CITY OF

MENLO PARK

City Council

REGULAR MEETING AGENDA

Date: 1/12/2016
Time: 7:00 p.m.
City Council Chambers
701 Laurel St., Menlo Park, CA 94025

7:00 p.m. Regular Meeting

A.

B.

D1.

F1.

F2.

F3.

G1.

Call To Order

Roll Call

Pledge of Allegiance
Study Session

Presentation of 2015 Community Survey Results by Bryan Godbe of Godbe Research and
discussion in preparation for upcoming Council Goal Setting session

Public Comment

Under “Public Comment,” the public may address the City Council on any subject not listed on the
agenda. Each speaker may address the City Council once under Public Comment for a limit of
three minutes. Please clearly state your name and address or political jurisdiction in which you live.
The City Council cannot act on items not listed on the agenda and, therefore, the City Council
cannot respond to non-agenda issues brought up under Public Comment other than to provide
general information.

Consent Calendar

Adopt a resolution authorizing the City Manager to accept the MTC OneBayArea Grant in the
amount of $498,783 and execute the Program Supplement Agreement No. 016-N with Caltrans
and subsequent amendments necessary for the construction of the Menlo Park/Atherton
Pedestrian and Bicycle Improvement Project (Staff Report # 16-006-CC)

Approve a resolution confirming that the cultivation of medical marijuana is prohibited pursuant to
the City’s Permissive Zoning Ordinance (Staff Report # 16-004-CC)

Approve minutes for the City Council meeting of December 15, 2015 (Attachment)

Public Hearing

Consider a request for Architectural Control, Major Subdivision, Below Market Rate (BMR) Housing
Agreement, and Heritage Tree Removal Permit to allow the demolition of existing garden nursery
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H2.

buildings, and construction of 24 attached townhouse-style residential units and associated site
improvements, located at 133 Encinal Avenue in the SP-ECR/D (El Camino Real/Downtown
Specific Plan) zoning district (Staff Report # 16-005-CC)

Regular Business

First reading of ordinance and resolutions to allow Menlo Park to: 1) join Peninsula Clean Energy
(PCE), 2) appoint City representatives to the PCE Board, and 3) provide direction to City PCE
representatives regarding the characteristics of power and rates that the City prefers

(Staff Report # 16-001-CC)

First reading of the required update to the Water Efficient Landscape Ordinance (WELO) (Staff
Report # 16-002-CC)

Informational Items

Update on 2015 City Council goals (Staff Report # 16-003-CC)

Councilmember Reports
City Manager's Report
Adjournment

Agendas are posted in accordance with Government Code Section 54954.2(a) or Section 54956. Members of the public
can view electronic agendas and staff reports by accessing the City website at www.menlopark.org and can receive e-
mail notification of agenda and staff report postings by subscribing to the “Notify Me” service at menlopark.org/notifyme.
Agendas and staff reports may also be obtained by contacting City Clerk at 650-330-6620. (Posted: 1/7/2016)

At every Regular Meeting of the City Council, in addition to the Public Comment period where the public shall have the
right to address the City Council on any matters of public interest not listed on the agenda, members of the public have
the right to directly address the Commission on any item listed on the agenda at a time designated by the Chair, either
before or during the City Council’s consideration of the item.

At every Special Meeting of the City Council, members of the public have the right to directly address the City Council on
any item listed on the agenda at a time designated by the Chair, either before or during consideration of the item.

Any writing that is distributed to a majority of the City Council by any person in connection with an agenda item is a public
record (subject to any exemption under the Public Records Act) and is available for inspection at the City Clerk’s Office,
701 Laurel St., Menlo Park, CA 94025 during regular business hours.

Persons with disabilities, who require auxiliary aids or services in attending or participating in City Council meetings, may
call the City Clerk’s Office at 650-330-6620.
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AGENDA ITEM F-1

Public Works
STAFF REPORT
City Council
Meeting Date: 1/12/2016
K&OIF\ILO PARK Staff Report Number: 16-006-CC
Consent Calendar: Adopt a Resolution authorizing the City Manager

to accept the MTC OneBayArea Grant in the
amount of $498,783 and execute the Program
Supplement Agreement No. 016-N with CalTrans
and subsequent amendments necessary for the
construction of the Menlo Park/Atherton
Pedestrian and Bicycle Improvement Project

Recommendation

Staff recommends that the City Council adopt a resolution (Attachment A) authorizing the City Manager to
accept the Metropolitan Transportation Commission (MTC) OneBayArea Grant (OBAG) in the amount of
$498,783 and execute the Program Supplement Agreement No. 016-N (Attachment B) with Caltrans and
Subsequent Amendments Necessary to Administering Agency-State Agreement No. 04-5273R for the
construction of the Menlo Park/Atherton Pedestrian and Bicycle Improvement Project (Project) that
includes isolated locations on ElI Camino Real, Valparaiso Avenue, Glenwood Avenue, and Middlefield
Road.

Policy Issues

This Project is consistent with several policies (e.g. II-A-12, 1I-D-2, lI-E-4, etc.) stated in the 1994 General
Plan Circulation Element. These policies seek to maintain and strengthen a circulation system that provide
for the safe and efficient movement of people and goods throughout Menlo Park for residential and
commercial purposes.

Background

In 2012, under the City of Menlo Park’s Safe Routes to School (SR2S) Program, the City developed a
comprehensive Valparaiso SR2S plan (Attachment C) to address safety concerns for children and families
that use Valparaiso Avenue and surrounding streets to travel to and from nearby schools. The pedestrian
and bicycle improvements identified in the Project were developed under the Valparaiso SR2S plan.

In 2012/2013, the City submitted an application to the City/County Association of Governments of San
Mateo County (C/CAG) for project funding consideration under the MTC OBAG Program. The fund is
intended to supplement the total construction cost of the Project, which includes improvements to
locations on EI Camino Real, Valparaiso Avenue, Glenwood Avenue, and Middlefield Road.

MTC is the transportation planning, coordinating and financing agency for the nine-county San Francisco
Bay Area while C/CAG is the governing agency for San Mateo County. The OBAG program is a 5-year
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Staff Report #: 16-006-CC

(2012-2016), federally funded program to better integrate a region’s transportation programs. These
programs include local agency transportation elements such as bicycle and pedestrian improvement,
SR2S, local streets and roads preservations, etc.

Analysis

On November 20, 2015, the City received the Program Supplement Agreement No. 016-N (Agreement)
from Caltrans, the agency responsible for administering the grant fund for the Federal government. This
Agreement covers the City’s obligations regarding the use of Federal funds and the administration of the
Project. A summary of the Project improvements include:

e Pedestrian pathway improvements on the southern side of Valparaiso Avenue between Politzer Drive
and University Drive

e In-road warning light crosswalk system at two unsignalized intersections and red curb treatments along
Valparaiso Avenue

e Green bicycle lane treatment in existing bicycle lanes along Valparaiso Avenue, Glenwood Avenue,
and Middlefield Avenue at the conflict areas approaching intersections

e Bicycle safety signs along Valparaiso Avenue

e Audible pedestrian signal system at six existing signalized intersections along EI Camino Real

The implementation of the Project will improve the existing pedestrian and bicyclist environment by
providing the following:

e A continuous pedestrian pathway along Valparaiso Avenue free of intruding vegetation and other
obstructions

e Existing bicycle lanes enhanced with green bike lane treatments that highlight existing vehicular and
bicycle conflict areas

e Improved pedestrian and bicyclist crossings along Valparaiso Avenue and El Camino Real

Execution of this Agreement is required to enable Caltrans to reimburse the City for Project construction
costs. Project construction is expected to occur begin Spring 2016.

Impact on City Resources

The estimated Project construction cost is $564,007. Per the OBAG program requirement, the OBAG
program share of the Project cost is approximately 88.5 percent, or $498,783, of the total Project cost. The
City is responsible for the remaining 11.5 percent or $65,224 of the Project construction cost and any
additional necessary cost to fully construct the Project. The total cost, including staff time, is budgeted in
the current 5-Year Capital Improvement Program (CIP) and has sufficient funding for the completion of the
Project.

Environmental Review
The Project is categorically excluded under Section 326 of Chapter 3 of title 23 of the United State Code
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Staff Report #: 16-006-CC

(23 U.S.C. 326), Code of Federal Regulation 771.117(c)(3) under the National Environmental Policy Act
(NEPA). Under this code, the state determines that the construction of pedestrian and bicycle paths has
no significant environmental impact as defined by NEPA.

Public Notice

Public Notification was achieved by posting the agenda, with the agenda items being listed, at least 72
hours prior to the meeting.

Additional outreach will be conducted for property owners along Valparaiso Avenue between Politzer Drive
and University Drive in early 2016 to notify residents of upcoming construction.

Attachments

A. Resolution authorizing the City Manager to accept the MTC OBAG Grant and execute the Program
Supplement Agreement No. 016-N for the Menlo Park/Atherton Pedestrian and Bicycle Improvement
Project

B. Program Supplement Agreement No. 016-N

C. Hyperlink to Valparaiso Draft Final Safe Routes to School Plan:
http://www.menlopark.org/DocumentCenter/Home/View/649

Report prepared by:
Kevin Chen, Assistant Engineer

Report reviewed by:
Kristiann Choy, P.E., Senior Engineer
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ATTACHMENT A

RESOLUTION NO.

