Installation instructions for listed appliance 

provided. Distances required between the device and any combustible construction or 

vegetation are exhibited in the plans. 

 

22. PORTABLE OUTDOOR FIREPLACES 

(As noted on Sheets A1.03 and within provided device spec docs) Portable outdoor 

fireplaces shall be used in accordance with the manufacturer's instructions and 

shall not be operated within 15 feet of a structure or combustible material. 

Exception: Portable outdoor fireplaces used at one- and two-family dwellings. Use 

is commercial. Installation instructions for listed appliance provided. Distances required 

between the device and any combustible construction or vegetation are exhibited in the 

plans. 

 

23. FIRE APPARATUS ACCESS ROADS REQUIRED FOR BUILDING AND FACILITIES 

(As noted on Sheet A0.01) Approved fire apparatus access roads shall be provided 

for every facility, building or portion of a building hereafter constructed or moved 

into or with the jurisdiction. The fire apparatus access road shall comply with the 

requirements of this section and shall extend to within 150 feet of all portions of 

the facility and all portions of the exterior walls of the first story of the building as 

measured by an approved route around the exterior of the building or facility. 

[CFC, Section 503.1.1]. 

 

24. REQUIRED BUILDING ACCESS 

(As noted on Sheet A0.01) Exterior doors and openings required by this code or the 

International Building Code shall be maintained readily accessible for emergency 

access by the fire department. An approved access walkway leading from fire 

apparatus access roads to exterior openings shall be provided when required by 

the fire code official. CFC Sec. 504. 

 

25. KNOX KEY BOXES//LOCKS WHERE REQUIRED FOR ACCESS 

(As noted on Sheet A5.02) Where access to or within a structure or an area is 

restricted because of secured openings or where immediate access is necessary for 

lifesaving or firefighting purposes, the fire code official is authorized to require a 

key box to be installed in an approved location. The Knox Key Box shall be a of an 

approved type and shall contain keys to gain necessary access as required by the 

fire code official. Locks. An approved Knox Lock shall be installed on gates or 

similar barriers when required by the fire code official. Key box maintenance. The 

operator of the building shall immediately notify the fire code official and provide 

the new key when a lock is changed or re-keyed. The key to such lock shall be 
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secured in the key box. [CFC Sec. 506]. All new gates shall be equipped with 'keyed' 

lock. Knoxbox shall be provided at minimum at new main entry gate (further evaluation 

by field review) and shall contain keys for all new gates. 

26. ACCESS MAINTAINED 

(As noted on Sheet A0.01) Fire department access to the site, the building, and to all 

fire protection systems shall be maintained at all times, in accordance with CFC 

Chapter 5. 

27. CONSTRUCTION SITE FIRE SAFETY 

(As noted on Sheet A0.01) Fire department access to the site, the building, and to all 

fire protection systems shall be maintained at all times, in accordance with CFC 

Chapter 5. 

 

SECTION VI: CONDITIONS ADMINISTERED BY THE ENVIRONMENTAL SERVICES 

DEPARTMENT 

28. BUILDING PERMIT SUBMITTAL 

The project will be reviewed at the time of building permit submittal and there 

will be additional requirements related to stormwater pollutant management and 

solid waste diversion and management. 

29. COPPER 

Copper metal roofing, copper granule containing asphalt shingles, copper gutters 

and downspouts, and/or other exterior ornamental copper are not permitted for 

use on any commercial or industrial building. 

30. ENVIRONMENTAL PROGRAMS DIVISIONS CONDITIONS OF APPROVAL FOR 

TENANT IMPROVEMENTS AND DEVELOPMENT 

The applicant and property owner must sign and submit to the Environmental 

Programs Division, the attached “Environmental Programs Division Conditions 

of Approval for Tenant Improvements and Development” form.  The form may be 

downloaded at www.cupertino.org/greendev  

PASSED AND ADOPTED this 10th day of June 2021 at a noticed Public Meeting of the 

Administrative Hearing Officer of the City of Cupertino, State of California, held by the 

Director of Community Development, or his or her designee, pursuant to Cupertino 

Municipal Code Section 19.12.120.  
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ATTEST:     APPROVED: 

 

             

Erick Serrano     Albert Salvador 

Senior Planner    Assistant Director of Community Development  
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TR-2020-044 

 

CITY OF CUPERTINO 

10300 Torre Avenue 

Cupertino, California  95014 

 

RESOLUTION NO. ____ 

 

OF THE ADMINISTRATIVE HEARING OFFICER OF THE CITY OF 

CUPERTINO APPROVING A TREE REMOVAL PERMIT TO ALLOW 

THE REMOVAL AND REPLACEMENT OF TWO  

PROTECTED TREES LOCATEDAT 20800 VALLEY GREEN DRIVE  

 

 

SECTION I:  PROJECT DESCRIPTION 

Application No.: TR-2021-005 

Applicant:  Mike Egusa 

Location:  20800 Valley Green Drive (APN 326-09-054) 

 

SECTION II:  FINDINGS TREE REMOVAL PERMIT: 

WHEREAS, the City of Cupertino received an application for a Tree Removal permit as 

described in Section I of this Resolution; and 

WHEREAS, the necessary public notices have been given as required by the Procedural 

Ordinance of the City of Cupertino, and the Administrative Hearing Officer has held at 

least one public meeting in regard to the application; and 

WHEREAS, pursuant to the provisions of the California Environmental Quality Act of 

1970 (Public Resources Code section 21000 et seq.) (“CEQA”), together with the State 

CEQA Guidelines (California Code of Regulations, Title 14, Section 15000 et seq.) 

(hereinafter, "CEQA Guidelines"), the City staff has independently studied the proposed 

Project and has determined that the Project is exempt from environmental review 

pursuant to the categorical exemption in CEQA Guidelines section 15304 for the reasons 

set forth in the staff report dated June 10, 2021 and incorporated herein; and 

WHEREAS, the applicant has met the burden of proof required to support said 

application; and 

WHEREAS, the Administrative Hearing Officer finds as follows with regard to this 

application: 

1. That the location of the trees restricts the economic enjoyment of the property by 

severely limiting the use of property in a manner not typically experienced by 

owners of similarly zoned and situated property, and the applicant has 
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demonstrated to the satisfaction of the approval authority that there are no 

reasonable alternatives to preserve the tree(s). 

The proposed tree removals (one removal and one transplantation) are to accommodate the 

proposed project with ADA access to the building. The City’s consulting arborist has 

reviewed and determined that there are no reasonable alternatives to maintaining the trees 

in their current location because the trees are in direct conflict with the ramp and grading 

to accommodate the proposed ramp. The City’s consulting arborist has reviewed the 

arborist report and takes no exception to the proposal for removal. 

2. That the protected trees are a detriment to the subject property and cannot be 

adequately supported according to good urban forestry practices due to the 

overplanting or overcrowding of trees on the subject property. 

