
DET26003-A01
1901 Asilomar Drive
RESIDENTIAL APPEALS COMMITTEE STAFF PRESENTATION

APRIL 15TH, 2026



Permit History
Application submitted in 2023 for renovation, creation of ADU, and expansion of Home. Approved 
in December 2023 under PLN23090

Construction begins in August 2024.

Applicant submits revisions to bring project into compliance with FAR requirements in January 
2026.

On February 13th, 2026, issued a DET260003 that the revisions constituted a minor change.

On February 20th, 2026, an appeal of DET260003 was filed.



Project Description
Subject site is a downslope lot located in the RH-4/S-9 zones. 

DET260003 determines that revisions submitted to an approved and under construction 
project constitute a minor change according to the original approval’s conditions. 

Proposed revisions are grading modifications and the addition of retaining walls ranging in 
2-3 feet high in the side yards.
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(N) PAVER PATIO TO
(P) ENTRY TO ADU

(N) 54" WIDE
BRICK PATH WITHIN 
PROPERTY LINE

EL. APPROX. +1084.5'

NEW PAVER PATH.
STEPS, AND PATIO
SEE A3.2

A 
S

 I 
L 

O
 M

 A
 R

   
  D

 R
 I 

V
 E

 

C O L T O N      B L V D. 

(E) 12"
BIRCH

(E) 14"
OAK

NEW PAVED STEPS 
AS NEEDED

NEW WOOD 4' FENCE 
+ GATE @ FRONT YARD

(N) 41" WIDE PAVED PATH 
TO ADU 

3'6" METAL RAIL

DN

1
A7

NEW 5' HIGH 
WOOD FENCE 
T.M.E.

EXISTING
LANDSCAPING

EXISTING
LANDSCAPING

EXISTING
LANDSCAPING

EXISTING
LANDSCAPING

1079'

1077'

EXISTING
LANDSCAPING

6'-0"

DN

(E) GROUND COVER 
EACH SIDE OF (N) PATH

(E) 8"
ORNAMENTAL PINE

(E) 8"
ORNAMENTAL PINE

(E) 9"
MANZANITA

EXISTING
LANDSCAPING

2:12

(E) 5' HIGH
WD. FENCE

FOOT PRINT TO REMAIN.  
NO CHANGE

APPROX.
EL.1090' @ EAVE

. 6 -(N) EVERGREEN
SCREENING TREES, DRIP 
IRRIGATION.

DOWNSPOUTS AND CHANNEL DRAINS TO BE COLLECTED 
VIA SOLID PIPE TO DRAIN INTO (E) SITE DRAINAGE, V.I.F.

ADD RAISED CONC. PATH 
ACCESS TO METERS

(E) 54" WIDE
BRICK PATH

(E) GATE

(E) FENCE

COVER (E) CONC. RETAINING
WALLS W/ SMOOTH 
PLASTER TO MATCH HOME, TYP.

REPAIR (E) STEPS 
+ WALK AS NEEDED
W/ PAVERS.  STEPS ARE MIN. 11" TREAD, MAX. 7.5" RISE

ORIGINAL PROPOSED SITE PLAN + LANDSCAPING PLAN
1/8" = 1'-0"2

(NO CHANGE TO FOOTPRINT OR GRADE)

NORTH

(N) 54" WIDE
BRICK PATH WITHIN 
PROPERTY LINE

EL. APPROX. +1084.5'

NEW PAVER PATH.
STEPS, AND PATIO
SEE A3.2
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C O L T O N      B L V D. 

(E) 12"
BIRCH

(E) 14"
OAK

REPAIR (E) STEPS 
+ WALK AS NEEDED
W/ PAVERS.  STEPS ARE MIN. 11" TREAD, MAX. 7.5" RISE

NEW WOOD 4' FENCE 
+ GATE @ FRONT YARD

(N
) P
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N
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1
A7

NEW 5' HIGH 
WOOD FENCE 
T.M.E.

