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APPLICABLE CODES:

PROPERTY ADDRESS!

EXCAVATION REQUIRED:

2013 CALIFORNIA BUILDING CODE
1492 POSEN AVENUE
ALBANY, CA 94706

APN=: 65-2416-16
LOT AREA: 4,607 S.F.
7850 CU. FT.

(A) GARAGE AREA:
(B ) MAIN FLOOR AREA:

(C) SECOND FLOOR AREA:
(D) GROSS BUILDING AREA (A+B+C):

LOT COVERAGE ((A+B)/LOT):
F.A.R. (D/LOT):

2,018 SF
595 SF - 60 S.F. (STAR) = 535 SF

2,620 SF
43.4% (MAX. 50% )

SHEET #:

1-

54.5% (MAX. 55% ) (NOTE: INCLUDES ATRIUM)

Front Left Perspective
Vicinity Map Project Information Sheet Index
PROJECT DESCRIPTION:
DEMOLISH EXISTING 1-STORY SINGLE-FAMILY DWELLING. EXISTING SINGLE-FAMILY DWELLING Sheet # : Sheet Name,
CONSTRUCT NEW 2-STORY SINGLE-FAMILY DWELLING WITH STORIES: 1 T PROJECT INFOMATION § PERSPECTIVES
DETACHED GARAGE AND RELATED SITE WORK. MAIN FLOOR AREA: 897 SF T-2 SURVEY
GARAGE AREA: 167 SF A-1.4 EXiSTING /DEMO SITE PLAN 4: PHOTOS
SEE SITE DIAGRAMS AND NARRATIVE FOR INFORMATION ON GROSS BUILDING AREA: 1,064 SF A-1.2 NEW SITE PLAN ¢ DIAGRAMS
DEVELOPABILITY iIMPACTS TO THE SITE DUE TO SHAPE OF THE  LOT COVERAGE: 22% A-2.1 FIRST FLOOR PLAN
LOT AND CiTY SEWER EASEMENT. THESE ARE THE BASIS FOR FAR: A-2.2 SECOND FLOOR /ROOF PLAN
THE REQUESTED SETBACK VARIANCE. Y CLEVATIONS
PROPOSED SINGLE-FAMILY DWELLING Y, ELEVATIONS § SECTION
STORIES: 2 . .
267 SF - 220 (PKG. SPACE ) = &7 SF A-4 | STREET VIEW & DETAILS
A-5 BUILD IT GREEN CHECKLIST
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18 May, 2015

Anne Hersch AICP

Clty of Albany

1000 San Pablo Avenue
Albany CA 94706

RE: 1492 Posen Avenue

Dear Ms. Hersch,

We are requesting a Planning Commission Study Session for 1492 Posen in order to explore receiving a
variance for encroaching on the Posen Avenue setback due to:

1. The unusual geometry of the lot.
2. The presence of a City of Albany sewer easement through the middle of the property.

NARRATIVE

1492 Posen Avenue was purchased by Douglas Dooley and Christine Waggoner so that they could create a
house suited for their daughter, who is losing her ability to walk. They want to keep as much of the peaceful
nature feel of their current, inaccessible Berkeley Hills house as they can, but make a practical house that
will gracefully accommodate a wheelchair and the associated space they will need to assist their daughter.

They knew they needed one of Albany's 5,000 sf lots, so that they could put all daily family functions on
one level. The location and size seemed perfect, and they purchased the property. They were not informed
of the presence of a City Sewer Easement through it.

They then hired Mikiten Architecture to assist them with a remodel. It was quickly evident that the existing
house, in very poor shape, with small rooms, and in need of a new foundation, could not be easily or eco-
nomically modified to create a level-in, accessible home.

SITE AREA ANALYSIS

We started exploring possibilities for a replacement home, but quickly realized that the site’s geometry
yields much less buildable area than a typical rectangular lot of the same area. The diagrams on Sheet A-1
illustrate the issues:

e Site Diagram 1 shows the property and the buildable area.

e Site Diagram 2 shows the buildable area of a typical rectangular lot of the same area.

e Site Diagram 3 shows the buildable area of 1492 Posen (due only to setbacks, NOT the sewer easement)
mapped onto a typical rectangular lot.

