
415.331.1400  •   1750 BRIDGEWAY B211, SAUSALITO, CA 94965  •  MICHAELREXARCHITECTS.COM 

 
 

 
 
 
 
 
 
 
 
 
 
March 20, 2019 
 
Members of the City Council 
c/o Mr. Calvin Chan, Senior Planner 
Department of Community Development – Planning Division 
City of Sausalito, 420 Litho Street, Sausalito, CA  94965 
 
RE: RENOVATION OF THE SMITH/THOMAS RESIDENCE, 416 NAPA STREET – APN 064-151-17  
 PLANNING PROJECT ID 2018-00198.  APPEAL OF THE PLANNING COMMISSION’S APPROVAL  
 ON DECEMBER 5, 2018 BY MARK RUSHFORD 
   
 
Dear Members of the City Council; 
 
In response to feedback from the City Council members at the Feb 26, 2019 Appeal Hearing, and subsequent 
meetings with and feedback from neighbor, Mark Rushford, the property owner at 420 Napa, we have revised 
and submitted for your consideration new plans dated March 18, 2019.  These revised plans propose multiple 
changes to the design of the Project to provide a greater sense of separation between the homes at 416 and 
420 Napa Street.  The changes are as follows:   
 
REVISIONS TO THE PROJECT SINCE THE CITY COUNCIL’S LAST HEARING 

At West Addition, Upper Level: 

1. South wall pulled back 5’-0” to the north. 
2. Extended the west wall 1’-7” towards the west. 
3. Extended north (rear) wall 2’-6” beyond the (e) rear wall, towards the north into the backyard. 
4. Revised the floor plan of West Addition to accommodate changes to the building envelope. 
5. Revised roof plan to include another small hip roof on the north side. 
6. Eliminated one 24” square skylight at the north side of West Addition. 
7. Eliminated one window at the Upper Level West Elevation. 
8. Changed clear glazing to translucent/privacy glazing at south-most window at Upper Level West Addition. 
9. Added an entry door at the north exterior wall into the back yard. 
10. Lowered the roof ridge at the West Addition by 1’-5”. 
11. Reduced roof overhangs by 6” at Upper Level south, west, and north eaves, from 18” to 12”. 
12. Provided a small balcony space on the south side of West Addition with permanent planter boxes along 

the south side of the balcony to limit the use of the balcony to enhance privacy between 416 and 420 
Napa Street. 

13. Specified for the green screen on the west side of the Project side either podocarpus or photinia.  The 
choice between these two plant species to be decided upon between the two adjacent property owners. 

14. Provided two wood planters having a maximum height of 2 ft. along the west side of the West Addition to 
allow Green Screen plants to start from a higher elevation. 
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Elsewhere on the Site: 

1. Shifted the rear yard patio towards the north due to the 2’- 6” extension of the West Addition into the 
backyard.  Relocate the low retaining wall at north side of patio 5’-1” to the north. 

2. Provide a new small Upper Patio on the east side of the rear yard, with a guardrail on 3 sides, and steps to 
access it. 

3. Pulled the guardrail behind Garage at the perimeter of the Master Bedroom patio, back from the west 
property line so it aligns with the southwest corner of house, instead of extending all the way to the 
property line. 

4. Widened the Garage Door. 
 
INTENT TO APPLY FOR AN ADU: 

Please note that Matt Smith and Kirstin Thomas wish to apply for an attached Accessory Dwelling Unit for the 
Upper Floor of the West Addition.  We propose a Condition of Approval for the current Project requiring as a 
condition of the Building Permit that we either obtain approval of an ADU or revise the plans to remove 8 
sq.ft. of excess Building Coverage for a single-family home in the R-3 Zoning District. 
 
The intended ADU is in the area indicated on drawing 1/A0.6 (Upper Level-Proposed: “Area Intended for 
Future ADU, 274 sq. ft.”).  The ADU design will include a Kitchen where the Pantry is currently shown.  The 
recent January 2019 Zoning Ordinance revisions to the parking requirements for Accessory Dwelling Units now 
makes an ADU possible at this site due to the less strictive off-street parking requirements.  Matt & Kirstin 
always wanted an ADU, but until the Code regulating ADUs was recently revised, an ADU wasn’t feasible due 
to a lack of an addition on-site parking space to serve the ADU.  
 