1084.5'

EXISTING
LANDSCAPING

EXISTING
LANDSCAPING

EXISTING
LANDSCAPINGEXISTING

LANDSCAPING

(E) 8"
ORNAMENTAL PINE

(E) 8"
ORNAMENTAL PINE

(E) 9"
MANZANITA

EXISTING
LANDSCAPING

2:12

APPROX.
EL.1090' @ EAVE

COVER (E) CONC. BLK. RETAINING
WALLS W/ SMOOTH 
PLASTER TO MATCH HOME, TYP.

DOWNSPOUTS AND CHANNEL DRAINS TO BE COLLECTED 
VIA SOLID PIPE TO DRAIN INTO (E) SITE DRAINAGE, V.I.F.

(E) 54" WIDE
BRICK PATH

(E) GATE

(E) FENCE

COVER (N) +(E) CONC. RETAINING
WALLS W/ SMOOTH 
PLASTER TO MATCH HOME, TYP.

DELTA 2 PROPOSED SITE PLAN + LANDSCAPING PLAN
1/8" = 1'-0"1

(NO CHANGE TO FOOTPRINT OR GRADE)

NORTH

1077'

DN

(E) GROUND COVER 
EACH SIDE OF (N) PATH

(E) 5' HIGH
WD. FENCE

15'-3"

3'-6"

(N) 42" WIDE CONC. SLOPED 
PATH, 1:12 MAX. SLOPE

3'6" METAL RAIL

(N) PAVER PATIO TO
FOR ADU

(E) CONC. DRIVE

1079'

1076'

1073'

3'-6"

APPROX. 3-7.5" R, 
2-11" TREADS

A1.3

2

2

. 6 -(N) EVERGREEN
SCREENING TREES, DRIP 
IRRIGATION.

NEW WOOD 4' FENCE 
+ GATE @ FRONT YARD

6'
-5

"

26'-3"

(N) 41" WIDE PAVED PATH 
TO ADU DN

1

METAL RAIL + GATE

ADD RAISED CONC. PATH 
ACCESS TO METERS CHANNEL DRAIN

3'
-6

"

EL. 1084.5'- EL. 1073' =11.5
(11.5'/30' LENGTH)X100 = 38% SLOPE
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1
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1073'

1076'

1074'

EL. 1084.5'- EL. 1073' =11.5
(11.5'/30' LENGTH)X100 = 38% SLOPE

(E) CONC. DRIVE

COVER (E) CONC. BLK. RETAINING
WALLS W/ SMOOTH 
PLASTER TO MATCH HOME, TYP.

10'-6"

CHANNEL DRAIN

1

PROPOSED
HOUSE.  NO CHANGE TO 
FOOTPRINT

PROPOSED
HOUSE.  NO CHANGE TO 
FOOTPRINT

21
'-6

"

1
A5

1074'

6'-5"

3'
-6

"

CONC. RETAINING WALL 
WALK TO ADU

(N) PLANTERS TO HAVE MIX 
OF DROUGHT TOLERANT 
PLANTING, DRIP IRRIGATION. 
TYP.

(N) PLANTERS TO HAVE MIX 
OF DROUGHT TOLERANT 
PLANTING, DRIP IRRIGATION. 
TYP.

(N) PLANTER

FOOT PRINT TO REMAIN.  
NO CHANGE
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A4.3

PROPOSED DELTA 2 EAST ELEVATION
1/4" = 1'-0"4

(E) FF

(E) CLG. HT
8'

-1
"

(N) SMOOTH PLASTER FINISH
CONC. PLANTER WALL W/ 
LINER AND WEEPS.  SEE A3.2

NEW CONC. ENTRY STEPS. 
SEE A3.2

.375:12

9'
-0

"
7'

-6
"

9'
-0

"

33
'-7

"

(E) FF @ MAIN 
LEVEL 1087'

(P) FF @ 
UPPER
LEVEL

3'
-6

"

(E) FF @ BASEMENT 
LEVEL 1078'

6'
-8

"

EL. 1096'

EL. 1085'

EL. @ GRADE
1073'

EL. 1084.5'

32
'-2

"

3'-0"

PL. HT.