Clearly, the standard setback requirements have a disproportionate impact on this site, unfairly reducing it’s
ability to be developed. After discussing this limited usability of the lot with Planning, the Site Survey came
in, showing the even greater impact of the City of Albany Sewer easement.

e Site Diagram 4 shows the resulting buildable area of 1492 Posen mapped onto a typical rectangular lot,
when taking both the setbacks and easement into account.

ANALYSIS RESULT

Due to the disproportional impact of the setbacks on this triangular lot, plus the dramatic impact of the
sewer easement, there would be a loss of 1,153 buildable square feet if a house were to be built within
those parameters. That is a 52% smaller house than an adjoining neighbor would be able to build with the
same size lot.

NEW HOUSE APPROACH
The sewer easement would be much too costly to relocate, and would take too much time, so we have to
work with that.

We propose a new house that stays off the easement, but that crosses the front setback, and is built at the
front property line.

The existing garage is already at this location, the neighbor’s garage currently crosses the front property line
(see Sheet A-2), and that neighbor’s house appears to be built right at the property line, so there is ample
immediate precedence for allowing this. In fact, these two parcels are the only ones on this side of the
block facing Posen, so there would be no disruption in any pattern of front setbacks; it would fit right in.

The Floor Plan on Sheet A-3 is preliminary, but shows a possible configuration with:

* 1,960 sf ground floor

* 400 sf upper floor

* 350 sf garage

e Terraced rear yard to create usable open space for the family on the lot, which slopes about 8 feet
*® 48% lot coverage (less than the 55% requirement)

¢ Encroachment to the Posen Avenue property line

¢ Maintaining the 5-foot side setback

CONCLUSION

Given the above impacts on the equitable development of this site, we request that the Planning Commis-
sion provide direction, or the actual granting of, a variance to allow construction up to the Posen Avenue
property line so that this site can be equitably developed as a single-family home.

Sincerely,

Erick Mikiten, AIA
Architect, LEED-AP

@ Site Developability Narrative
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NEW HOME RATING SYSTEM, VERSION 6.0 GreenPOint Rated CheCkIISt ARCHITECT:

SINGLE FAMILY CHECKLIST

Points Achieved: 99
The GreenPoint Rated checklist tracks green features incorporated into the home. GreenPoint Rated is administered by Build It Green, a non-profit whose mission is to promote healthy, energy and resource efficient buildings in California.
The minimum requirements of GreenPoint Rated are: verification of 50 or more points; Earn the following minimum points per category: Community (2), Energy (25), Indoor Air Quality/Health (6), Resources (6), and Water (6); and meet the prerequisites CALGreen Mandatory, Certification Level: Silver
H6.1, J5.1, 01, O7.
The criteria for the green building practices listed below are described in the GreenPoint Rated Single o .
Family Rating Manual. For more information please visit www.builditgreen.org/greenpointrated POINTS REQU|RED Mlklten ArChlteCtUre

Build It Green is not a code enforcement agency. = Xé’ﬁig',ﬂz Eg}ﬂi 24 75 Flfth Stl’eet ° Berke/ey ° CA ° 947 70
Phone: 510-540-7111 e Fax: 510-540-7117