The proposed trees are a detriment to the subject property in that they are in conflict with 

proposed ADA upgrades. The City’s consulting arborist has reviewed the arborist report, 

drawings, and supplemental materials to determine that the proposed removals cannot be 

adequately supported according to good urban forestry practices.  

NOW, THEREFORE, BE IT RESOLVED: 

That after careful consideration of the maps, facts, exhibits, testimony, staff’s report and 

presentation, and other evidence submitted in this matter, subject to the conditions which 

are enumerated in this Resolution beginning on PAGE 2 thereof: 

The application for a Tree Removal permit, Application no. TR-2021-005 is hereby 

approved and that the subconclusions upon which the findings and conditions specified 

in this resolution are based and contained in the Public Meeting record concerning 

Application no. TR-2021-005 as set forth in the Minutes of the Administrative Hearing 

Meeting of June 10, 2021 and are incorporated by reference as though fully set forth herein. 

SECTION III:  CONDITIONS ADMINISTERED BY THE COMMUNITY 

DEVELOPMENT DEPT. 

1. APPROVED EXHIBITS  

This approval for tree removals is based on the certified arborist report prepared by 

Samuel Oakley (ISA Certified Master Arborist, WE-9474B TRAQ) with Arborwell, 

dated March 10, 2021 consisting of three (3) pages that includes the tree removal and 

replacement plan, except as may be amended by conditions in this resolution. 

2. ACCURACY OF PROJECT PLANS 

The applicant/property owner is responsible to verify all pertinent property data 

including but not limited to property boundary locations, building setbacks, property 
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size, building square footage, any relevant easements and/or construction records. 

Any misrepresentation of any property data may invalidate this approval and may 

require additional review. 

3. CONCURRENT APPROVAL CONDITIONS 

The conditions of approval contained in file no. ASA-2020-005 shall be applicable to 

this approval. 

4. TREE AND LANDSCAPE MAINTENANCE 

The property owner shall be responsible for ensuring that the existing trees and newly 

planted trees are properly maintained including but not limited to ensuring that there 

is adequate soil drainage, that the soil is well-aerated, and irrigation systems are 

thoroughly tested to provide sufficient water to landscaped areas while reducing 

water waste. 

5. TREE REPLACEMENTS 

a. The required replacements for removal of the Chinese Elm are two (2) 24-inch box 

Chinese Pistache trees to be planted on the subject property within 30 days of tree 

removal.  

b. The applicant shall provide arborist reports prior to final occupancy and 6 months 

after final occupancy to indicate whether the Japanese Maple tree has survived 

the transplantation, prepared by the project arborist. At the City’s discretion, the 

arborist review may be peer reviewed. If the tree does not survive the transplant, 

one (1) 24-inch box tree shall be planted on the subject property within 30 days of 

removal of tree from its new location, subject to review and approval by Planning 

staff, in consultation with the arborist, prior to planting. 

c. Additionally, the applicant shall provide the Department of Community 

Development adequate documentation, including but not limited to photographs, 

receipts or invoices, to verify that the replacement trees have been planted. 

6. TREE PROTECTION 

As part of the demolition or building permit drawings, a tree protection plan shall be 

prepared by a certified arborist for the trees to be retained. In addition, the following 

measures shall be added to the protection plan: 

 For trees to be retained, chain link fencing and other root protection shall be 

installed around the dripline of the tree prior to any project site work. 

 Signs indicating the protected status of the tree shall be installed on the protective 

fencing. 

 Tree protection conditions shall be posted on the tree protection fencing. 
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 No parking or vehicle traffic shall be allowed under root zones, unless using 

buffers approved by the Project Arborist. 

 No trenching within the critical root zone area is allowed.  If trenching is needed 

in the vicinity of trees to be retained, the City’s consulting arborist shall be 

consulted before any trenching or root cutting beneath the dripline of the tree. 

 Wood chip mulch shall be evenly spread inside the tree projection fence to a four-

inch depth. 

 Retained trees shall continue to be irrigated or hand-watered to maintain them in 

good health. 

The tree protection measures shall be inspected and approved by the certified arborist 

prior to issuance of building permits. The City’s consulting arborist shall inspect the 

trees to be retained and shall provide reviews prior to issuance of demolition, grading 

or building permits. Additionally, a report ascertaining the good health of the trees 

mentioned above shall be provided prior to issuance of final occupancy. Any trees 

identified to be in poor health or incongruent with the site-wide tree replacement plan 

in the report shall be required to be removed and replaced. 

7. INDEMNIFICATION 

As part of the application, to the fullest extent permitted by law, the applicant shall 

agree to indemnify, defend with the attorneys of the City’s choice, and hold harmless 

the City, its City Council, and its officers, employees, and agents (collectively, the 

“indemnified parties”) from and against any liability, claim, action, cause of action, 

suit, damages, judgment, lien, levy, or proceeding (collectively referred to as 

“proceeding”) brought by a third party against one or more of the indemnified parties 

or one or more of the indemnified parties and the applicant related to any Ordinance, 

Resolution, or action approving the project, the related entitlements, environmental 

review documents, finding or determinations, or any other permit or approval 

authorized for the project. The indemnification shall include but not be limited to 

damages, fees, and costs awarded against the City, if any, and cost of suit, attorneys’ 

fees, and other costs, liabilities, and expenses incurred in connection with such 

proceeding whether incurred by the Applicant, the City, or the parties initiating or 

bringing such proceeding. 

The applicant shall agree to (without limitation) reimburse the City its actual 

attorneys’ fees and costs incurred in defense of the litigation. Such attorneys’ fees and 

costs shall include amounts paid to the City’s outside counsel and shall include City 

Attorney time and overhead costs and other City staff overhead costs and any costs 

directly related to the litigation reasonably incurred by City. The applicant shall 

likewise agree to indemnify, defend, and hold harmless the indemnified parties from 
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and against any damages, attorneys’ fees, or costs awards, including attorneys’ fees 

awarded under Code of Civil Procedure section 1021.5, assessed or awarded against 

the indemnified parties. The Applicant shall cooperate with the City to enter a 

Reimbursement Agreement to govern any such reimbursement. 

The Applicant shall agree to (without limitation) reimburse the City for all costs 

incurred in additional investigation or study of, or for supplementing, redrafting, 

revising, or amending, any document (such as an Environmental Impact Report, 

negative declaration, specific plan, or general plan amendment) if made necessary by 

proceedings challenging the project approvals and related environmental review, if 

the applicant desires to continue to pursue the project. 

The Applicant shall agree that the City shall have no liability to the Applicant for 

business interruption, punitive, speculative, or consequential damages. 

8. NOTICE OF FEES, DEDICATIONS, RESERVATIONS, OR OTHER EXACTIONS 

The Conditions of Project Approval set forth herein may include certain fees, 

dedication requirements, reservation requirements, and other exactions.  