ADOPT A RESOLUTION AUTHORIZING THE CITY MANAGER TO
ACCEPT THE MTC ONEBAYAREA GRANT IN THE AMOUNT OF
$498,783 AND EXECUTE THE PROGRAM SUPPLEMENT AGREEMENT
NO. 016-N WITH CALTRANS AND SUBSEQUENT AMENDMENTS
NECESSARY FOR THE CONSTRUCTION OF THE MENLO
PARK/ATHERTON PEDESTRIAN AND BICYCLE IMPROVEMENT
PROJECT

WHEREAS, the City of Menlo Park is eligible to receive Federal funding for pedestrian and bicycle
improvement projects through the California Department of Transportation (Caltrans);

WHEREAS, in 2012, the City applied and was approved for the Metropolitan Transportation
Commission (MTC) OneBayArea Grant (OBAG) fund in the amount of $498,783 for the
construction of the Menlo Park/Atherton Pedestrian and Bicycle Improvement Project (Project);

WHEREAS, on November 20, 2015, staff received the Program Supplement Agreement No. 016-
N from Caltrans, the agency responsible for administering the grant fund for the Federal
government, which incorporates the Administering Agency (City) - State Agreement for Federal
Aid executed on April 17, 2008, and stipulates the City’s obligations regarding the use of Federal
funds and administration of the Project during the construction phase; and

NOW, THEREFORE, BE IT RESOLVED, the City Council of Menlo Park does hereby authorize
the City Manager to accept the OBAG fund in the amount of $498,783 and execute the Program
Supplement Agreement No. 016-N to Administering Agency-State Agreement for Federal-Aid
Project No. 04-5273R to construct the Project; and,

I, Pamela Aguilar, City Clerk of Menlo Park, do hereby certify that the above and foregoing Council
Resolution was duly and regularly passed and adopted at a meeting by said Council on the twelfth
day of January, 2016, by the following votes:

AYES:

NOES:

ABSENT:

ABSTAIN:

IN WITNESS WHEREOF, | have hereunto set my hand and affixed the Official Seal of said City
on this twelfth day of January, 2016.

Pamela Aguilar
City Clerk
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N ATTACHMENT B

PROGRAM SUPPLEMENT NO. N016 Adv Project ID Date: November 13, 2015

to 0414000457 Location: 04-SM-0-MLP
ADMINISTERING AGENCY-STATE AGREEMENT Project Number: CML-5273(025)
FOR FEDERAL-AID PROJECTS NO 04-5273R E.A. Number:

Locode: 5273

This Program Supplement hereby adopts and incorporates the Administering Agency-State Agreement for Federal Aid
which was entered into between the Administering Agency and the State on 04/17/08 and is subject to all the terms and
conditions thereof. This Program Supplement is executed in accordance with Article | of the aforementioned Master
Agreement under authority of Resolution No. approved by the Administering Agency on

{See copy attached).

The Administering Agency further stipulates that as a condition to the payment by the State of any funds derived from
sources noted below obligated to this PROJECT, the Administering Agency accepts and will comply with the special
covenants or remarks set forth on the following pages.

PROJECT LOCATION:
Menlo Park and Atherton: El Camino Real, Valparaiso Avenue, Glenwood Avenue, Middlefield Road

TYPE OF WORK: Bike Path LENGTH: 0.0(MILES)

Estimated Cost Federal Funds Matching Funds
MOE3 $498,783.00 LOCAL OTHER
$564,007.00 $65,224.00 $0.00
CITY OF MENLO PARK STATE OF CALIFORNIA
Department of Transportation
By By
. Chief, Office of Project Implementation
Title s \
Division of Local Assistance
Date
Date
Attest

| hereby certify upon my personal knowledge that budgeted funds are available for this encumbrance:
r _ '
Accounting Officer M Date M $498,783.00

- Chapter | Statutes ltem Year Program 8C Cafégory Fund Source AMOUNT
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STATE OF CALIFORNIA. DEPARTMENT OF TRANSPORTATION

PROGRAM SUPPLEMENT AND CERTIFICATION FORM
PSCF (REV. 01/2010)

— Paga 1af t

T0. STATE CONTROLLER'S OFFICE DATE PREPARED: - PROJECT NUMBER

Claims Audits 111312015 0414000457

3301 "C" Street, Rm 404 REQUISITICN NUMBER | CONTRACT NUMBER

Sacramento, CA 95816 RQS 041600000408
FROM

DEPARTMENT OF TRANSPORTATION
SUBJECT.

ENCUMBRANCE DOCUMENTS

VENDOR/ CONTRACTOR

CITY OF MENLO PAKR
CONTRACT AMOUNT

$498,783.00
PROCUREMENT TYPE.

LOCAL ASSISTANCE

| HEREBY CERTIFY UPON MY OWN PERSONAL KNOWLEDGE THAT BUDGETED FUNDS ARE AVAILABLE FOR THIS
ENCUMBRANCE AND PURPOSE OF THE EXPENDITURE STATED ABOVE.

CHAPTER STATUTES ITEM YEAR PEC / PECT TASK / SUBTASK AMOUNT
10 2015 2660-102-890 2016 20.30.010.820 2620/0400 $498,783.00
TOTAL $498,783.00

ADA Notice For individuals with sensory disabilities, this document is available in afternate formats. For information, call (515} 854-6410 of TDD (916) -38BO or write
Records and Forms Management, 1120 N. Street, MS-89, Sacramento. CA 95814
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04-SM-0-MLP 1111312015
CML-5273(025)

1.

SPECIAL COVENANTS OR REMARKS

A. The ADMINISTERING AGENCY will advertise, award and administer this project in
accordance with the current published Local Assistance Procedures Manual.

B. ADMINISTERING AGENCY agrees that it will only proceed with work authorized for
specific phase(s) with an "Authorization to Proceed" and will not proceed with future
phase(s) of this project prior to receiving an "Authorization to Proceed" from the STATE
for that phase(s) unless no further State or Federal funds are needed for those future
phase(s).

C. Award information shall be submitted by the ADMINISTERING AGENCY to the
District Local Assistance Engineer within 60 days of project contract award and prior to
the submittai of the ADMINISTERING AGENCY'S first invoice for the construction
contract.

Failure to do so will cause a delay in the State processing invoices for the construction
phase. Attention is directed to Section 15.7 "Award Package" of the Local Assistance
Procedures Manual.

D. ADMINISTERING AGENCY agrees, as a minimum, to submit invoices at least once
every six months commencing after the funds are encumbered for each phase by the
execution of this Project Program Supplement Agreement, or by STATE's approval of an
applicable Finance Letter. STATE reserves the right to suspend future
authorizations/obligations for Federal aid projects, or encumbrances for State funded
projects, as well as to suspend invoice payments for any on-going or future project by
ADMINISTERING AGENCY if PROJECT costs have not been invoiced by
ADMINISTERING AGENCY for a six-month period.

If no costs have been invoiced for a six-month period, ADMINISTERING AGENCY
agrees to submit for each phase a written explanation of the absence of PROJECT
activity along with target billing date and target billing amount.

ADMINISTERING AGENCY agrees to submit the final report documents that collectively
constitute a "Report of Expenditures” within one hundred eighty (180) days of PROJECT
completion.  Failure of ADMINISTERING AGENCY to submit a "Final Report of
Expenditures” within 180 days of PROJECT completion will result in STATE imposing
sanctions upon ADMINISTERING AGENCY in accordance with the current Local
Assistance Procedures Manual.

E. Administering Agency shall not discriminate on the basis of race, religion, age,
disability, color, national origin, or sex in the award and performance of any Federal-
assisted contract or in the administration of its DBE Program Implementation Agreement.
The Administering Agency shall take all necessary and reasonable steps under 49 CFR
Part 26 to ensure nondiscrimination in the award and administration of Federal-assisted
contracts. The Administering Agency's DBE Implementation Agreement is incorporated
by reference in this Agreement. Implementation of the DBE Implementation Agreement,
including but not limited to timely reporting of DBE commitments and utilization, is a legal
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04-SM-0-MLP 111312015

CML-5273(025)
SPECIAL COVENANTS OR REMARKS

obligation and failure to carry out its terms shall be treated as a violation of this
Agreement. Upon notification to the Administering Agency of its failure to carry out its
DBE Implementation Agreement, the State may impose sanctions as provided for under
49 CFR Part 26 and may, in appropriate cases, refer the matter for enforcement under 18
U.S.C. 1001 and/or the Program Fraud Civil Remedies Act of 1986 (31 U.S.C. 3801 et

seq.).

F. Any State and Federal funds that may have been encumbered for this project are
available for disbursement for limited periods of time. For each fund encumbrance the
limited period is from the start of the fiscal year that the specific fund was appropriated
within the State Budget Act to the applicable fund Reversion Date shown on the State
approved project finance letter. Per Government Code Section 16304, all project funds
not liquidated within these periods will revert unless an executed Cooperative Work
Agreement extending these dates is requested by the ADMINISTERING AGENCY and
approved by the California Department of Finance.