25 27.0 28.0 25.0
A home is only GreenPoint Rated if all features are verified by a Certified GreenPoint Rater through Build It Green. -10'0 - J 6 - 6 90 WWW.mIkItenarCh. com
Single Family New Home Version 6.0.2
|
PROJECT NAME PROJECT NAME STAMP:
Points Points
Achieved fommunit| Energy JAQ/HealtlResource: Achieved fommunit| Energy |AQ/HealttResourceq Water
MEASU RES Possible Points MEASURES Possible Points
CALGreen Community Energy Resources \Water K. FINISHES Community Energy Resources \Water
1 1[CALGreenRes REQURED) | 4 | KL Entryways Desianed to Reduce Tracked-In Contaminants
A. SITE Community Energy Resources Water yes 1 K1.1 Individual Entryways 1 1
no 0 ALl. Construction Footprint 0 1 yes 2 |K2. Zero-VOC Interior Wall and Ceiling Paints 2 2
A2. Job Site Construction Waste Diversion yes 1 K3. Low-VOC Caulks and Adhesives 1 1
yes 2 A2.1 65% C&D Waste Diversion(Including Alternative Daily Cover) 2 2 Ka4. Environmentally Preferable Materials for Interior Finish
no 0 A2.2 65% C&D Waste Diversion (Excluding Alternative Daily Cover) 0 2 yes K4.1 Cabinets 0 2
no 0 A2.3 Recycling Rates from Third-Party Verified Mixed-Use Waste Facility 0 1 yes K4.2 Interior Trim 0 2
no 0 A3. Recycled Content Base Material o 1 yes K4.3 Shelving 0 2
no 0 A4. Heat Island Effect Reduction (Non-Roof) 0 1 yes K4.4 Doors 0 2
no 0 AS5. Construction Environmental Quality Management Plan Including Flush-Out 0 1 yes 1 K4.5 Countertops 1 1
A6. Stormwater Control: Prescriptive Path K5. Formaldehyde Emissions in Interior Finish Exceed CARB
no FALSE 0| A6.1 Permeable Paving Material 0 1 yes 1 K5.1 Doors 1 1
no 0| A6.2 Filtration and/or Bio-Retention Features 0 1 yes 2 K5.2 Cabinets and Countertops 2 2
no 0| A6.3 Non-Leaching Roofing Materials 0 1 yes 2 K5.3 Interior Trim and Shelving 2 2
no 0 A6.4 Smart Stormwater Street Design 0 1 no 0 K6. Products That Comply With the Health Product Declaration Open Standard 0 2
no 0|A7. Stormwater Control: Performance Path 0 3 yes 2 K7. Indoor Air Formaldehyde Level Less Than 27 Parts Per Billion 2 2
Community Enerqy JAQ PESOITEES Water no 0 K8. Comprehensive Inclusion of Low Emitting Finishes 0 1
1 B1. Fly Ash and/or Slag in Concrete 1 1 L. FLOORING Community Energy Resources \Water
0 52. Radon-Resstant Construction ‘ 2 n ° L Environmentally Preferable Fiooring 0 2 ]
0 B3. Foundation Drainage System 0 2 no No 0 L2. Low-Emitting Flooring Meets CDPH 2010 Standard Method—Residential 0 3
1 B4. Moisture Controlled Crawlspace 1 1 yes 1 L3. Durable Flooring i, 1
B5. Structural Pest Controls no 0 L4. Thermal Mass Flooring 0 1 CONS ULTANT.
no 0 B5.1 Termite Shields and Separated Exterior Wood-to-Concrete Connections 0 | | 1 | M. APPLIANCES AND LIGHTING Community Enerqy I1AQ Resources Water *
yes 1 B5.2 Plant Trunks, Bases, or Stems at Least 36 Inches from the Foundation 1 1 yes 1|M1. ENERGY STAR® Dishwasher 1 1
C. LANDSCAPE Community Enerqy Resources yes M2. CEE-Rated Clothes Washer 0 1 2
30.00% FALSE 9 Enter the landscape area percentage yes M3. Size-Efficient ENERGY STAR Refrigerator 0 2
yes TRUE 1|C1. Plants Grouped by Water Needs (Hydrozoning) 1 | | | [ 1 M4. Permanent Centers for Waste Reduction Strategies
yes 1|C2. Three Inches of Mulch in Planting Beds 1 [ [ [ [ 1 no 0 | M4.1 Built-In Recycling Center 0 | [ [ 1 ]
C3. Resource Efficient Landscapes no 0 M4.2 Built-In Composting Center 0 | | | 1 |
ves 1 C3.1 No Invasive Species Listed by Cal-IPC 1 1 MS. Lighting Efficiency