NEGOTIATIONS WITH THE APPEALANT:  

Since the last hearing, the Smith-Thomas’s have been in communication with Mark Rushford.  They are 
currently negotiating to come to an agreement with him, based on the above design revisions.  We hope to 
forward soon to you a copy of a signed memorandum of understanding between Mark Rushford and the 
Smith-Thomas’s.  See the attached Neighborhood Outreach Summary. 
 
CONCLUSION: 

The combination of the revisions to the Project since the Council’s last hearing that we list above, as 
demonstrated by the new story poles, reduces the mass and impact of the proposed West Addition on Mr. 
Rushford’s home, such that the two houses will now feel better separated and less crowded.  The view of the 
addition when looking out of Mr. Rushford large expanse of upper floor windows, which are oriented towards 
the Smith/Thomas home, will be significantly less apparent.  Pulling the Second Floor Level of the West 
Addition 5 feet further back from the street also makes the addition visually less prominent when viewed from 
the street, thereby reducing the perceived overall bulk of the Project seen by the public.  We trust these 
recent changes adequately address your concerns expressed at the last hearing, such that you will deny the 
Appeal and support the Planning Commission’s approval, based on the March 18, 2019 revised plans.   
 
Thank you for your assistance in this appeal process.  
 
Sincerely, 

 
Michael Rex, Architect 
Copy: Matt Smith, Kirstin Thomas & Nina Manzo 
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Neighborhood Outreach Summary 
Design Review & City Council Appeal – Updated 3/20/2019 for Rev. 5,  

3/26/2019 City Council Hearing 
Smith-Thomas Residence Remodel, 416 Napa St., Sausalito        
 

Feb 23, 2019 Appellant Mark Rushford requests continuance of the project slated for 2/26 hearing 
due to the late hour that the project will be heard on the agenda (9:00 pm).   
Request is denied. 

Feb 26, 2019 City Council Appeal Hearing: City Council votes 4-0 to continue the project. 

Mar 1, 2019 Mark Rushford and Matt Smith communicate via email.  Mark invites Matt & Kirstin 
over to discuss the options at his house in hopes of coming to an agreement.   

Mar 8, 2019 Mark Rushford, Matt Smith, and Kirstin Thomas meet at Mark’s house to discuss the 
project.  Matt & Kirstin show Mark a proposed design revision which pulls the south 
wall of the West Addition back 4’-0” from previous design, and extends the west wall 
1’-7” further west (in the area previously suggested by Mark as OK to extend 
towards his property).   Proposed design also includes an Accessory Dwelling Unit at 
the West Addition Upper Level, and a small balcony.  Mark says he is OK with the 
small balcony as long as it is not actually used as a place people will “hang out” 
which Matt 7 Kirstin agree to.  Mark communicated that he has hired an architect to 
produce an alternate design and he asked Matt & Kirstin to wait until that design is 
prepared which will be Monday 3/11.  Next meeting is scheduled for Tuesday 3/12. 

Mar 9, 2019 MRA prepares another design revision which pulls the south wall of the West 
Addition back an additional 1’-0” (to a total of 5’-0” from previous design), and 
extends  the rear wall back 2’-0” into the rear yard.  This design also moved the 
existing rear yard retaining wall by 5’-1” to provide a 10’ clear rear patio. 

Mar 11, 2019 
Mon 

Matt & Mark communicate and Mark expresses:  1) his architect’s sketches are not 
ready yet and won’t be ready until Tuesday or Wednesday, 2) he cannot accept the 
4’-0” pull-back of the south wall, 3) he wants the wall pulled-back so that it does not 
crowd his entry door, 3) Mark has spoken with neighbor Anonymous and that she 
said she did not have concerns with 416 Napa building out at the rear anymore,  
4) He wants to push the 2/26 hearing date back. 