ADMINISTERING AGENCY should ensure that invoices are submitted to the District
Local Assistance Engineer at least 75 days prior to the applicable fund Reversion Date to
avoid the lapse of applicable funds. Pursuant to a directive from the State Controller's
Office and the Department of Finance; in order for payment to be made, the last date the
District Local Assistance Engineer can forward an invoice for payment to the
Department's Local Programs Accounting Office for reimbursable work for funds that are
going to revert at the end of a particular fiscal year is May 15th of the particular fiscal
year. Notwithstanding the unliquidated sums of project specific State and Federal funding
remaining and available to fund project work, any invoice for reimbursement involving
applicable funds that is not received by the Department's Local Programs Accounting
Office at least 45 days prior to the applicable fixed fund Reversion Date will not be paid.

These unexpended funds will be irrevocably reverted by the Department's Division of
Accounting on the applicable fund Reversion Date.

G. As a condition for receiving federal-aid highway funds for the PROJECT, the
Administering Agency certifies that NO members of the elected board, council, or other
key decision makers are on the Federal Government Exclusion List. Exclusions can be
found at www.sam.gov.

H. STATE and ADMINISTERING AGENCY agree that any additional funds which are
made available for any new phase(s) of work by future Federal obligations will be
encumbered on this PROJECT by use of a Federal Highway Administration-approved
"Authorization to Proceed" (E-76) STATE Finance Letter. ADMINISTERING AGENCY
agrees that Federal funds available for reimbursement will be limited to the amounts
obligated by the Federal Highway Administration.

Program Suppemeypt 045273R-N016- ISTEA Page 3 of 3



AGENDA ITEM F-2

City Attorney
STAFF REPORT
City Council
Meeting Date: 1/12/2016
K&OIF\ILO PARK Staff Report Number: 16-004-CC
Consent Calendar: Adopt a resolution confirming that the

cultivation of medical marijuana is prohibited
pursuant to the City’s Permissive Zoning
Ordinance

Recommendation

Review and approve the attached Resolution confirming that the cultivation of medical marijuana in the
City of Menlo Park (“City”) is prohibited pursuant to the City’s permissive Zoning Ordinance.

Policy Issues

If the City wants to maintain authority to prohibit or regulate the cultivation of Medical Marijuana under the
Medical Marijuana Regulation and Safety Act (“Act”), it must either expressly or otherwise under the
principles of permissive zoning, regulate or prohibit such cultivation by March 1, 2016. Adopting this
Resolution confirms that the cultivation of Medical Marijuana is not allowed and therefore prohibited under
the City’s permissive zoning ordinance and protects the City’s control over the cultivation of medical
marijuana within the City.

Background

The Act prohibits the cultivation of medical marijuana without first obtaining a license, permit or other
entitlement that specifically permits such cultivation from the City and/or the State of California. Under the
Act, if the City does not have a land use ordinance in place regulating or prohibiting the cultivation of
marijuana, either expressly or otherwise under the principles of permissive zoning by March 1, 2016, the
State Department of Food and Agriculture will be the sole licensing authority for medical marijuana
cultivation applications and the City will have no ability to prohibit or regulate the cultivation of marijuana in
the City of Menlo Park.

Analysis

A permissive zoning ordinance is one which provides that any use not enumerated in the code is
presumptively prohibited. The City’s Zoning Ordinance provides, “Except as provided in this chapter, no
land shall be used and no structure shall be erected, used, reconstructed, enlarged, altered or moved
except as hereinafter specifically provided and allowed in the districts in which such land and structures
are located.” City’s Zoning Ordinance Section 16.08.030. Therefore, the City’s Zoning Ordinance is
permissive. Because the City’s Zoning Ordinance does not specifically allow the cultivation of medical
marijuana, it is prohibited.

City of Menlo Park 701 Laurel St., Menlo Park, CA 94025 tel 650-330-6600 www.menlopark.org
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Staff Report #: 16-004-CC
The League of California Cities recommends that all cities take one of the following actions:

1. If an express ban or regulation on the cultivation of medical marijuana exists, nothing further needs to
be done;

2. If the zoning ordinance is permissive, but does not contain express provisions concerning the
cultivation of medical marijuana, a city should adopt a resolution confirming permissive zoning
principles, and confirming that the cultivation of medical marijuana if prohibited in the city;

3. If the zoning ordinance is not permissive and does not expressly regulate or prohibit cultivation of
medical marijuana, a city should enact a zoning ordinance expressly prohibiting or regulating the
cultivation of medical marijuana.

The above must be implemented by March 1, 2016.

In order to preserve the City’s authority to regulate the cultivation of medical marijuana, it is recommended
that the City adopt the attached Resolution stating that cultivation of medical marijuana is prohibited under
the City's permissive Zoning Ordinance and, therefore, under California Health & Safety Code §
11362.777(b)(3), the Department of Food and Agriculture is not permitted to issue a license for the
cultivation of medical marijuana within the City.

Impact on City Resources
There is no impact on City resources.

Environmental Review
No environmental review is required for this item.

Public Notice

Public Notification was achieved by posting the agenda, with the agenda items being listed, at least 72
hours prior to the meeting.

Attachments

A. Resolution of the City Council of the City of Menlo Park Confirming that the Cultivation of Medical
marijuana is Prohibited Pursuant to the City’s Permissive Zoning Ordinance.

Report prepared by:
William L. McClure, City Attorney
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RESOLUTION NO.

RESOLUTION OF THE CITY COUNCIL OF THE CITY OF
MENLO PARK CONFIRMING THAT THE CULTIVATION
OF MEDICAL MARIJUANA IS PROHIBITED IN THE CITY
OF MENLO PARK PURSUANT TO THE CITY'S
PERMISSIVE ZONING ORDINANCE.

WHEREAS, the Medical Marijuana Regulation and Safety Act (AB 243) provides,
in part, that a person shall not cultivate medical marijuana without first obtaining
a license, permit or other entitlement, specifically permitting cultivation, from the
City of Menlo Park (“City”) and/or the State of California;

WHEREAS, California Health & Safety Code § 11362.777(b)(3) states that the
Department of Food and Agriculture may not issue a state license to cultivate
medical marijuana within a city that prohibits cultivation either expressly or under
the principles of permissive zoning; and

WHEREAS, a permissive zoning ordinance is one that provides any use not
enumerated in the Code is presumptively prohibited; and

WHEREAS, the City has a permissive Zoning Ordinance in that Section
16.08.030 provides that only uses specified within the Zoning Ordinance or those
uses that are similar in nature, will be allowed; and

WHEREAS, the cultivation of medical marijuana or any use similar in nature is
not authorized in any City zoning district.

NOW, THEREFORE, the City Council of the City of Menlo Park does RESOLVE
as follows:

1. Pursuant to the City’s Zoning Ordinance the cultivation of medical marijuana
is prohibited in all zoning districts in the City of Menlo Park.

2. Under California Health & Safety Code § 11362.777(b)(3), the Department of

Food and Agriculture is not permitted to issue a license for the cultivation of
medical marijuana with the City of Menlo Park.
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I, Pamela Aguilar, City Clerk of Menlo Park, do hereby certify that the above and
foregoing Council Resolution was duly and regularly passed and adopted at a
meeting by said Council on the twelfth day of January, 2016, by the following
votes:

AYES:

NOES:

ABSENT:

ABSTAIN:

IN WITNESS WHEREOF, | have hereunto set my hand and affixed the Official
Seal of said City on this twelfth day of January, 2016.

Pamela Aguilar
City Clerk
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CITY OF

MENLO PARK

AGENDA ITEM F-3
City Council

SPECIAL AND REGULAR MEETING MINUTES - DRAFT

Date: 12/15/2015

Time: 7:00 p.m.

City Council Chambers

701 Laurel St., Menlo Park, CA 94025

5:45 p.m. Closed Session (City Hall Administration Building, 1* floor conference room)

CL1.

Mayor Cline called the closed session to order at 5:55 p.m. All Councilmembers were present
except for Councilmember Carlton.

Menlo Park resident Henry Riggs commented on this item.

Closed Session pursuant to Government Code Section §54957.6 to confer with labor negotiators
regarding current labor negotiations with the Menlo Park Police Officers Association (POA) and
upcoming labor negotiations with the American Federation of State, County and Municipal
Employees (AFSCME), Local 829 and Service Employees International Union (SEIU), Local 521

Attendees: City Manager Alex Mcintyre, Administrative Services Director Nick Pegueros, City
Attorney Bill McClure, Interim Human Resources Director Dave Bertini, Interim Finance Director
Clay Curtin, Labor Counsel Charles Sakai, Compensation Consultant Koff & Associates, Georg
Krammer

Council adjourned to the regular meeting at 6:55 p.m.

7:00 p.m. Regular Session

A.

Call To Order

Mayor Cline called the meeting to order at 7:07 p.m.

Roll Call

Present: Cline, Keith, Mueller, Ohtaki (arrived at 7:25 p.m.); Councilmember Carlton joined the
meeting via telephone from China at 8:20 p.m.