  

 

PASSED AND ADOPTED this 10th day of June 2021 at a noticed Public Meeting of the 

Administrative Hearing Officer of the City of Cupertino, State of California, held by the 

Director of Community Development, or his or her designee, pursuant to Cupertino 

Municipal Code Section 19.12.120.   

 

 

ATTEST:     APPROVED: 

 

             

Erick Serrano     Albert Salvador 

Senior Planner    Assistant Director of Community Development  
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COPPER GUTTERS W/ (N) 5"

DIAM. COPPER D.S.- CONNECT
TO (E) STORM DRAIN SYST.-

TYP..

(E) ROOF LN./ EAVE ABOVE

(E) STL. FENCE (E) A/C COMRESSOR

(N) EXT. SHOWER

(E) STL. FENCE & GATE

(E) DRINKING
FOUNTAIN

(N) 12' DIAM. "BIG ASS" CEILING
FAN ABOVE

(E) STL. FENCE

EXTENTS OF (E) WD. DECK- RE-
LEVEL/ RAISE TO MATCH (N) DR.

THRESHOLDS (-1/4")

(N) 5 X 5 STL. COLUMN- TYP.

(N) BUILT- UP BEAM @ (E)
WD. BM.- SEE STRUCT.

(N) CONC. DECKING
SLOPED @ 48:12 TO MATCH

(N) POOL DECK
(E) WALL & COL. TO BE

REMOVED W/ (N) BEAMS AND
POST ABOVE TO SUPPORT (E)

BEAM

(N) "PANORAMIC" DOOR
SYSTEM- 3' X 7' DOORS IN 9'

OPENING

(N) EXPOSED G.S.
DUCTING ABOVE- TYP.

(N) DORMER
ABOVE- TYP.

(N) "PANORAMIC" DOOR
SYSTEM- 3' X 7' DOORS IN 18'

OPENING

(N
) C

O
N

C
. EN

TR
Y R

AM
P @

 8%
 M

AX.
(D

N
.)

(N) ENTRY DOORS

8'
-0

"

(N) RDWD. DECK ADDITION W/ (N)
RAILING & CODE- COMPLIANT WD.
STAIRS- FOUR STAIR STINGERS
MIN.

1 2
1 2

3

4

6

5

78

9

1
A3.02

2
A3.02

3
A3

.0
2

4
A3.02

(E) SLUMP STONE COL.
TO BE RESURFACED & CAPPED W/ (N)

LIGHT FIXT.- TYP.

(N) 4" GUIDE CURB W/ 1 1/2" Ø S.S.
HANDRAIL- TYP.

1'
-0

"

3'
-0

"

LA
N

D
IN

G

(N) DRINKING
FOUNTAIN

4'-0"

9'
-8

"

1
A5.01

5
A5.01

3
A5.01

4
A5.01

(N) RUBBER GYM
FLOORING- 1/2" "RUBBER
FLOORING INC" ROLLED

FLOORING- VERIFY
COLOR W/ OWNER

+243'

+242.95'

+241.64'

Revisions:

T 
H

 E
   

  V
 I 

L 
L 

A 
G

 E
 S

   
  A

 T
   

  C
 U

 P
 E

 R
 T

 I 
N

 O
2 

0 
8 

0 
0 

   
V

 A
 L

 L
 E

 Y
  G

 R
 E

 E
 N

   
 D

 R
 I 

V
 E

 
C

 U
 P

 E
 R

 T
 I 

N
 O

   
, C

 A
 L

 I 
F 

O
 R

 N
 I 

A

07/20/18

EK

95
01

4-
 1

57
   

A
 P

 N
 : 

   
2 

5 
9 

- 
3 

3 
- 

0 
7 

4

1

DRAWN:

SCALE:

DATE:

E R I C    K N U T S O N
a r c h i t e c t

9 2 5 - 3 2 4 - 0 5 8 7

eric@knutsonarchitecture.com
www.knutsonarchitecture.com

2 2 3 1    H    S T R E E T

S A C R A M E N T O , C A   9 5 8 1 6

ek

7/9/18

01/28/19
03/29/19   PERMIT SET

L
I C

ENSED  ARCH I TECT
STATE OF CALIFORN

IA
ER

I C
 B .  K NUT SO

N
R

E

N
. 6-30-2

1

No. C31401

Eric K
nutson

1/21/20   PERMIT SET REV.
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NAT. GAS-
FIREPLACE-
REGENCY- HORIZON
HZ060

7' HIGH W. RED
CEDAR PARTITION

D
A3.01

AUDIO SPEAKER
ABOVE- TYP.

6 X 6 STL. COL.-
TYP.

LN. OF RF. TRELLIS ABOVE-
TYP.19'-9"

19
'-5

"
19

'-5
"

38
'-1

0"

CL CL

C L

C L

NAT. GAS BBQ- BULL 5
BURNER MOD. # 57569
S.S. 21" X 38- 1/2" IN NON-
COMBUSTIBLE CAB
INET- MAINTAIN 21" MIN.
CLEARANCE FROM
COMBUST.
MATERIAL-TYP.

LN. OF RF. TRELLIS ABOVE-
TYP.

D
A3.01

D
A3.01

D
A3.01

SIM. SIM.

AUDIO
SPEAKER

ABOVE
- TYP.

(E) BBQ & CAB.
TO BE DEMO'D

19'-9"

CL CL

15
'-1

 1
/2

"
15

'-1
 1

/2
"

30
'-3

"

C L

C L

C L

LOUNGE/ FIRE PAVILION KITCHEN PAVILION

STL. BM./ FRAME
ABOVE- TYP.

STL. PURLINS
ABOVE

C L

CONTROL JT.
- TYP.

SEE ALSO L/S DRAWINGS FOR KITCHEN LAYOUT

6
A5.01

2
A5.01

2
A5.01

4

1'-9"5'-0"

LOUNGE/ FIRE PAVILION KITCHEN PAVILION

LN. OF RF. EAVE- TYP.

LN. OF CEDAR
PARTITIONS
BELOW- TYP.

2 X 10 W. RED CEDAR JST. @ 12"
C.C. MAX. DESIGNED FOR FUTURE
COMP. SHINGLE RF. TO MATCH FIT.
CENTER & T & G CEIL.

LN. OF RF. EAVE- TYP.

D
A3.01

D
A3.01

D
A3.01

D
A3.01

SIM. SIM.

3:12

6 X 6 STL.
COL.-  TYP.

STL. BM./ FRAME
BELOW- TYP.

STL. PURLINS
BELOW

LN. OF CEDAR
PARTITIONS

BELOW- TYP.

3:12

6 X 6 STL.
COL.- TYP.

STL. BM./ FRAME
BELOW- TYP.