yes 1 C3.2 Plants Chosen and Located to Grow to Natural Size 1 1 yes S o
C3.3 Drought Tolerant, California Native, Mediterranean Species, or Other 2 M5.1 High-Efficacy Lighting 2 2
yes 3 Appropriate Species 3 3 M5.2 Lighting System Designed to IESNA Footcandle Standards or Designed by
yes 2 Lighting Consultant 2 2
C4. Minimal Turf in Landscape N. COMMUNITY Community Energy IAQ Resources Water
yes C4.1 No Turf on Slopes Exceeding 10% and No Overhead Sprinklers Installed in N1. Smart Development
2 Areas Less Than Eight Feet Wide 2 2 no 0 0 N1.1 Infill Site 0 1 1
no 0 0 C4.2 Turf on a Small Percentage of Landscaped Area 0 2 no ] 0 0 N1.2 Designated Brownfield Site 0 1 1
no 0 0 0|C5. Trees to Moderate Building Temperature 0 1 1 1 yes N1.3 Conserve Resources by Increasing Density 0 2 2
no 0|C6. High-Efficiency Irrigation System 0 2 no 0 0 N1.4 Cluster Homes for Land Preservation 0 1 1
no 0|C7. One Inch of Compost in the Top Six to Twelve Inches of Soil 0 2 6 N1.5 Home Size Efficiency 6 9
no 0 0|C8. Rainwater Harvesting System 0 3 2030 | Enter the area of the home, in square feet actual per cover sheet
no 0|C9. Recycled Wastewater Irrigation System 0 1 4 | Enter the number of bedrooms per plans
no 0|C10. Submeter or Dedicated Meter for Landscape Irrigation 0 2 yes 2 |N2. Home(s)/Development Located Within 1/2 Mile of a Major Transit Stop 2 2 | [ [ | Gilden St/ Ordway St 25 and H
yes TRUE C11. Landscape Meets Water Budget 0 2 N3. Pedestrian and Bicycle Access
C12. Environmentally Preferable Materials for Site 2 N3.1 Pedestrian Access to Services Within 1/2 Mile of Community Services 2 2 | | | | N ius-: -poil ?clat=37.8838¢
yes C12.1 Environmentally Preferable Materials for 70% of Non-Plant Landscape 15 175 Enter the number of Tier 1 services
1 Elements and Fencing 1 1 5 25 Enter the number of Tier 2 services
yes 1 C13. Reduced Light Pollution 1 1 no 0 N3.2 Connection to Pedestrian Pathways 0 1 | | | |
no 0 C14. Large Stature Tree(s) 0 1 no 0 N3.3 Traffic Calming Strategies 0 2 | | | |
no 0|C15. Third Party Landscape Program Certification 0] 1 N4. Outdoor Gathering Places
no 0|C16. Maintenance Contract with Certified Professional 0 1 yes 1 N4.1 Public or Semi-Public Outdoor Gathering Places for Residents 1 1
Community Energy 1AQ Resources Water - N4.2 Public Outdoor Gathering Places with Direct Access to Tier 1 Community
D1. Optimal Value Engineering 0 'Serwces . 0 1
yes 1 2 D1.1 Joists, Rafters, and Studs at 24 Inches on Center 3 1 2 N5. Social Ir?teractlon . o
ves 1 D1.2 Non-Load Bearing Door and Window Headers Sized for Load 1 1 yes 1 N5.1 Residence Entries with Views to Callers 1 1
no 0 D1.3 Advanced Framing Measures 0 > yes 1 N5.2 Entrances Visible from Street and/or Other Front Doors 1 1
ves 1 D2. Construction Material Efficiencies 1 1 yes 1 N5.3 Porches Oriented to Street and Public Space i, 1
D3. Engineered Lumber no 0 N5.4 Social Gathering Space 0 1
yes 1 D3.1 Engineered Beams and Headers 1 1 N6. Passive solar Desian
no 0 D3.2 Wood I-Joists or Web Trusses for Floors 0 1 1o l 0 N6.1 Heating Load 0 [ 2 | l l
no 0 D3.3 Enginered Lumber for Roof Rafters 0 1 Do, | 0 N6.2 Cooling Load o) 2 | l l
ves 1 D3.4 Enaineered or Finaer-Jointed Studs for Vertical Applications 1 1 N7. Adaptable Building
no 0 D3.5 OSB for Subfloor 0 05 yes | 1 1 N7.1 Universal Design Principles in Units 2 1| [ 1 ] | PR O/ECT NA ME .
no 0 D3.6 OSB for Wall and Roof Sheathing 0 0.5 no 0 N7.2 Full-Function Independent Rental Unit 0 1 .