Absent: Councilmember Carlton was absent for agenda items A—land J—- M

Staff: City Manager Alex Mcintyre, City Attorney Bill McClure, City Clerk Pamela Aguilar

Pledge of Allegiance
Mayor Cline led the pledge of allegiance.
Report from Closed Session

Presentations and Proclamations

City of Menlo Park 701 Laurel St., Menlo Park, CA 94025 tel 650-330-6600 www.menlopark.org
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Draft Minutes Page 2

E1l.

E2.

F1.

F2.

H1.

H2.

H3.

Presentation by Menlo Park Boys and Girls Club of their Service Learning Project (Presentation)

Desiree Caliguiran, Unit Director and Maribel Guzman, Middle School Director were present with
the following students who will made a presentation entitled ‘Food Desert':

Shontelle Watkins, Jackie Baltiera, Jennifer Zarate, Nateja Hill, Tatiana Jackson, LaMarrisha
Clemons, Mariah Noblin, Adrian Estrabo

Mayor Cline presented certificates for Outstanding Community Service to each student.

Presentation of Helen Puthnam Award to the Menlo Park Police Department

Due to illness, the League of California Cities representative was unable to appear and this item is
continued to a future Council meeting.

Commission/Committee Vacancies and Appointments, and Reports
Quarterly update from the Transportation Commission

Commission Chair Bianca Walser gave the report and Commission Michael Meyer gave an update
regarding the Oak Grove Avenue bike boulevard.

Quarterly update from the Parks and Recreation Commission (Attachment)

Vice Chair Christopher Harris gave the report.

Public Comment

e David Arthur Dailey spoke regarding transportation, traffic and police activities
e Art Roose expressed a complaint regarding a sign on his building

e Kate Comfort Harr, HIP Housing, distributed the 2016 HIP Housing calendar

Consent Calendar

Mayor Cline pulled items H9 and H10 and Councilmember Keith pulled item H5 for further
discussion.

Approve the annual report of the Below Market Rate (BMR) Housing Program, including the status
of the BMR in-lieu fees collected as of June 30, 2015 in accordance with Government Code
Section 66000 et.seq (Staff Report# 15-182-CC)

Review of the annual report on the status of the Transportation Impact, Storm Drainage,
Recreation In-Lieu and Building Construction Road Impact Fees collected as of June 30, 2015, and
make findings regarding funds collected but not expended (Staff Report# 15-181-CC)

Approve a letter to the California Public Utilities Commission (CPUC) regarding power charge
indifference adjustment fees charged by PG&E for Community Choice Energy (CCE) customers
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(Staff Report# 15-192-CC)

H4.  Award a construction contract of the Sand Hill Road Signal Interconnect Project to W. Bradley
Electric, Inc. in the amount of $568,713 and authorize a total construction contract budget of
$740,000 (Staff Report# 15-185-CC)

H5.  Adopt a resolution of the City of Menlo Park supporting the Middle Avenue Pedestrian and Bicycle
Undercrossing Project and submitting an application of Measure A Pedestrian and Bicycle
Program Funding (Staff Report# 15-186-CC)

H6.  Adopt Resolution 6295 accepting fiscal year 2015-16 State Supplemental Local Law Enforcement
Grant (COPS Frontline) in the amount of $100,000; and approve a spending plan
(Staff Report# 15-184-CC)

H7.  Adoption Resolution 6296 approving the City Council subcommittee recommendations regarding
the 2015-16 Community Funding allocation in the amount of $177,750 (Staff Report# 15-188-CC)

H8.  Adopt Resolution 6297 and award a construction contract for the Belle Haven Youth Center
Playground Replacement Project to Ross Recreation in the amount of $169,595.87, and authorize
a total budget of $228,485 for construction, contingencies, inspection and project management
(Staff Report# 15-187-CC)

H9.  Approve 2016 City Council meeting schedule (Staff Report# 15-190-CC)

H10. Approve minutes for the City Council meetings of November 10 and 17 and December 1, 2015
(Attachment)

ACTION: Motion and second (Keith/Ohtaki) to approve all items on the Consent Calendar except
H5, H9 and H10 passes 4-0-1 (Councilmember Carlton absent).

Councilmember Keith commented on item H5 expressing that is a great grant opportunity to
facilitate the Middle Avenue Pedestrian/Bicycle Undercrossing Project.

ACTION: Motion and second (Keith/Ohtaki) to adopt Resolution 6298 of the City of Menlo Park
supporting the Middle Avenue Pedestrian and Bicycle Undercrossing Project and submitting an
application of Measure A Pedestrian and Bicycle Program Funding passes 4-0-1 (Councilmember
Carlton absent).

Council made the following changes to item H9, the 2016 City Council meeting schedule:
e Move the November 8, 2016 meeting to November 1, 2016 (due to the Presidential election)
e Delete the July 12 and August 16, 2016 meetings

ACTION: Motion and second (Keith/Ohtaki) to approve item H9 with the proposed modifications
passes 4-0-1 (Councilmember Carlton absent).

Regarding item H10, the Council meeting minutes of November 10", City Clerk Pam Aguilar
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clarified that information was obtained after the council meeting indicating that no time change will
take place in parking Lot 4 and data on that lot will be collected throughout the trial period.

Councilmember Mueller requested that regarding item H10, the Council meeting minutes of
November 17" Agenda Item G1, two items - public benefit and measures for encouraging retail -
be added to the list of considerations for staff to review regarding the EI Camino/Downtown
Specific Plan.

ACTION: Motion and second (Ohtaki/Mueller) to approve item H10 with the proposed modification
passes 4-0-1 (Councilmember Carlton absent).

l. Regular Business

City Attorney McClure was recused from participating in the following item due to a conflict of
interest that his business location is in proximity of the subject of this item and left the Council
chambers at 8:00 p.m.

I1. Review of Council direction on the EI Camino Real/Downtown Specific Plan Biennial Review
(Staff Report# 15-194-CC)

Principal Planner Thomas Rogers gave a brief verbal presentation.

ACTION: Motion and second (Keith/Ohtaki) to accept items 1-10 listed in the staff report as items
Council agreed by consensus at its November 17" meeting to direct staff to pursue passed 4-0-1
(Councilmember Carlton absent).

Public Comment;

e Andrew Barnes spoke regarding residential density along the El Camino Real/Specific Plan
corridor

e Skip Hilton commended Council for approving the grant request for the Middle Avenue
undercrossing and spoke regarding parking in-lieu fees

e Adina Levin spoke regarding transportation demand management and housing

At this point, the City Council addressed items 1 through 8 listed under the analysis of the staff
report.

1. Hotel Incentives

ACTION: Motion and second (Ohtaki/Keith) to pursue the Public Benefit Bonus FAR as
recommended passes 4-0-1 (Councilmember Carlton absent).

ACTION: Motion and second (Ohtaki/Mueller) to direct staff to report through the GPAC regarding
potential hotel incentive options and to later come before the City Council passes 4-0-1
(Councilmember Carlton absent).
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Councilmember Carlton joined the meeting via telephone at 8:20 p.m.
2. Infrastructure project list, outreach

ACTION: Motion and second (Mueller/Keith) for staff to report back with a public benefit list in a
study session at which time Council can amend as appropriate; further, staff should determine
which projects are infrastructure versus public amenity; if an infrastructure project, staff to provide
fiscal modeling, expected cost, and funding mechanism; last, the public benefit list should be
reviewed by the appropriate commissions. The motion passes unanimously.

3. Encouragement of housing, in particular affordable housing

ACTION: Motion and second (Keith/Ohtaki) to add additional encouragements and/or incentives
for affordable housing, including the recommendation to revise the Specific Plan to cite the existing
Affordable Housing Overlay (AHO) option, and authorizing staff to work with a consultant passes
unanimously.

4. Downtown parking garage and entertainment uses

ACTION: Motion and second (Keith/Carlton) with friendly amendments from Councilmembers
Ohtaki and Mueller to direct staff to review a non-parking component that incorporates primarily
entertainment uses and mixed use with parking passes 4-1 (Mayor Cline dissents).

5. Downtown style guide
Councilmember Ohtaki withdraws his previous request to pursue this item.
6. Middle Ave., grade-separated crossing
The City Council is satisfied with the current progress on this item.
7. Parking in-lieu fees
The City Council concurs with staff’'s recommendation on this item.
8. Massing and modulation requirements
The City Council concurred there are no changes required on this item at this time.

There was consensus among Council to review the preservation of small businesses and retail,
including protection, incentivizing and tools for consideration. City Manager Mclntyre suggested
holding a study session on this topic.

12. Appoint City Council representatives and alternates to various regional agencies and liaisons to
City advisory bodies and Council subcommittees (Staff Report# 15-191-CC) (Exhibit A)

ACTION: Motion and second (Ohtaki/Mueller) to approve the Council assignments as outlined in
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Exhibit A to the minutes passes 4-0-1 (Councilmember Carlton participated in the discussion, but
left the meeting prior to the vote being taken)

J. Informational Items

J1. Update on and next steps for community engagement activities supporting 2015-16 Capital
Improvement Projects for parks (Staff Report# 15-189-CC)

Councilmember Carlton submitted a written comment that Council put the dog park on the CIP as a
place holder for a future decision and not as a vote in favor.