2 X 10 W. RED CEDAR JST. @ 12"
C.C. MAX. DESIGNED FOR FUTURE
COMP. SHINGLE RF. TO MATCH FIT.
CENTER & T & G CEIL.

NO COMBUST. CEIL. JOIST
EXTENSIONS OVER THE
TWO BBQ. LOCATIONS
BELOW

4

1'-0"

LIGHTING/ ELECTRICAL LEGEND

LT-1 (RECESSED EXTERIOR LED CEILING LIGHT): T.B.D.

LT-2 NOT USED

DIMMER SWITCH

SINGLE POLE SWITCH

D

+32"

GROUNDED GFCI DUPLEX OUTLET- EXAMPLE SHOWN AS
32" A.F.F.

SWITCHING ROUTE

LT-4 (PENDANT): WAC 6" "CUBE ARCHITECTURAL" OUTDOOR BRONZE LED

LT-3 3' STRIP LED WITHIN PARTITIONS T & B: T.B.D.

D

D

D

D D

+42"

+42"

+42"

+4
2"

+4
2"

+3
2"

+3
2"

+1
2"

+1
2"

+1
2"

+1
2"

+12"

+12"

+12"

+12"

AUDIO SPEAKER

NO COMBUST. CEIL.
JOISTS OVER BBQ
LOCATIONS

4

LOUNGE/ FIRE PAVILION KITCHEN PAVILION

AUDIO SPEAKER-
TYP.

LN. OF CABINETS
BELOW- TYP.

AUDIO SPEAKER-
TYP.

D
A3.01

D
A3.01

D
A3.01

D
A3.01

SIM. SIM.

6 X 6 STL.
COL./ FRAME- TYP.

STL. BM./ FRAME
- TYP.

STL. PURLINS
1'-6"

1'
-6

"

6 X 6 STL.
COL.- TYP.

STL. BM./ FRAME
- TYP.

STL. PURLINS

1'-6"

1'
-6

"

LN. OF CEDAR
PARTITIONS

BELOW- TYP.

LN. OF CEDAR PARTITIONS
BELOW- TYP.

2 X 10 W. RED CEDAR
@ 12" C.C.- TYP.

2 X 10 W. RED CEDAR
@ 12" C.C.- TYP.
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PROPOSED
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1/4" = 1'-0"

1/4" = 1'-0"1 PAVILIONS PROPOSED FLOOR PLANS

A1.03

1/4" = 1'-0"2PAVILIONS PROPOSED ROOF PLANS

1/4" = 1'-0"3 PAVILIONS REFLECTED CEILING PLANS PLANS SHOWING LIGHTING & ELECTRICAL

39



A
A3.01

B
A3.01

C
A3.01

A
A3.01

B
A3.01

C
A3.01

(N) EXPOSED G.S.
DUCTING ABOVE- TYP.

MECH. RM.

(E) BATHROOM (E) BATHROOM

(N) 8" DIAM. HALF- ROUND
COPPER GUTTERS W/ (N) 5"

DIAM. COPPER D.S.- CONNECT
TO (E) STORM DRAIN SYST.-

TYP..

(E) ROOF LN./ EAVE ABOVE

(N) 12' DIAM. "BIG ASS" CEILING
FAN

3

4

6

5

NOTES: -EXISTING SWITCHING & OUTLETS TO REMAIN
U.O.N.- VERIFY FINAL COUNT & LOCATION W/ OWNER

WIFI SERVICE TO BE SUPPLIED TO ENTIRE SITE

LT-3 (PENDANT): T.B.D.

LT-7 (SCONCE): T.B.D.

LIGHTING/ ELECTRICAL/ UTILITY LE

LT-1 (RECESSED LED CEILING LIGHT): T.B.D.

LT-2 (RECESSED LED WALL WASHER): T.B.D.

LT-8 EXTERIOR WALL SCONCE
HINKLEY "DORIAN"  LARGE
BRONZE LED

(N) FAN SWITCH

(N) DIMMER SWITCH

(N) 3-WAY SWITCH

(N) SINGLE POLE SWITCH

3
D

F

(N) SPECIAL PURPOSE SWITCH

WP +12"

(N) GROUNDED GFCI DUPLEX OUTLET W/ WATERPROOF
COVER- EXAMPLE SHOWN AS 12" A.F.F.

WALL MOUNTED CARBON MONOXIDE DETECTORCM

(N) SPECIAL PURPOSE OUTLET AS NOTED

sp

NATURAL GAS SUPPLY W/
SHUT-OFF VALVE

(N) GROUNDED DUPLEX OUTLET, TYP. @ 12" A.F.F.

SMOKE DETECTOR

+38"

(N) GROUNDED GFCI DUPLEX OUTLET, TYP. @ 12" A.F.F.,
EXAMPLE SHOWN AS 38" A.F.F.

SWITCHING ROUTE

LT-4 (PENDANT): HINKLEY "DORIAN" OUTDOOR BRONZE LED

LT-5 (PENDANT): T.B.D.

LT-6 ENTRY PENDANT: "LIGHTOLOGHY" KAI RECTANGULAR 4' 
LED

(E) DUPLEX OUTLET

(E) SWITCH

WP +12" WP +12"

W
P 

+1
2"

D F

D D

WI FI ROUTER/ REPEATER

SOUND SYSTEM

EXTERIOR SPEAKER

D

LT-9 EXTERIOR POST LIGHT-
URBANDALE LED 18Y88

(N) POST LIGHT CONNECTED TO (E)
L/S TIMER ON (E) RE- SURFACED

& CAPPED COLUMN

WORKOUT EQUIP. FLOOR
OUTLETS- POWER & CABLE-
VERIFY FINAL REQUIRMENTS &
LOCATIONS W/ EQUIP. LAYOUT BY
OTHERS

(N) DORMER ABOVE W/
EXPOSED 4 X 4
RAFTERS- TYP.
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(N) 1
+ 930 SF

(N) 2
+1056 SF

(N) 3
+ 304 SF

(E) 1
-726 SF

(E) 2
-220

(E) 3
-400 SF

(E) 4
-244 SF

(E) 5
-91 SF

(E) 6
-214 SF

(E) 7
-311 SF

(E) 8
-152 SF

(E) 9
- 821 SF

PROPOSED ADDITIONAL IMPERVIOUS
SURFACE/ PAVING- TYP.

EXISTING IMPERVIOUS SURFACE/
PAVING TO BE REMOVED- TYP.

4

N

VALLEY GREEN DRIVE

(N) 1

(N) 2

(N) 3

(E) 1

(E) 2

(E) 3

(E) 4 (E) 5

(E) 6 (E) 7

(E) 8

(E) 9

(E) POOL
(E) COMMUNITY/
FITNESS CENTER

(E) SHED

(E) SHED

(E) SHED

(E) SPA

PROPOSED ADDITIONAL IMPERVIOUS
SURFACE/ PAVING- TYP.