no 0 D4. Insulated Headers 0 1 Community Energy Resources
D5. FSC-Certified Wood yes O1. GreenPoint Rated Checklist in Blueprints Y R R R R R
no ] 0 D5.1 Dimensional Lumber, Studs, and Timber 0 | | [ e | no 0 0 0|02. Pre-Construction Kickoff Meeting with Rater and Subcontractors 0 0.5 1 0.5
no | 0 D5.2 Panel Products 0 | | | 3 | no 0 0 0 0|03. Orientation and Training to Occupants—Conduct Educational Walkthroughs 0 0.5 0.5 0.5 0.5
D6. Solid Wall Systems . 0O4. Builder's or Developer's Management Staff are Certified Green Building
no 0 D6.1 At Least 90% of Floors 0 1 0 0 0 0 Professionals 0 0.5 0.5 05 0.5
no 0 0 D6.2 At Least 90% of Exterior Walls 0 1 1 no 0 0|05. Home System Monitors 0 1 1
no 0 0 D6.3 At Least 90% of Roofs 0 1 1 06. Green Building Education
no 0 D7. Energy Heels on Roof Trusses 0 1 no | 0 06.1 Marketing Green Building 0 2
yes D8. Overhangs and Gutters 0 1 1 no | 0 0 06.2 Green Building Signage 0] 0.5 0.5
D9. Reduced Pollution Entering the Home from the Garage yes O7. Green Appraisal Addendum Y R R R R R o
yes 2 | D9.1 Detached Garage 2 | | 2 | | no 0 08. Detailed Durability Plan and Third-Party Verification of Plan Implementation 0 1
no 0 D9.2 Mitigation Strategies for Attached Garage 0 | | 1 | |
D10. Structural Pest and Rot Controls
yes 1 D10.1 All Wood Located At Least 12 Inches Above the Soil 1 1
. i i s , Total Available Points in Specific Categories 1+ﬂ 2 P 0 SE N A VE N u E
™ o D10 ZMVZ?Q?aE%Tﬁg? _}rrr‘:liu\el\tjovovéth Borates or Factory-Impregnated, or Wall n . P! g 342 26 131 54 83 48
ves . . Dllv"ﬂﬁ'@‘%ﬁ;ﬁe;'g;%”g’;";‘;ﬁq”e"::fs')" Wet Areas (such as Kitchen, Bathrooms, ) . N Minimum Points Required in Specific Categories| ) » . . . ALBAN Y CA q+706
no 0 E1. Environmentally Preferable Decking 0 1 1 1
no 0 E2. Flashing Installation Third-Party Verified 0 2 TOtal PO I nts AChIeved
no 0 E3. Rain Screen Wall System 0 2
no 0 E4. Durable and Non-Combustible Cladding Materials 0 1
ES5. Durable Roofing Materials
yes 1 E5.1 Durable and Fire Resistant Roofing Materials or Assembly 1 | | | 1 | CLIEN T.
no 0 0 E6. Vegetated Roof 0 2 2 .
F. INSULATION Community Resources \Water
F1. Insulation with 30% Post-Consumer or 60% Post-Industrial Recycled Content
no | 0 F1.1 Walls and Floors 0 | | | 1 | B .
» ' o s DOUGLAS DOOLEY & CHRISTINE
F2. Insulation that Meets the CDPH Standard Method—Residential for
Low Emissions
yes I 1 F2.1 Walls and Floors 1 I I 1 I I NAG‘G‘O NER
yes 1 F2.2 Ceilings 1 1 H
F3. Insulation That Does Not Contain Fire Retardants © BUIId It Green .
no 0 || Fa.1 Cavity Walls and Floors 0 L GreenPoint Rated New Home Single Family Checklist Version 6.0 535 PIERCE STR‘EET, APT.5403
no 0 F3.2 Ceilings 0 1
no 0 F3.3 Interior and Exterior 0 1 A N Y 4_7 6
G. PLUMBING Community Energy 1AQ Resources \Water LbA J CA ﬂ 0
G1. Efficient Distribution of Domestic Hot Water
yes 1 G1.1 Insulated Hot Water Pipes 1 1
no 0 G1.2 WaterSense Volume Limit for Hot Water Distribution 0 1 —
no 0 G1.3 Increased Efficiency in Hot Water Distribution 0 2
G2. Install Water-Efficient Fixtures
no 0 G2.1 WaterSense Showerheads with Matching Compensation Valve 0 2 SHEET CON TEN TS :
(L 0  G2.2 WaterSense Bathroom Faucets 0 1
® G2.3 WaterSense Toilets with a Maximum Performance (MaP) Threshold of No H .
0 " Less Than 500 Grams 0 : BUILD IT GREEN CHECKLIST
no 0 G3. Pre-Plumbing for Graywater System 0 1
no 0 G4. Operational Graywater System 0 3