Councilmember Ohtaki stated that staff has removed green space near playground at Nealon Park
from consideration and instead two possible locations are being reviewed: the area near the tennis
courts by Middle Avenue and the site where the large oak tree was removed by Little House. An
open house meeting on this topic will be held in March.

Community Services Director Cherise Brandell responded to Mayor Pro Tem Keith’'s questions
regarding an irrigation system, water fountains and lighting at the potential dog park. She also
stated that postcard updates will be sent to the community as well as flyers in the park.

J2. Information on Police Department audio/video recording destruction request and waiver
(Staff Report# 15-183-CC)

Councilmember Mueller thanked staff for its work on this item.
K. Councilmember Reports

K1. Provide direction to the City’s voting delegate to the City Selection Committee regarding regional
vacancies to be voted on at the December 18, 2015 meeting (Staff report# 15-195-CC)

Council discussed the one contested seat to be voted on at the City Selection Committee meeting
and, by acclamation, agreed that Councilmember Maureen Freschet of San Mateo will be
recommended for the San Mateo County Transportation Authority Central Cities seat.

Mayor Cline reported on the recent Rail Subcommittee meeting and announced that the Council
goal setting meeting will be on January 25, 2016.

Councilmember Mueller thanked staff for its work on the grade separation and reported that he
attended a San Mateo County Housing Task Force meeting where a tool kit of best practices was
discussed to be implemented throughout the county.

L. City Manager's Report

City Manager Mclintyre reported that the City Hall Administration offices will be closed from
December 23, 2015 through January 3, 2016. Public Works staff will be on-call in case of
emergencies, and the Police, Library and Community Services departments will maintain normal
business hours during that time.

City of Menlo Park 701 Laurel St., Menlo Park, CA 94025 tel 650-330-6600 www.menlopark.org

PAGE 22


http://menlopark.org/DocumentCenter/View/8960
http://menlopark.org/DocumentCenter/View/8961
http://menlopark.org/DocumentCenter/View/8962

Draft Minutes Page 7
Public Comment:

e Michael Francois thanked Council for its decision on Round-Up and mentioned the potential
raising of interest rates

M. Adjournment

Mayor Cline adjourned the meeting at 10:20 p.m.
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AGENDA ITEM G-1
Community Development

STAFF REPORT

City Council
Meeting Date: 1/12/2016
K&OIF\IL O PARK Staff Report Number: 16-005-CC
Public Hearing: Consider a Request for Architectural Control,

Major Subdivision, Below Market Rate (BMR)
Housing Agreement, and Heritage Tree Removal
Permit to Allow the Demolition of Existing Garden
Nursery Buildings, and Construction of 24
Attached Townhouse-style Residential Units and
Associated Site Improvements, Located at 133
Encinal Avenue in the SP-ECR/D (ElI Camino
Real/Downtown Specific Plan) Zoning District

Recommendation

Staff recommends that the City Council concur with the recommendations of the Planning Commission to
take the following actions associated with the proposed project:

1. Approve the Below Market Rate (BMR) Housing Agreement, to provide three on-site BMR units
(Attachment B);

2. Adopt a Resolution Approving the Heritage Tree Removal Permits, to allow the removal of five
heritage trees (Attachment C);

3. Make Findings and Approve the Architectural Control, to review the design of the 24 townhouse-
style residential units and associated site improvements; and,

4. Make Findings and Approve the Major Subdivision, to create 24 condominium units.

The full recommended actions and conditions of approval are included as Attachment A, and a set of the
project plans are included as Attachment F.

Policy Issues

Each BMR Housing Agreement, Heritage Tree Removal Permit, Architectural Control, Major Subdivision
request is considered individually. The City Council should consider whether the required Architectural
Control and Subdivision findings can be made for the proposal.

Background

Site location

The subject site is approximately 1.7 acres located at 133 Encinal Avenue in the SP-ECR/D (EI Camino
Real/ Downtown Specific Plan) zoning district. The site is on the north side of Encinal Avenue between

El Camino Real and the Caltrain railroad tracks. Adjacent uses include attached townhouses to the north,
the Caltrain railroad tracks to the east, apartments to the south, and offices to the west. A location map is
included as Attachment D.
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The subject site operated as Roger Reynolds Nursery, a commercial garden nursery, from 1919 through
2013, and has since been unoccupied. There are currently three buildings and several storage sheds
associated with the former nursery use.

Housing Commission recommendation

The proposed Below Market Rate (BMR) Housing proposal was reviewed by the Housing Commission at
its meeting on May 6, 2015. The Housing Commission unanimously recommended approval for the
provision of three BMR units on site consisting of one low-income BMR unit and two moderate-income
BMR units, which is discussed in more detail in the Below Market Rate Housing Agreement section below,
and minutes from the Housing Commission meeting are included as Attachment H.

Environmental Quality Commission recommendation

The proposed heritage tree removals were reviewed by the Environmental Quality Commission (EQC) at
its meeting on June 24, 2015. The EQC unanimously recommended the retention of additional heritage
and non-heritage trees in the front half of the site, along with more stringent measures to ensure the
health of retained trees throughout the construction process. Their recommendation is discussed in more
detail in the Trees and Landscaping section below, and minutes from the EQC meeting are included as
Attachment |.

Planning Commission recommendation

The proposed project was reviewed by the Planning Commission at its meeting on October 19, 2015. At
the meeting, the Planning Commission also heard comments from seven neighbors who expressed
concerns regarding privacy and overall project design. The Planning Commission unanimously
recommended approval of the project, with direction for the applicant to continue to work with neighbors
and staff to modify building D at the rear of the site to better address privacy concerns. Revisions to the
project pursuant to the Planning Commission’s recommendations are discussed in more detail below, and
excerpt minutes from the Planning Commission meeting are included as Attachment J.

Overall project review

The subject application was submitted in August 2014. Review of the project took time to address the
concerns raised by the neighbors, refine the site layout and architectural design, and the need to verify full
compliance with the Specific Plan’s extensive design standards and guidelines. The initial development
included 26 units in nine three-story townhouse-style buildings and a community building. Neighbors along
Stone Pine Lane to the rear of the site expressed concerns regarding the overall development density,
design, and privacy issues with this initial proposal. In response to neighbors’ concerns, the applicant
reduced the unit count from 26 to 24 units, reconfigured the site layout and building design at the rear, and
removed the community building. These changes are discussed in the Correspondence section below.
While the overall architectural style did not change as part of the review process, the applicant did make
key changes in response to comments from staff and staff's design consultant to address key Specific
Plan standards and guidelines. Technical reports, including the arborist report and acoustic analysis,
required multiple revisions in order to provide enhancements and clarifications that are discussed in a
following section.

Intentionally left blank
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Analysis

Project description

The applicant is proposing to construct 24 residential townhouse-style units and associated site
improvements. The residential units would be distributed in seven buildings throughout the site, with
each building containing between two and five units. A data table summarizing parcel and project
attributes is included as Attachment E. The project plans and the applicant’s project description letter are
included as Attachments F and G, respectively.

Residential dwelling units are a permitted use in the El Camino Real Mixed Use land use designation.
The residences would include four three-bedroom units and 20 four-bedroom units. The proposal would
meet the Specific Plan’s Base level standards, which were established to achieve inherent public
benefits, such as the redevelopment of underutilized properties, the creation of more vitality and activity,
and the promotion of healthy living and sustainability. As specified by the Specific Plan, the development
would be required to achieve LEED Silver certification (condition 6f).

The development would have a residential density of 13.8 dwelling units per acre, well under the limit of 20
dwelling units per acre (which would equate to 34 dwelling units for this size parcel). The project would
have a FAR (Floor Area Ratio) of 0.73, below the 0.75 maximum. The FAR has been calculated per the
definition of Gross Floor Area, which includes all levels of a structure, with exemptions for covered parking
and certain non-usable/non-occupiable areas. The development would adhere to the building height (38
feet) limit, and the fagade height (30 feet) limit along both the front and rear. The proposed front setback
would be between 16.2 and 18.2 feet, and would accommodate a 15-foot wide public sidewalk, entry
walkways, landscaping, and the preservation of an existing heritage tree.

The subject site currently consists of one parcel with a 40-foot wide utility easement along the entire
length of the right side property line for a water pipeline. The City and County of San Francisco Public
Utilities Commission (SFPUC) has rights to this easement, and has imposed restrictions on
improvements within the easement area that would preclude any structures, use for emergency access,
and the planting of large trees and shrubs. The applicant has coordinated with SFPUC to ensure that the
proposed landscape and hardscape improvements within the easement would be in compliance with
SFPUC’s requirements. Although no structures are permitted within the easement, the easement area
still contributes towards the maximum allowable FAR and minimum open space.

The applicant has submitted a tentative map for a major subdivision to allow the 24 residential units to be
sold individually as condominiums on the existing shared common lot. With the exception of exclusive use
easements for private open space, all shared facilities and landscaping would be maintained by the future
homeowner’s association. The applicant has indicated that all units will have Encinal Avenue addresses.

Design and materials

Staff has prepared a detailed Standards and Guidelines Compliance Worksheet (Attachment K), which
discusses all relevant Specific Plan Chapter E (Land Use and Building Character) requirements in detail.
The proposal complies with all standards (which are required), and the majority of guidelines (which are
recommended). Where guidelines are only partially complied with, the basis/context for that is noted.