EXISTING IMPERVIOUS SURFACE/
PAVING TO BE REMOVED- TYP.

4

EXISTING IMPERVIOUS SURFACE/
PAVING TO BE REPLACED FOR

MAINTENANCE PURPOSES- TYP.

TOTAL PARCEL AREA: 117,307 SF (2.693 ACRE)

IMPERVIOUS SURFACE:

AS- BUILT IMPERVIOUS SURFACE: 13,200 SF,   11.25% PARCEL COVERAGE
PROPOSED IMPERVIOUS SURFACE: 12,311 SF,   10.49% PARCEL COVERAGE

   -889 SF,       .76% REDUCED COVERAGE
(N) 1:         + 930 SF
(N) 2:        +1056
(N) 3:        +  304
TOTAL    + 2290 SF ADDED PAVING/ IMPERVIOUS SURFACE

(E) 1:      -726 SF
(E) 2:      -220
(E) 3:      -400
(E) 4:      -244
(E) 5:      - 91
(E) 6:      -214
(E) 7:      -311
(E) 8:      -152
(E) 9:      -821
TOTAL   - 3179 SF REMOVED PAVING/ IMPERVIOUS SURFACE

 3179
-2290
   889 SF REDUCTION IN IMPERVIOUS/ PAVING SURFACES

4
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(N) TILED EXT.
SHOWER

(E) S.S. DRINKING
FOUNTAIN

(N) NAT. TEAK WD. BENCH (N) S.S. DRINKING
FOUNTAIN

(N) 5 X 5 STL. COLUMN- TYP.

 (N) BUILT- UP BEAM-SEE
STRUCT.- TYP.

(N) PENDANT- TYP.- OIL
RUBED BRONZE 18 H X 6 X 6

(N) SCONCE- TYP.- OIL
RUBED BRONZE 12 H X 6 X 6

(N) DORMER- TYP.

(N) DORMER- TYP.

(N) S.S. DRINKING
FOUNTAIN

(N) "PANORAMIC" ALUM. DOOR
SYSTEM- 3' X 7' DOORS IN 18'

OPENING- STATUARY BRONZE

(N) "PANORAMIC" DOOR
SYSTEM- 3' X 7' DOORS IN 9'

OPENING

1

(E) PAINTED STUCCO EXT.
WALL- TYP.

(E) PAINTED WD. RAFTERS-
TYP.

5
A5.01

1

1
2

(N) CONC. DECKING SLOPED @
48:12 TO MATCH (N) POOL DECK

(N) DORMER- TYP.

(N) 8" DIM. HALF- ROUND G.I.
GUTTERS W/ (N) 5" DIAM. G.I.

D.S.- TYP. GUTTER & D.S.

(N) ENTRY DOORS

(N) DORMER- TYP.

(N) "PANORAMIC" DOOR
SYSTEM- 3' X 7' DOORS IN 18'

OPENING

(N) "PANORAMIC" DOOR
SYSTEM- 3' X 7' DOORS IN 9'

OPENING- STATUARY BRONZE

(N) 5 X 5 PAINTED  STL.
COLUMN- TYP.

EXTENDED WD. DECK  WD. &
STAIR

(N) 4' DECK EXTENSION W/ (N)
WD. STAIR & WD. RAILING

(N) ENTRY PENDANT- 70.9"
X35.5"W X 21.8" H -
"LIGHTOLOGY" FORA
OUTDOOR LT. FIXTURE

1

1

(E) PAINTED CMU

COMP. SHINGLE ROOF

1

10
A5.02
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PROPOSED FITNESS
CENTER EXTERIOR
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A2.01
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(E) RET. WALL TO REMAIN

OUTDOOR KITCHEN- TYP.

OUTDOOR KITCHEN- TYP.

LN. OF RET. WALL TO REMAIN

3
12

STAINED & SEALED W. RED
CEDAR PARTITION- TYP.

2 X 10 @ 12" C.C. MAX. W. RED
CEDAR JST./ TRELLIS- TYP.

STL. PURLIN- TYP.

STAINED & SEALED W. RED
CEDAR PARTITION- TYP.

NAT. GAS SEE- THROUGH
FIREPLACE

6 X 6  TS COL.- SEE STRUCT.-
TYP.

2 X 10 @ 12" C.C. MAX. W. RED
CEDAR JST./ TRELLIS- TYP.

NAT. GAS SEE- THROUGH
FIREPLACE & HEARTH @ EA.

SIDE OF CEDAR PARTITION

8 X 8 STL. COL.- TYP.

3
12

7'
-0

"

STL. PURLIN- TYP.

ROCK PANEL FACING

CONC. HEARTH

6 X 8  TS BM.- SEE STRUCT.-
TYP.
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(N) 12' DIM. "BIG ASS" FAN

(N) POST & BEAMS TO
SUPPORT (E) RIDGE BM.

(N) EXPOSED DUCT- TYP.

(N) STL. BM.- TYP.

7'
-0

"

1
A5.01

(N) DORMER BEYOND- TYP.

NAT. GRADE

4

(N) CONC. DECKING SLOPED @
48:12 TO MATCH (N) POOL DECK

(N) DORMER- TYP.

(N) 8" DIM. HALF- ROUND G.I.
GUTTERS W/ (N) 5" DIAM. G.I.

D.S.- TYP.GUTTER & D.S.

(N) WD. DECK & STAIR
EXTENSION

(N) EXPOSED DUCT- TYP.

1
A5.01

(N) RUBBER GYM
FLOORING- 1/2" "RUBBER
FLOORING INC" ROLLED

FLOORING- VERIFY
COLOR W/ OWNER

2'
-0

"
3'

-6
"

18
'-2

"

7'
-1

1"

1

1

NAT. GRADE

4

(N) ENTRY DOORS

(N) 5 X 5 STL. COLUMN- TYP.

(N) DORMER- TYP.

7'
-0

"

1
A4.01

2
A4.01

NAT. GRADE

4

CONC. FTG.- SEE STRUCT.

STL. PURLIN- TYP.

STAINED & SEALED W. RED
CEDAR PARTITION- TYP.

6 X 6 TS COL.- SEE STRUCT.-
TYP.

2 X 10 W. RED CEDAR JST./
TRELLIS @ 12" C.C. TYP.-
DESIGNED FOR FUTURE COMP.
SHINGLE RF. W/ T & G CEILING

3
12

7'
-0

"

7'
-6

"

10
'-8

"

1/4" LIP MAX- TYP.

2
A5.01

6 X 8 TS BM.- SEE STRUCT.-
TYP.C L

CL

6
A5.01

1'
-7

"

11
"

12
'-4

"

NAT. GRADE

4
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PROPOSED
BUILDING
SECTIONS

1/4" = 1'-0"

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

A3.01

1/4" = 1'-0"B-B PROPOSED BUILDING SECTION

1/4" = 1'-0"C-C PROPOSED BUILDING SECTION

1/4" = 1'-0"D-D PROPOSED PAVILION SECTION
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1
~

(N) PENDANT

(N) LOW PROFILE
"PANORAMIC" DOOR
SYS. ADA ACCESSIBLE
SILL/ TRACK- 1/4" MAX.
PER MANUF.