H. HEATING, VENTILATION, AND AIR CONDITIONING Community Energy Resources Water

H1. Sealed Combustion Units

yes 1 H1.1 Sealed Combustion Furnace 1 1
ves 2 H1.2 Sealed Combustion Water Heater 2 2 |
no 0 0 H2. High Performing Zoned Hydronic Radiant Heating System 0 1 1
H3. Effective Ductwork
yes 1 H3.1 Duct Mastic on Duct Joints and Seams 1 1 DA TES :
yes 1 H3.2 Pressure Balance the Ductwork System 1 1
yes 1 H4. ENERGY STAR® Bathroom Fans Per HVI Standards with Air Flow Verified 1 1
H5. Advanced Practices for Cooling
yes 1 H5.1 ENERGY STAR Ceiling Fans in Living Areas and Bedrooms 1 [ 1 [ [ ﬂ /25 /1 5 - PLAN NIN@ SET
H6. Whole House Mechanical Ventilation Practices to Improve Indoor Air Quality
yes H6.1 Meet ASHRAE 62.2-2010 Ventilation Residential Standards Y R R R R R
no 0 H6.2 Advanced Ventilation Standards 0 1
no 0 H6.3 Outdoor Air Ducted to Bedroom and Living Areas 0 2
H7. Effective Range Hood Design and Installation
yes 1 H7.1 Effective Range Hood Ducting and Design 1 1
no 0 H7.2 Automatic Range Hood Control 0 1
yes 1 H8. No Fireplace or Sealed Gas Fireplace 1 1
no 0 H9. Humidity Control Systems 0 1
no 0 H10. Register Design Per ACCA Manual T 0 1
yes 1 H11. High Efficiency HVAC Filter (MERV 8+) 1 1
|. RENEWABLE ENERGY Community Energy 1AQ Resources Water
no 0 11. Pre-Plumbing for Solar Water Heating 0 1
no 0 12. Preparation for Future Photovoltaic Installation 0 1
0.00% 0.00% 13. Onsite Renewable Generation (Solar PV, Solar Thermal, and Wind) 0.00% 25
14. Net Zero Energy Home
no 0 14.1 Near Zero Eneragy Home 0 | 2 | | |
no 0 14.2 Net Zero Electric 0 4
J. BUILDING PERFORMANCE AND TESTING Community Energy |IAQ Resources Water
no 0 J1. Third-Party Verification of Quality of Insulation Installation 0 1
ves 1 1 J2. Supply and Return Air Flow Testing 2 1 1 |
yes 1 J3. Mechanical Ventilation Testing and Low Leakage 1 1
no 0 J4. Combustion Appliance Safety Testing 0 1 I
2008 J5. Building Performance Exceeds Title 24 Part 6 A RCHITECT 5 /OB #.'
10.00% 1000.00% 1500.00% J5.1 Home Outperforms Title 24 Part 6 1500.00% 60
no 0 J6. Title 24 Prepared and Signed by a CABEC Certified Energy Analyst 0 1
no 0 J7. Participation in Utility Program with Third-Party Plan Review 0 1
yes 1 J8. ENERGY STAR for Homes 1 1 15-—0005
no 0 J9. EPA Indoor airPlus Certification 0 1
no No 0 J10. Blower Door Testing 0 2

© Build It Green SHEET #:

GreenPoint Rated New Home Single Family Checklist Version 6.0
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