General design

The site plan is organized so that most buildings would be set parallel with the front lot line, with the sides
of end units facing the Caltrain tracks to limit noise impacts on units. Primary open spaces would be at the
northeast and northwest corners of the site where prominent groves of oaks and redwoods would be
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preserved, and along the eastern edge of the site where paved seating areas and garden plots are
proposed.

The craftsman-style buildings would be clad in dark stained cedar shingles and cedar horizontal lap siding
with contrasting white painted window groupings, deck railings, trim and decorative brackets. The color
scheme would use two general color groups, brown and grey, for building cladding and roofing color.
Gable roof edges, entry porches with stone base walls supporting pairs of wood posts, and large window
bays would punctuate the fagades. The streetscape fagade for the two buildings fronting on Encinal
Avenue would have some common forms, but would be more balanced than repetitive in overall facade
composition. The porches would be somewhat underscaled given the three-story building mass as seen
along Encinal Avenue, but the corner porches to each side of the main entry drive would be well located to
articulate the corners of buildings A and G at the ground floor and mark the project’s entry point on the
street. Additionally, the projecting building forms above the corner porches and elsewhere on the side
walls of buildings A and G would effectively provide scale to the building form and articulation to the upper
wall mass.

There would be one building break along Encinal Avenue, which would serve as the project entry point for
both cars and pedestrians. At the visual termination of the main drive aisle would be several new trees,
including a larger specimen (48-inch box) flowering tree and several evergreen trees.

The site layout and building orientation are designed such that parking and garages would not be visible
from Encinal Avenue, nor prominently visible along the site’s main access driveway and internal
pedestrian walkways. Most of the parking would be tucked between buildings and accessed from
secondary drive aisles. At building F where units front the main drive aisle, tandem parking would be used
within garages so that single wide garage doors face the drive aisle instead of double wide doors.

At the center of the site would be ten units in buildings B and C that face each other along a pedestrian
path perpendicular to the main entry drive. The pedestrian path would lead to the unit entries as well as to
the gardens along the east side of the site within the SFPUC easement. The west side of the pedestrian
path would face a courtyard entry space to two units in building F. Decorative paving would link the linear
pedestrian path with the courtyard to strengthen the visual cross axis.

Overall, while constraints with the SFPUC easement make planning townhouse-style units somewhat
difficult, the general design approach has been managed to highlight building and landscape features, and
downplay parking and garages.

Buildings and units

With the exception of the three two-story units in building D at the rear, all the buildings and townhouse
units would consist of three stories. Typical townhomes would have two-car garages, with entries and an
extra bedroom on the first floor, living areas and a deck on the second floor, and three bedrooms on the
third floor. Some units vary from this formula.

Building D, which faces the Stone Pine Lane townhouse development in the rear, is a two-story building
where the second story is stepped back from the rear, and is designed with high sill height windows on the
second floor to limit privacy impacts on the adjacent rear neighbors. The three units in this building would
feature living areas on the ground floor and bedrooms on the second floor. This building has been revised
since the Planning Commission meeting, in order to address neighbor concerns, as is discussed further in
the Correspondence section.
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Noise control is a factor with the project’s location next to the train tracks. Buildings A, B, C, and D would
have noise attenuated windows on their north, south, and east walls. Noise attenuation would be provided
with the use of double glazed windows plus an additional interior sash.

Parking and circulation

Vehicular

As required by the Specific Plan, a minimum of 1.85 parking spaces per dwelling unit would be provided
for each of the 24 residences. Each unit is designed with a two-car garage, where 22 units have side-by-
side garages, and two units have garages in a tandem configuration. Additionally, five uncovered parking
spaces would be provided throughout the site. Tandem parking is not typically permitted for required
parking spaces; however, the two tandem garages may be approved because the overall parking supply
of 51 standard (non-tandem) parking spaces on the site would exceed the 45 spaces that are required to
be provided. As a result, the second tandem space in these garages is considered surplus.

Per the Specific Plan, a minimum of three residential parking spaces are required to be provided with an
electric vehicle charger. The plans currently designate all three charging stations to be installed in private
garages, with one charging station each in buildings E, F, and G, which meets the Specific Plan
requirement.

There is currently on-street parking on Encinal Avenue along the project frontage. Future build-out of the
Specific Plan identifies a future Class IlI/Class Il bicycle route on Encinal Avenue between El Camino Real
and the railroad tracks. Future implementation of the bicycle lane would likely necessitate the removal of
existing on-street parking along the project site’s frontage, but it is not anticipated that this improvement
would result in changes to the location of the existing curb. Given that the proposed development would
provide off-street parking spaces in excess of the minimum requirement, there would be sufficient parking
provided on the site such that the development would not be affected by the presence or absence of on-
street parking.

Bicycle
In addition to automobile parking, the Specific Plan requires bicycle parking for all new developments, for

both short-term and long-term use. Since all residential units would have private garages, the long-term
requirement is addressed by each unit’s garage. The short-term requirement would need to be addressed
through the installation of at least three bicycle parking spaces, which would be clarified as part of the
building permit submittal (condition 6g).

Pedestrian

In this area, the Specific Plan specifies that sidewalks should have a 15-foot total width, made up of a five-
foot furnishings zone and a ten-foot clear walking zone. As shown on the site plan and landscape plan, a
minimum of ten feet of unobstructed sidewalk would be provided on the interior side of the furnishings
zone along the majority of the frontage. To account for the fact that the adjacent properties have narrower,
attached sidewalks (and may continue to for some time), the proposed furnishings zone would be paved
as it approaches the sides, allowing pedestrians to transition from the new detached sidewalk to the older
attached sidewalks. A walking zone narrower than 10-feet would be installed at the right side property line,
which staff believes would be necessary in order to preserve an existing tree and provide a better
transition to the existing pedestrian crossing at the railroad tracks. For the portion of the sidewalk that
extends onto the subject property, a Public Access Easement (PAE) would need to be recorded (condition

5g).
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The residential homes along Encinal Avenue would feature entries with direct access from the Encinal
Avenue sidewalk. Pedestrian access to/from the rest of the site would be provided by pedestrian paths
along the drive aisle. Where drive aisle widths limit the ability to install pedestrian walkways to access
residential entries, decorative pavers would be used to identify key driveway crossing points. This paving
could be driven on, but vehicle/pedestrian conflicts should be limited given the relatively low on-site traffic
volumes and speeds.

With the addition of new housing at the site, the City anticipates an increase in pedestrian crossing
demand at Garwood Way, to connect to nearby destinations including the Menlo Park Caltrain station. The
proposed project includes a new marked crosswalk on Encinal Avenue at Garwood Way to improve
pedestrian connections to transit facilities and downtown.

Subdivision

As noted earlier, the applicant is proposing a major subdivision to allow the 24 dwelling units to be bought
and sold independently. State law outlines factors that the Planning Commission (or City Council, if
applicable) may consider in reviewing the request for subdivisions. Specifically, there are five factors for
the decision-making body to consider.

The first consideration is whether the proposed subdivision is in conformance with the City’s General Plan.
The General Plan land use designation for the subject property is EI Camino Real/Downtown Specific Plan,
which is consistent with the SP-ECR/D zoning district. The proposed subdivision would not conflict with
General Plan goals and policies, and would comply with the Zoning Ordinance and Subdivision Ordinance.

The second factor to consider is whether the site of the subdivision is physically suitable for the proposed
type or density of the development. The proposed subdivision would meet all applicable regulations of the
Subdivision Ordinance as well as all development regulations pertaining to the EI Camino Real North-East
— Low Density (ECR NE-L) district within the Specific Plan. The existing lot contains two commercial
buildings and the proposed subdivision would result in 24 townhouse residences.

The third and fourth factors are concerned with whether the design of the subdivision or proposed
improvements is likely to cause substantial environmental damage or serious public health problems. The
proposed subdivision is located within a fully developed neighborhood and all necessary utilities are
readily available. In addition, the development of the properties would need to adhere to specific
conditions of the Engineering Division, all applicable building codes and requirements of other agencies
such as the Sanitary District, Menlo Park Fire Protection District, and other utility companies. Adherence to
the conditions and all applicable codes would eliminate substantial or serious environmental or public
health impacts.

The final factor to consider is whether the proposed subdivision would conflict with any public access
easements. No public access easements currently exist on the site, so there is no conflict. As part of the
proposed sidewalk improvements, the proposed development would dedicate a public access easement
for the portion of the new sidewalk that encroaches onto private property. Staff has determined that the
dedication of the public access easement would improve sidewalk access and usability.

Staff has reviewed the tentative map and has found the map to be in compliance with State and City
regulations subject to the conditions outlined in Attachment A. All standard and project specific conditions
of approval would need to be complied with prior to recordation of the final map. The applicant would need
to apply for the final map within two years of the approval date of the tentative map. In order to deny the
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proposed subdivision, the City Council would need to make specific findings that would identify conditions
or requirements of the State law or the City’s ordinance that have not been satisfied.