(N) LOW SLOPE CONC.
DECK- 2% MAX.

(N) "PANORAMIC"
DOOR SYSTEM

(N) "PANORAMIC" DOOR
HEAD TRACK PER MANUF.

(N) FIXED DORMER WINDOW
W/ TRUE DIVIDED LITES

(N) EXPOSED 4 X 4 W.R.
CEDAR RAFTERS @ 16"
C.C.

(E) FRAMING

2
~

3
~

4
~

(N) CONC. BASE/ FTG.- SEE
STRUCT. FOR CONNECTION

(N) STL. BEAM-
SEE STRUCT.

(E) FRAMING

(N) 5" DIAM. G.I. D.S.
CONNECTED TO (E)
STORM DRAINAGE SYS.

(N) 8" DIAM. HALF- ROUND
G.I. GUTTER

(N) STL. 5 X 5 COL.-
SEE STRUCT. (E) STUD WALL

(N) 2 X 4 FURRED WALL

(N) 5/8" GYP. BD.

(N) BASE BD.

(E) STRUCTURE- V.I.F.

(E) STRUCTURE- V.I.F.

(N) STONE BASE

(N) SMOOTH STUCCO
W/ INTEGRAL
COLOR T.B.D.
OVER (E) SLUMP
STONE COLUMN

(N) STONE CAP T.B.D.

(N) POST LAMP WHERE
OCCURS

(E) STEEL FENCE

(E) STRUCTURE
& PAVING- V.I.F.

3
A5.01

4
A5.01

(N) WATER
SEAL

7 
1/

4"

(N) BASE BD.

(N) GYM FLOORING-
1/2" ROLLED

RUBBER "RUBBER
FLOORING INC"

HEAVY DUTY-
COLOR T.B.D. BY

OWNER

6'
-0

"-
 T

YP
IC

AL

(E) T.O. STEEL FENCE

1

1

1
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FITNESS CENTER
PROPOSED WALL
SECTIONS

3/4" = 1'-0"

3/4" = 1'-0"1 PROPOSED WALL/ COLUMN SECTIONS

A4.01
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SCALE: 1" = 1'-0"(N) DECK GUARDRAIL
V@Cabb001

3'
-6

"
4"

3" 2"

2 X 6 W.R. CEDAR CAP RAIL

1 1/4"

4 X 4 W.R. CEDAR
RAIL POST

1 X 4
W.R. CEDAR

1 1/4" SQ.
W.R. CEDAR

PICKETS

CHAMFERED 1 X 4
W.R. CEDAR

BLK. SOLID BETWEEN
PICKETS

BLK. SOLID BETWEEN
PICKETS

RDWD. DECKING

1

SCALE: 1" = 1'-0" SCALE: 1" = 1'-0"(N) PAVILION PARTITION WALL
V@Cabb001

6 X 6 STL. COL./ FRAME BEYOND

5/4 X 10   S1S2E W. RED
CEDAR GRADE C OR BETTER

CLEAR

A= 5/4 X 4  S1S2E W. RED CEDAR
GRADE C OR BETTER CLEAR

B= 1 X 6  S1S2E W. RED CEDAR GRADE
C OR BETTER CLEAR

C= 1 X 8  S1S2E W. RED CEDAR GRADE
C OR BETTER CLEAR

B

A

A

C

REPEATING PATTERN

LED LT. FIXT. T.B.D.- TYP.

PAV. SLAB

2

4 X 8 W. RED CEDAR @ 4'-0" MAX. C.C.-
SHIM AS REQ'D.

3/
4"

 G
AP

- T
YP

.

B

A

A

C

B

A

A

B

A

7'
-0

"

HINGED FOR LT. FIXT. ACCESS- TYP.

3 
1/

4"
1/

2"1 
1/

2"

1 1/2"

1/
2"

3/4"

5"

HEAD TRACK

TOP RAIL

(N) TRIM

(N) HDR.- SEE STRUCT.

GYP. BD.

(E) SHEATHING- V.I.F.

(E) STUCCO- V.I.F.

(N) TRIM

(N) TRIM

PANORAMIC DOOR HEAD SCALE: 3" = 1'-0"
PAgeb0144

N.T.S.PANORAMIC DOOR SILL V@Cabb0013

1"

2 11/16"

INSUL./ GLASS PANEL
FLUSH

DOOR BOTTOM RAIL

EXTERIOR INTERIOR

FIN. FLOOR- 1/2" ROLLED RUBBER
GYM FLOORING- "RUBBER
FLOORING INC." HEAVY DUTY-
CLOR T.B.D. BY OWNER

FLOOR FRAMING- V.I.F.

F.F. @ +243'

SCALE: 1" = 1'-0"
V@Cabb001

(N) EXTERIOR POOL RINSE SHOWER5

7'
-0

"

1'
-8

"

2'-0"1"

1'
-8

"

18
" M

IN
.

HONED BLUESTONE TILE

5 CM HONED
BLUESTONE CAP

3 CM HONED
BLUESTONE CAP

SCONCE
4:12- V.I.F.- MATCH (E) FIT.
CENTER RF. SLOPE

8" Ø SHOWER HD. 1'-0"

6"

1"

5'-0" 6"

SCONCE

5" SQ. S.S.
DRAIN

ELEVATION SECTION

1"

8 7

3 1/2"1"

6'
-0

"

SLOPE TO DRAIN
2% MAX (1:48)

ADA COMP. FOLD- UP TEAK
SHOW. SEAT

ADA COMP. CONTROL VALVE

33
" M

IN
., 

36
" M

AX
.

39
"M

IN
., 

41
" M

AX
.

S.S. GRAB BAR

36" S.S.
GRAB BAR-
BLK. SOLID
@ FRM'NG.

17
" M

IN
., 

19
" M

AX
.

19" MIN., 27" MAX.

5 CM HONED
BLUESTONE CAP

@ PONY WALL

(E) TILED SHOWER TO BE
REMOVED

DRAIN TO SANITARY SEWER

SCALE: 1" = 1'-0"(N) POOL RINSE SHOWER DETAIL PLAN
V@Cabb0017

5'-0"

2'
-0

"
1"

1" 6"

(N) TILED SHOWER FLR.
SLOPED TO 5" SQ. S.S.
DRAIN @ 2% MAX.

(N) 36" S.S. GRAB BAR

5
~

(N) TEAK FOLDING
SHOWER SEAT- 24" X 16"
GBS WALL MOUNT OR
EQIV.