(N) SMOOTH PLASTER 
PLANTER WALL.

6'
-8

"

4'-6"

8'
-0

"

2'
-6

"

1'
-1

0 
1/

2"

METAL COLUMN S.S.D.

8"8"

8"

1'-4"

1'-4"

D.S.

D.S. THRU
ROOF

D.S.

D.S.
D.S.

C.J.

C.J.

C.J.

A6

2

A6

2

A6

3

SIM.
A6

3

CSFM LISTED COMPOSITE SIDING 

CSFM LISTED 
COMPOSITE SIDING 

CSFM LISTED COMPOSITE SIDING 
W/ METAL RAIL

(N) CLASS A, 24 GAUGE STANDING SEAM METAL 
ROOF,  KYNAR 500 OR GALVALUME FINISH 
(STANDARD COLOR TBD.)  APPROVED FOR USE 
ON .375:12 SLOPE CONCEALED FASTENERS 

(N) CLASS A, 24 GAUGE STANDING SEAM METAL 
ROOF,  KYNAR 500 OR GALVALUME FINISH 
(STANDARD COLOR TBD.)  APPROVED FOR USE 
ON 1:12 SLOPE CONCEALED FASTENERS 

4040
FIXED

4040
AWNING

4040
AWNING

4040
AWNING

6040
DBL. CASEMENT

4070
SWING

2640
FIXED

16070
OVERHEAD

WESTERN ALUM. - TYP.
FOR WINDOW WALL

MARIVIN ESSENTIAL - TYP.
FOR ALL WINDOWS UNLESS 
OTHER WISE NOTED

TOP PL.

8'
-6

"

5'
-0

"

7'
-8

"

2

2

2

2

.375:12

2

2

+/
- 1

'-3
" R

E
D

U
C

TI
O

N

6'
-0

"

6'
-0

"

2

9'
-0

"

EL. 1084'

PL. HT.

PROPOSED DELTA 2 WEST ELEVATION
1/4" = 1'-0"3

(E) FF @ 
MAIN LEVEL

9'
-0

"

6'
-8

"
6'

-8
"

1078' (E) FF @ BASEMENT

EL. 1087'

3'
-6

"

METAL RAIL

PROPOSED DELTA 2 SOUTH ELEVATION
1/4" = 1'-0"1

(E) FF @ MAIN LEVEL

(P) FF @ ROOF DECK

PROPOSED DELTA 2 NORTH ELEVATION
1/4" = 1'-0"2

(N) PL. HT.

(E)  CLG.

NEW PATIO TO 
ACCOMMODATE (N) DOOR 
TO A.D.U.  1/4" SLOPE TO 
DRAIN

4'
-6

" (E) RETAINING
WALL

.375:12

5'
-0

"

9'
-0

"

(P) FF @ 
UPPER LEVEL
EL. 1096'

9'
-0

"

NEW CONC. WALK TO BE 
ADDED W/ STUCCO WALLS.

PEDESTAL SYSTEM ROOFING

2'-11"

D.S. D.S.

C.J.

C.J.
C.J.

C.J.

C.J.

C.J.

EXTERIOR DOWNSPOUTS 
FOR ROOF DECK.
DRAIN TO PERIMETER 
FRENCH DRAIN

A6

2

A6

2

SIM.
A6

3

SIM.
A6

3

A7

3

3'
-6

"

3'-0" MIN.

3'
-0

" IRON RAIL

RELOCATE (E) GAS METER 
AND RECESS WITH (E) BOX 
AND COVER.

RELOCATE (E) ELEC. METER 
AND RECESS WITH (E) BOX 
AND COVER.

7'
-6

"

2

2 SMOOTH PLASTER  FINISH

CSFM LISTED COMPOSITE 
WOOD UNDER EAVES, TYP.