Mar 12, 2019 
Tues 

Meeting with Mark Rushford, Mark’s friend and neighbor Tony Joseph (426 Napa) 
Matt, Kirstin, and Michael Rex at 420 Napa St.  Mark presents floor plan from his 
architect which proposed build-out at the rear, but this is determined to not be 
feasible because it cannot comply with Zoning Ordinance’s increased set-back 
requirements, as triggered by lengthening the building so much. 
MRA presents a further design revision with the 5’-0” south wall pull-back, and rear 
of house moved by total of 2’-6”.   
The group puts up a “test pole” at the south-west corner at the 5’-0” pull-back 
location.  Mark will consider the test pole and get back to Matt & Kirstin. 
 

Mar 13, 2019 
Weds 

Mark Rushford and Matt speak on the phone:  Mark approves of the 5’-0” pull-back 
per the test pole and the overall dimensions of the new addition, and says he will 
most likely support the project, but still has concerns about privacy at the south-
west balcony.  He is OK with the 3/26 hearing date.  Mark said that neighbor Tony 
Joseph also thought the 5’-0” pull-back was a good design solution, as well as other 
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neighbors that Mark has had over to his home.  Regarding a possible Variance to 
allow building in the side yard at the rear of the Garage to provide a second off-
street parking space, Mark said he was OK with that (Garage extension would not be 
visible as this work would be all underground).  Mark requests: 1) frosted glass on 
southern-most west window at upper level, 2) roof overhangs at West Addition be 
reduced,  3) increase the height of the Green Screen (now considering podocarpus). 

Mar 13, 2019 5:00 pm:  City informs MRA that the proposed ADU and the Parking Variance should 
be removed from the design drawings as they believe the City Council cannot decide 
on these items.    

March 14, 2019 
Thurs 

Construction for revision to story poles begins. 
MRA begins revision of drawings per direction of City to removed ADU and Parking 
Variance. 

March 14, 2019 Neighbor Anonymous (418 Napa) & Neighbor Naohiro Haitani (422 Napa) & Skip 
Kleger (118 Filbert): Kirstin sends email with the revised floor plan and explaining 
that story poles are being revised and will be complete on Saturday 3/16.  Kirstin 
welcomes any comments from neighbors. 

Mar 14, 2019 Mark Rushford, Matt & Kirstin speak again and Mark brings up new concerns 
regarding the location of the Guard Rail behind the Garage and the position of the 
water meter.   (Both these concerns have been addressed.)  

Mar 16, 2019 
Sat. 

Story Poles are revised and certified for the City Council Appeal Hearing slated for 
3/26/2019. 

Mar 17, 2019 
Sun. 

Mark Rushford:  Matt sends several 3D rendered views of the West Addition and the 
balcony to illustrate the revision to the guardrail behind the Garage Mark requested, 
the balcony and its railing, planter boxes, and French doors. Matt explains that the 
deck is only large enough for a door swing, it does not extend the full width of the 
addition, and that balcony is mostly buried in the roof.  Matt offers to build planter 
boxes at the ground level on his property for portions of the Green Screen. 

Mar 17, 2019 Neighbor Naohiro Haitani (422 Napa): Matt spoke with Naohiro who expressed 
concern about a potential ADU tenant, but communicated he was otherwise OK with 
the new plans, especially given Mark Rushford’s OK on the plan. 

Mar 17, 2019 Neighbor Anonymous (418 Napa):  Kirstin/Matt texted neighbor to follow-up on 
previous unanswered email, but still no response. 

Mar 18, 2019 
Mon. 

Mark emails Matt that he appreciates the guardrail revision behind the Garage and 
the planter boxes, but still has some concerns about privacy from the southwest 
balcony. 

Mar 19, 2019 
Tues. 

Mark indicates he finds the project acceptable contingent on no further design 
changes, and agrees to sign an memorandum of understanding to be provided by 
Matt on March 20, 2019. 
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