3'
-0

"

(N) SIDE PONY
WALL

SCALE: 1" = 1'-0"(N) DRINKING FOUINTAINS
V@Cabb0018SCALE: 1" = 1'-0"(N) SPA SIGN

V@Cabb0019

SPA CAPACITY 8

EMERGENCY 9113'
-0

"

6'-0"

ELEVATION

PLAN

3 1/2"

4 X 4 STAINED
W. RED
CEDAR

SHAPED 2 X 4
STAINED W.
RED CEDAR

PAINTED 3/4"
MARINE PLYWD.
SIGNAGE

2"

4" HIGH MIN.
LETTERS

6"

SP
O

U
T 

@
 3

6"
 M

AX
.

SS
PO

U
T 

@
 3

8"
 M

IN
., 

43
" M

AX
.

27
" M

IN
.

STANDING DRINKING
FOUNTAIN

ADA DRINKING FOUNTAIN

18" MIN., 19" MAX.

DRINKING FOUNTAINS TO BE ADA COMPLIANT ELKAY WALL MOUNT NON-
REFRIGERATED S.S. MOD. # EDFPBM114K W/ ACCESS PANEL OR EQUIV.

EXTERIOR INTERIOR

1

SCALE: 1" = 1'-0"(N) PAVILION PARTITION WALL @ FIREPLACE
V@Cabb0016

5 
1/

2"
4"

7'
-0

"

W. RED CEDAR TRIM

ALIGN T.O. ROCK
SURROUND W/ B.O.

PLANK COURSE

13
" M

IN
. T

O
C

O
M

BU
ST

IB
LE

 M
AT

.

2"

1"

CEDAR PLANKS- SEE
DET. 2/ A5.01

"NORSTONE CHARCOAL"
XLROCK PANEL FACING
OVER THIN SET OVER
5/8" CEMENT BD.

REGENCY HORIZON
HZ060- NG SEE-
THROUGH NAT. GAS
FIREPLACE W/ FACE
PLATE- INSTALL PER
MANF. SPEC.

3/4" PLYWD.

W. RED CEDAR TRIM

CONC. SLAB/  HEATH W/
#3 BARS @ 6" C.C. EA.
WAY

ROCK PANEL
FACING

PAVILION STEEL FRAME
BEYOND

5/4 X 10   S1S2E W. RED
CEDAR CAP GRADE C OR
BETTER CLEAR

CONC. ISOLATION JT.

LED LT. FIXT. T.B.D.- TYP.

HINGED FOR LT. FIXT.
ACCESS- TYP.
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(N
)

C
O

N
C

. A
PP

R
O

AC
H

 S
LO

PE
D

 @
 8

.3
3%

 M
AX

.
W

/ 2
.0

83
%

 M
AX

. C
R

O
SS

 S
LO

PE

F.F. @ +243'

+242.96'

LANDING
@ +241.64'

2
~

5'
-0

"
15

'-9
 1

/2
"

7'
-0

"

T.O. RAMP+242.88'

11'-0"

(N
) C

O
N

C
.

LA
N

D
IN

G
@

 2
.0

83
%

M
AX

.S
LO

PE
& 

C
R

O
SS

SL
O

PE

(N
) L

AN
D

IN
G

 @
 2

.0
83

%
M

AX
. C

R
O

SS
 S

LO
PE

(E)
PLANTER

UP

DN. DN.

4.90%0.77%

6'
-6

 1
/2

"

NOTE: (N) CONCRETE FLAT WORK TO BE
BROOM FINSISHED & COMPLY W/ CBC
11B-302- STABLE, FIRM & SLIP
RESISTANT

3'
-0

"

A
~

A
~

3
~

1'
-0

"

+243'

2
~

242.96'

INTERIOR F.F.

EXT. THRSHLD.

2.083% MAX.

8.33% MAX.

5'-0" 15'-9 1/2" 7'-0" MIN.

242.88'T.O. RAMP

241.56'B.O. RAMP/
LOW. LAND.

UPPER LANDING RAMP LOWER LANDING
EXT. F.O

. W
ALL

CONC. GUIDE CURB

CONC. RAMP W/ BROOM FINISH S.S. HANDRAIL

3
~ 12"

SCALE: 1" = 1'-0"(N) RAMP GUIDE CURB & HANDRAIL
V@Cabb0012

6"

4"
34

" T
O

 3
8"

2"

2"

1 1/2" Ø S.S. PIPE HANDRAIL

CONT. CONC. GUIDE CURB

R= 1/2"- TYP.

L/S

#4 BAR T & B W/ 2" MIN.
CONC. COVERAGE

(N) CONC. RAMP
SLOPED @ 8.33% MAX.
& 2.083% MAX. CROSS
SLOPE

R1/2
"

6'
-0

"-
 T

YP
IC

AL

(E) T.O. STEEL
FENCE

(N) HONED BLUESTONE
STONE CAP

(N) POST LAMP WHERE
OCCURS

(E) FLAT BLACK
STEEL FENCE

(E) FLUSH PAVING

7"

(N) SMOOTH STUCCO
OVER (E) SLUMP STONE
COL.- SEE DET. 4/ A4.01

2'
-0

"
1'

-9
"

3"

FLAT BLACK
STEEL GATE- TYP.

2'
-1

0"
 M

IN
.

3'
-8

" M
AX

.

3'
-2

"

FIXED GATE W/ CANE
BOLT @ INTERIOR

EXTERIOR ELEVATION

6'-0"

6'
-5

 1
/4

"8'
-0

"
M

AX
.

NAT. GRADE

4

4

4

THRESHOLD DETAIL3 SCALE: 3" = 1'-0"

1/
4"

1/
2"

1
2

ALUM. THRESHOLD

DOOR

JAMB BEYOND

EXTERIORINTERIOR

CONC. SLAB

(E) FLAT BLACK
STEEL FENCE

(E) FLUSH PAVING7"

2'
-1

0"
 M

IN
.

3"

(N) FLAT BLACK
STEEL GATE- TYP.

(E) T.O. STEEL FENCE

2'
-0

"

3'
-8

" M
AX

.

6'
-0

"-
 T

YP
.

4'-0"

EXTERIOR ELEVATIONINTERIOR ELEVATION

2'
-0

"

3'
-1

"

PANIC BAR/ HARDWARE

3"

GATE HARDWARE SCHEDULE
GATE LATCH/ LOCK
PANIC HARDWARE
CANE BOLT
SELF CLOSER
GATE STOP

SCHLAGE TO MATCH EXISTING @ PROPERTIES
LOCKEY PB1100SS @ 36" GATE, PB1142SS @ 48" GATE W/ PS STRIKE BRACKET OR EQIV.
NATIONAL N109-002 LOCKABLE AT FIXED GATE
LOCKEY TB950 HEAVY DUTY OR EQIV.
LOCKEY GS90 OR EQIV.