Trees and landscaping

There are 30 heritage trees on and near the project property, including a grove of heritage redwood trees
in the northwest corner, a grove of heritage oak trees in the northeast corner, six heritage trees on the
adjacent property to the west (1600 El Camino Real), three heritage trees on the adjacent property to the
north (192 Stone Pine Lane), and one heritage street tree along Encinal Avenue. The overall site layout is
designed to preserve the two groves of trees at the northwest and northeast corners of the property, while
trees elsewhere on the property are proposed for removal.

The applicant has submitted an arborist report (Attachment L) to evaluate 36 trees on and near the subject
property, including 30 heritage trees and six non-heritage trees. The report determines the present
condition, discusses the impacts of the proposed improvements, and provides recommendations for tree
preservation. Some tree preservation measures during construction include installation of tree protection
fencing, hand excavation within close proximity to trees, and arborist monitoring during grading excavation.
All recommendations identified in the arborist report would be ensured through condition 5f.

Heritage trees
The applicant is proposing to remove five heritage trees, summarized in the following table:

Table 1: Proposed Heritage Tree Removals

Size (diameter

= Condition Location
in inches

Heritage Tree

ek Comiuod 168 Good Fon
oG cesese® 83 Good  Fon
loottiComirahod 30 God Fon
Tree ?:Csér‘]s;?r:;i;?‘aple 20.8 Fair Front
Tootas Comtreduood g

The City Arborist had reviewed the arborist report and conducted a site visit to independently evaluate the
health and condition of each tree, and had recommended tentative approval for the removal of all five
heritage trees. The proposed heritage tree removals were considered by the EQC at its meeting on June
24,2015. The EQC was generally supportive of staff’'s recommendation for the heritage tree removals,
with the exception of trees #23 and #25, which the EQC expressed a desire to be retained, although it was
acknowledged that retention of tree #23 would be challenging due to its location. The EQC also
recommended the retention of trees #2 (non-heritage Japanese maple) and #15 (non-heritage crape
myrtle) that were proposed for removal due to construction impacts. Additionally, the EQC expressed
concerns over potential damage to and removal of heritage trees during the construction process, and
requested that Planning staff explore prohibiting the transfer of title should the Heritage Tree Ordinance be
violated during construction. The minutes from the EQC meeting are included as Attachment |. The draft
resolution approving the heritage tree removal permits for the five trees listed in Table 1 is included as
Attachment C.
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In response to the EQC’s recommendation, the applicant was able to retain tree #15 by realigning the
sidewalk to taper around this tree, but retention of the other trees proved to be infeasible.

Tree #23 is still proposed for removal because it is in direct conflict with the footprint of proposed building
A. Tree #23 is located within the rear portion of building A, and its retention would require significantly
redesigning the building with the potential loss of one or more units. Retention of tree #23 would be more
feasible with the removal of tree #11 (heritage incense cedar) at the front of the building, thus allowing the
building to be pushed forward closer to the street. While the applicant initially requested the removal of
tree #11, the City Arborist recommended its retention due to its prominence along the street and its
suitability for preservation, and the applicant has accommodated this request by redesigning the building
with the middle units pushed back to enable its preservation. The proposed project could accommodate
the retention of one, but not both trees, and the City Arborist’s evaluation determined that of the two, tree
#11 would be more suitable for preservation.

Tree #25 is still proposed for removal due to conflicts with the proposed construction. While not within
the proposed building footprint, it is within close proximity to proposed building A, and significant
construction activity would occur within the dripline of this tree such that its health would be
compromised. Furthermore, the City Arborist has indicated that tree #25 is not a suitable candidate for
preservation.

Non-heritage tree #2, located along the front of the property, is still proposed for removal because it is in
direct conflict with the location of the proposed sidewalk. The Specific Plan requires a 15-foot wide
sidewalk consisting of a 10-foot wide clear walking zone and five-foot wide furnishings zone along the
street frontage. The applicant had explored retention of tree #2, but found that doing so would result in a
substandard sidewalk width of five feet, four inches as the sidewalk tapers around tree #2, and due to the
encroachment of the existing utility pole and guy wire obstructions, the full width could not be used for
walking. Therefore, retention of this tree would significantly compromise the usability of the sidewalk.
Furthermore, the City Arborist has indicated that tree #2 is not a suitable candidate for preservation. An
additional consideration is that redevelopment of the adjacent property to the left would necessitate
building out the full 15-foot wide sidewalk along Encinal Avenue to connect to the proposed sidewalk. Staff
believes removal of tree #2 would improve the usability of the sidewalk and would facilitate future sidewalk
connections to the adjacent property to the left.

According to the City Attorney, the City’s Heritage Tree ordinance specifies the enforcement mechanism
for the illegal removal of a heritage tree during development. Restricting title transfer and effectively
prohibiting the sale of the proposed for-sale residential units is not consistent with the provisions of the
City’s Heritage Tree ordinance and might expose the City to a claim of a regulatory taking by the City for
depriving the owner of utility or value for the property until the unit can be sold and therefore exposing the
City to a claim for damages for such taking. In past experience, requiring a bond to be posted to ensure
the health of heritage trees over a period of time (consistent with the City’s Heritage Tree ordinance) has
proven to be an effective mechanism to ensure compliance with the Heritage Tree Ordinance. For this
project, staff is proposing a requirement for the applicant to post a bond on all heritage trees that would
potentially be affected by construction as part of the recommended conditions of approval (condition 6b).
The bond would be posted for a period of five years to ensure the viability of the heritage trees for a
sufficient length of time to gauge any impacts during the construction process.

The preliminary landscape plan shows 21 heritage tree replacements to compensate for the loss of five
heritage trees, which represents a ratio of 4.2 replacement trees for each heritage tree proposed for
removal. The preliminary landscape plan also indicates that approximately 68 new trees would be
planted throughout the site, including four street trees along Encinal Avenue. The proposed play
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equipment in the redwood grove would have low impact to the trees, and would provide a recreational
amenity. The proposed street trees would consist of 15-gallon sweet bay trees, although the final size
and species would require the City Arborist’s approval.

Open space
The project would meet the EI Camino Real North-East — Low Density (ECR NE-L) minimum open space

requirement of 20 percent of the lot, with 41.3 percent proposed. The maijority of the open space would be
met at ground level through at-grade porches, patios, the front sidewalk, private yards, landscaped
SFPUC easement, and the preservation of two groves of trees in the rear corners. Eight of the 24 units
(units in buildings D, E, and F) would face the interior or rear lot lines, and would have small private yard
areas. Upper level decks would provide additional usable private open space.

Trash and recycling

Each residential unit would store individual refuse bins in the private garages. The bins would be wheeled
out to the private driveway on service day for collection. The plans have been reviewed and tentatively
approved by the City’s refuse collector, Recology.

Below Market Rate Housing Agreement

The proposed project is required to comply with Chapter 16.96 of City’s Municipal Code, (“BMR
Ordinance”), and with the BMR Housing Program Guidelines adopted by the City Council to implement the
BMR Ordinance (“BMR Guidelines”). Residential use is allowed by the applicable zoning regulations on
the subject property. In accordance with the BMR Ordinance, a residential development of 20 or more
units is required to provide not less than 15 percent of the units at below market rates to very low-, low-,
and moderate-income households. If the number of units required for a residential development includes a
fraction of a unit, the developer shall provide either a whole unit or a prorated in lieu payment to account
for the fraction of a unit. The BMR obligation for the proposed 24-unit project is 3.6 BMR units. The
applicant’s original BMR proposal included three moderate-income BMR units on site and payment of an
in lieu fee for the remaining 0.6 fraction of a unit.

At the May 6, 2015 Housing Commission meeting, the Housing Commission expressed a strong
preference for one low-income and two moderate-income units with no in lieu fee, but were willing to
consider the applicant’s initial proposal of three moderate-income units with an in lieu fee should provision
of their preferred option prove infeasible. The provision of one low-income unit is preferred because there
is a greater need for units at this income level. The minutes from the Housing Commission meeting are
included as Attachment H.

In response to the Housing Commission’s recommendation, the applicant has revised the BMR proposal
to align with the Housing Commission’s desire for one low-income and two moderate-income units with no
in lieu fee. The applicant’'s BMR proposal and the draft BMR Housing Agreement are included as
Attachments G and B, respectively.

The three proposed BMR units would be distributed throughout the subject site. Unit A would be located in
Building A fronting along Encinal Avenue, and would be an end unit that is adjacent to the site’s open
space amenity and nearest the railroad tracks. Unit B would be located in Building C on the interior of the
site, and like Unit A, it would also be an end unit that is adjacent to the site’s open space amenity and
nearest the railroad tracks. Unit C would be located in Building F in the western portion of the site adjacent
to an existing office development, and would be an interior unit within the building. The locations, floor
plans, and elevations for each unit are provided in Attachment B. The bedroom and bathroom counts,
approximate unit sizes, and garage configurations are summarized in the table below:
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Table 2: Proposed BMR Units Summary

Approximate
Square Garage Type Location
Footage

Bedrooms /
Bathrooms

4 bedrooms/ 2 side-by- o

A 3.5 bathrooms +889 Sa-ft side spaces Building A
4 bedrooms/ 2 side-by- -

B 3.5 bathrooms 989 8Aft gige spaces Building C
4 bedrooms / 2 tandem o

c 4 bathrooms 2131 sa-ft spaces Building F

Other characteristics of the BMR units, including Design and Materials as well as Legal Characteristics
shall be as set forth in the BMR Guidelines. According to the applicant, the exteriors of the BMR units
would be indistinguishable from those of the market-rate units, and the interiors of the BMR units would be
similar to those of the market-rate units, with the exception of upgrades purchased by individual buyers.