8'
-8

 1
/2

"

4040
AWNING

4040
AWNING

4040
AWNING

6040
DBL. CASEMENT

6040
DBL. CASEMENT

8040:
5040 FIXED
3040 SINGLE CASEMENT

2

4040
AWNING

3668
MARVIN
ULTIMATE
SWING
DOOR

4020
AWNING

4020
AWNING

4020
AWNING

5068
FRENCH

X

4040
AWNING

4040
AWNING

2MARIVIN ESSENTIAL - TYP.
FOR ALL WINDOWS UNLESS 
OTHER WISE NOTED

MARIVIN ESSENTIAL - TYP.
FOR ALL WINDOWS UNLESS 
OTHER WISE NOTED - 
BEYOND

WESTERN ALUM. - TYP.
FOR WINDOW WALL

3'-11"

7'-11"

CSFM LISTED COMPOSITE SIDING 
W/ METAL RAIL

3'6"x6'8"
OUT
SWING
DOOR

A7

4

SLIDING
DOOR9'

-4
"

TOP.PT.

WESTERN ALUM. - TYP.
FOR WINDOW WALL - 
BEYOND

LINE OF PRIVACY WALL ON 
GRIDLINE A

REPLACE (E) EGRESS 
WINDOWS WITH NEW

6"
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R

B

C.J. = CONTROL JOINT
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"

EQ.
EQ.
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-6

"

2
5'

-0
"

2

.375:12

2

6'
-0

"

12
'-0

"

3'
-6

"

6040
DBL. CASEMENT

3'
-0

"

(N) CONC. RETAINING WALL 
PATH

(N) RETAINING PLANTER 
WALL. SMOOTH PLASTER 
FINISH.

EL. 1073'2'
-0

"

1"

2

2

26'-3"

2

4'-0"

(E) CONC. RETAINING WALL 

2

2

2

10
'-0

"

6'-5" 

EL. 1075' @ TOP OF
RETAINING WALKWAY
+ PATIO

3'-6" @ WA LK

@ RETAINING PATIO 
BEYOND. SEE A3.1

A7

3

(P) FF @ 
ROOF DECK
EL. T.B.D.
FOR PEDESTAL SYSTEM



Summary of Appeal
Applicant alleges the following:

- Zoning Manager erred when determining the revision is a minor change.

- The project is not compliant with multiple Oakland Zoning Standards and Procedures.

- The appellant requests that the RAC overturn this determination, halt construction and require 
a full discretionary review of the proposed changes. 



Key Issue – Minor Change Determination
City staff finds that the proposed revisions are minor because revisions are limited to:
◦ Small grading adjustments
◦ Low retaining walls generally 2–3 feet high
◦ The short walls are a typical feature of hillside landscaping.
◦ Retaining walls would not require a Building Permit due to limited height.
◦ Retaining walls are permitted by-right up to 8 feet tall.



Key Issue – FAR Compliance
Appellants argue that the proposed FAR is 0.64 which exceeds the limit of 0.50

Staff found that calculation to be incorrect based on revised plans, with a total floor area that 
is calculated as 3,206 square feet (0.43 FAR) as the lower level is considered a basement and 
does not count as floor area.



Key Issue – Basement Definition and 
Grading
Appellants argue the lower level only qualifies as a basement through artificial grading 
manipulation.

A lower level is considered a basement when: More than 50% of the building perimeter extends 
no more than 6 feet above finished grade; and no portion of the level exceeds 12 feet above 
finished grade.

Staff finds that the lowest level qualifies as a basement after the proposed revisions.

The proposed grading for the site is typical of hillside residential landscaping.



Key Issue – Scope of Appeal
Appellant also raises concerns regarding Zoning Standards and Procedure

These issues relate to the original project approval currently under construction, not the current 
Determination under appeal.



Staff Recommendation
Affirm staff’s Determination that the revised project constitutes a minor change which can be 
approved administratively. 
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