TYP. FINISH OIL RUBBED BRONZE (OIL)

SCALE: 3" = 1'-0"
PAgeb014

HAND/ GUARD RAIL PICKETS SCALE: 3" = 1'-0"
PAgeb014

3/4"

2 
3/

4"
2 

1/
4"

3"1 1/4"

2 X 12 STAIR TREAD
W. RED CEDAR

9

8

SHAPED PAINT GRADE W. RED
CEDAR HANDRAIL

BLK. SOLID BETWEEN PICKETS

PAINT GRADE
W. RED CEDAR-

TYP.

2 1/2"

ELEVATION SECTION

2 
1/

4"

1 
3/

4"

5/8"1 1/4"

1/
4"

3 1/2"

2 x 6 PAINT GRADE W. RED
CEDAR CAP/ GUARD RAIL

42
" A

BO
VE

 F
IN

. D
EC

KI
N

G
 H

T.

36
" A

BO
VE

 S
TI

AR
 T

R
EA

D
 N

O
SE

STAIR RAIL POST CONNECTION7 SCALE: 3" = 1'-0"

NOTCH TREAD @ RAIL
POST WHERE OCCURS

4 X 4 W. RED CEDAR
NEWEL/ RAIL POST

2 X 12 STAIR
STRINGER/ RIM

1 1/2"

4"

2- 1/2" Ø GALV.
THROUGH- BOLTS W/

MAL. WASH. EA. POST
W/ SIMP. DTT2SS
INSTALLED PER

MANUF. SPECS.- SEE
ALSO STRUCT.

HANDRAIL TO GUARD RAIL

SCALE: 3" = 1'-0"
PAgeb0146 STAIR TREAD/ RISER & RAIL

Ø6"

17 R @ 6-2/4"
16 T @ 12"

6 
3/

4"

12"

1"

FULL DEPTH BLK'NG.

PAINT GRADE W. RED CEDAR-
TYP.

BLK. SOLID BETWEEN
PICKETS

CHAMFORED 1X4

(N) STAIR STRIPING: 3" FULL STAIR
WIDTH, CONTRASTING, SLIP RESISTANT
@ EA. TREAD 1" MAX. FROM NOSING

10

N.T.S.
PAgeb01410 ENTRY PENDANT ATTACHMENT

ATTACHMENT PER MANUFACTURE'S SPECIFICATIONS ABOVE
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(E) 4 X 4 COLUMNS

(E) WD. DECK

LN. OF (E) SOFFIT
ABOVE

MECH. RM.

(E) BATHROOM

(E) CLUBROOM

(E) BATHROOM

(E) GUTTER & D.S.

(E) ROOF
LN./ EAVE ABOVE

(E) STL. FENCE (E) A/C COMRESSOR

(E) EXT. SHOWER

(E) STL. FENCE & GATE

(E) DRINKING
FOUNTAIN

LN. OF (E) BEAM
ABOVE

(E) FAN
ABOVE

(E) FITNESS ROOM

(E) STL. FENCE & COL.

(E) MAPLE & L/S

(E) WD. DECK & STAIR
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AS- BUILT FITNESS
CENTER EXTERIOR
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1/4" = 1'-0"

AB2.01

1/4" = 1'-0"1 AS- BUILT EXTERIOR ELEVATIONS
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2337 AMERICAN AVE, HAYWARD, CA 94545 
1993 EAST BAYSHORE ROAD, REDWOOD CITY, CA 94063 
  

OFFICE: (888) 969-8733 
DIRECT: (925) 518-2028 

SOAKLEY@ARBORWELL.COM 

 

March 10, 2021 
 
City of Cupertino 
10300 Torre Avenue 
Cupertino, California 95014 
 
Re:  Live Tree Removals at 20875 Valley Green Drive, Cupertino, CA 
 
To whom it may concern, 
 
This letter intends to address the removal of one (1) Ulmus parvifolia (Chinese elm) and the 
relocation one (1) live Acer palmatum (Japanese maple) fronting the proposed path to the 
new fitness center on the 20875 Valley Green Drive property in Cupertino, California.   
Please see Exhibit 1.1 for the relative locations of the subject trees indicated as white/red 
dots, and for the location of the replacement trees.  The trees are live but will need to be 
removed (Tree A) and relocated on-site (Tree B) due to the proposed project.   
 
Tree A is approximately 30-feet tall with a 30-foot canopy width and a 14-inch trunk diameter 
at 4.5-feet above grade.  Tree B is approximately 5-feet tall with a 5-foot canopy width and 
a 2-inch and 2-inch multi-trunk diameter at 3-feet above grade.  The trees are in good health 
and have good structure. The trees are in direct conflict with the proposed pathway to the 
fitness center entrance to the building.  Please see Exhibit 1.2 an image of the subject trees.   
 
The reason for their removal is due to capital improvements.  The adjacent building entrance 
has an ADA egress through the existing planting areas of the trees—a walkway planned to 
be installed through the subject trees’ growing space.  Please see Exhibit 1.2 for a section 
of the plans showing the ADA walkway located in the trees’ growing space.  Due to the 
close proximity of the planned excavation for the walkway, the trees will require removal.  
 
The trees are considered protected pursuant to Section 14.18.035 of the City of Cupertino’s 
Municipal Code and require a permit from the City’s Planning Department prior to their 
removal.  The property owner would like to transplant Tree B on-site to mitigate its removal 
as well as replace Tree A with two (2) 24-inch box Chinese pistache.   The replacements 
and relocation will be planted in the planting locations shown in Exhibit 1.1. 
 
Please review this information and contact me with any questions or concerns regarding 
the information provided in this letter.  
 
Sincerely, 

 
Samuel Oakley 
ISA Board Certified Master Arborist, WE-9474B TRAQ 
ASCA Registered Consulting Arborist #556 
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2337 AMERICAN AVE, HAYWARD, CA 94545 
1993 EAST BAYSHORE ROAD, REDWOOD CITY, CA 94063 
  

OFFICE: (888) 969-8733 
DIRECT: (925) 518-2028 

SOAKLEY@ARBORWELL.COM 

 

Exhibit 1.1 – Site Map: 

The locations of the proposed removals are shown with white/red dots (top image).  The replacement tree locations are 
shown in the bottom image. 

 

 

 
 
 
 
 
 
 

A

 

B

 

A

 

B
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2337 AMERICAN AVE, HAYWARD, CA 94545 
1993 EAST BAYSHORE ROAD, REDWOOD CITY, CA 94063 
  

OFFICE: (888) 969-8733 
DIRECT: (925) 518-2028 

SOAKLEY@ARBORWELL.COM 

 

Exhibit 1.2 - Supporting Image: 

Tree B will be relocated to one side of the building entrance and Tree A’s replacement installed on the other side. 

  

 

Tree A 

Tree B 

Tree B 

Tree A 
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