Correspondence

The applicant’s initial proposal included development of 26 residential units, including three three-story
buildings along the rear where each building contained two units. The applicant and the neighbors to the
rear along Stone Pine Lane met several times to discuss the concerns raised by the neighbors. At the
request of the neighbors, the applicant has erected story poles to illustrate the proposed heights for
building D.

Staff has received correspondence on the initial development proposal and/or subsequent revisions from
eight neighbors, a letter signed by 58 neighbors in the Stone Pine Lane development, and Planning
Commissioner Larry Kahle writing in as an individual. These pieces of correspondence are included as
Attachment O. Table 3 below summarizes the above feedback, and revisions to the proposed project that
the applicant has incorporated, with the intent of addressing these concerns:

Table 3: Neighbor Feedback and Project Revisions

Neighbors’ Concerns Revisions to the Project

1) Overall building height, massing, and Height of building D along the rear has been reduced from
shadow impacts as it relates to three stories at a height of 35 feet, 10 inches, to two-stories at
adjacent properties to the rear. a height of 26 feet, 8 inches;

e Design changes have been incorporated throughout the
project to improve massing, articulation, and design details
consistent with the craftsman style; and,

e Overall improvement to the quality and aesthetics of building
materials, including aluminum clad windows instead of vinyl
windows, and wood lap siding instead of fiber cement lap

siding.

2) Privacy concerns due to the location e The unit count along the rear property line has been reduced
of living spaces and proximity of from six to three units, reducing the overall number units that
units to adjacent properties to the are potentially impacted;
rear. e Building D has been reduced from three to two stories. The

one-story community building has been removed to
accommodate a larger second floor rear setback, from 20 feet
to approximately 33 feet;
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All living areas in proposed rear-facing units were shifted from
the second story to the first story. Second story areas now
consist of bedrooms with no living spaces;

Overall reduction in the number of upper story windows facing
the rear as compared with the original proposal;

All second story windows on the rear elevation of building D
would be designed with high sill height windows (minimum of
5-foot sill heights); and,

Additional trees and shrubs are proposed to be planted along
the rear property line to provide landscape screening.

3) Potential impacts to heritage trees Reduced the total number of tree removals on the site to allow
due to construction activity, in retention of one heritage tree (iree #11) and one non-heritage
particular, the existing heritage oak tree (tree #15);
tree (tree #52). Increased building D’s setback from tree #52;

Reduced the amount of paving proposed within the dripline of
tree #52;

Trimming of tree #52 would still be required to accommodate

construction of building D, although this may be lessened with
the reduction in the overall building height and increase in the
second floor setback from the tree; and,

The arborist report has been revised to include more detailed

tree protection measures.

4) Desire for a mixed-use development A mixed-use development for the subject property is not
on the site, particularly for light retail required under the Specific Plan; therefore, no revisions have
and/or small office. been made to incorporate a commercial component to the

proposed project; and,

The overall residential density has been reduced from 26 to 24
units, which is below the maximum allowable residential
density of 34 units.

5) Potential traffic and school impacts Traffic and school impacts have been evaluated under the
with proposed residential use. Specific Plan EIR, and the proposed development would be in

conformance with the EIR; and,

According to trip generation rates published by the Institute of
Transportation Engineers, the proposed residential
development would result in fewer trips (daily trips as well as
peak hour trips) as compared with the pre-existing commercial
nursery use.

6) Safety issues related to the proximity Potential safety issue would exist only if a large truck parked
of the proposed driveway to the between the existing and proposed driveways, blocking views
existing driveway on the adjacent left of oncoming traffic. A future bicycle route is planned along
property at 1600 El Camino Real. Encinal Avenue that would eliminate on-street parking along

this portion of the street.

7) Reduce street elevation of building A Building A’s front street elevation includes inset wall planes
by stepping back the upper floor. and upper story window treatments that help break up building

massing.

8) Building massing along the left side Left side elevation of building G has been revised to include an
property line should incorporate upper story pop-out, deck opening, and trimwork.
more articulation, particularly the left
side elevation of building G.

9) Kneebraces supporting the roof Kneebraces have been revised with smaller members, from 6”

structures is “chunky” and could use
some refinement.

x 8" to4” x6".
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While the applicant has generally been responsive in addressing many of the concerns that have been
raised, neighbors along Stone Pine Lane have expressed outstanding concerns regarding privacy and the
design of building D. According to the applicant, building D’s overall rear setback of 20 feet could not be
increased further due to compliance with emergency vehicle access requirements to the rear of the site.
However, this building has since been redesigned in order to increase the second floor rear setback from
20 feet to approximately 33 feet, which was achieved by reducing the second floor footprint, moving more
of the living space to the first floor, and removing the community building to accommodate the enlarged
first floor. It is worth noting that the 20-foot setback was established to provide an appropriate transition to
lower-density residential districts abutting the Specific Plan area, and that other districts within the Specific
Plan have a smaller rear setback requirement. Staff would also note that the proposal’s residential use,
heights, and density are generally similar to that of the Stone Pine Lane townhouse development. Plan
sheet A4.3 shows clearly how building D would be well within the fagade height and building profile limits
that can be permitted.

Conclusion

The proposed project would occupy an existing underutilized site and provide housing near downtown,
including providing three BMR housing units. The proposal would adhere to the extensive standards and
guidelines established by the Specific Plan, as verified in detail in the Standards and Guidelines
Compliance Worksheet. The applicant has redesigned the project to accommodate the requests of the
Stone Pine Lane area neighbors by reducing density and shifting the height and mass of buildings away
from the neighbors, incorporating design measures to reduce privacy impacts, and improving the quality of
the building materials and finishes. Heritage tree removals are justified by conflicts with building s and low
suitability for preservation, and remaining heritage trees would be protected and ensured through the
recommended bond condition. Staff recommends that the Planning Commission approve the proposed
project.

Impact on City Resources

The project sponsor is required to pay Planning, Building and Public Works permit fees, based on the
City’s Master Fee Schedule, to fully cover the cost of staff time spent on the review of the project. In
addition, the recommended conditions of approval include payment of the Transportation Impact Fee (TIF)
(condition 6h), the EI Camino Real/Downtown Specific Plan Preparation Fee (condition 6i), and Recreation
In Lieu Fee (condition 6e). These required fees were established to account for projects’ proportionate
obligations.

Environmental Review

The Specific Plan process included detailed review of projected environmental impacts through a program
Environmental Impact Report (EIR), as required by the California Environmental Quality Act (CEQA). In
compliance with CEQA requirements, the Draft EIR was released in April 2011, with a public comment
period that closed in June 2011. The Final EIR, incorporating responses to Draft EIR comments, as well
as text changes to parts of the Draft EIR itself, was released in April 2012, and certified along with the final
Plan approvals in June 2012.

The Specific Plan EIR identifies no impacts or less-than-significant impacts in the following categories:
Aesthetic Resources; Geology and Soils; Hydrology and Water Quality; Land Use Planning and Policies;
Population and Housing; and Public Services and Utilities. The EIR identifies potentially significant
environmental effects that, with mitigation, would be less than significant in the following categories:
Biological Resources; Cultural Resources; Hazards and Hazardous Materials. The EIR identifies
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potentially significant environmental effects that will remain significant and unavoidable in the following
categories: Air Quality; Greenhouse Gases and Climate Change; Noise; and Transportation, Circulation
and Parking. The Final EIR actions included adoption of a Statement of Overriding Considerations, which
is a specific finding that the project includes substantial benefits that outweighs its significant, adverse
environmental impact.

As specified in the Specific Plan EIR and the CEQA Guidelines, program EIRs provide the initial
framework for review of discrete projects. In particular, projects of the scale of the proposed development
are required to be analyzed with regard to whether they would have impacts not examined in the Program
EIR. This conformance checklist, which analyzes the project in relation to each environmental category in
appropriate detail, is included as Attachment M. As detailed in the conformance checklist, the proposed
project would not result in greater impacts than were identified for the Program EIR. Relevant mitigation
measures have been applied and would be adopted as part of the Mitigation Monitoring and Reporting
Program (MMRP), which is included as Attachment N. Full compliance with the MMRP would be ensured
through condition 6a. No new impacts have been identified and no new mitigation measures are required
for the proposed project. Mitigations include construction-related best practices regarding air quality and
noise, payment of transportation-impact-related fees (condition 6h), and implementation of a
Transportation Demand Management (TDM) program.

The MMRP includes two fully completed mitigation measures relating to cultural resources, which are
required to be addressed at the application submittal stage. First, for Mitigation Measure CUL-1: due to the
age of the structures being greater than 50 years, a historic resource evaluation was conducted by a
qualified architectural historian and concluded that the existing garden nursery structures do not qualify as
a historic resource. Although the existing Carriage Stop building may be considered a memorable feature,
it has been determined to not be a historical resource and may be demolished. Therefore, the
redevelopment project can proceed without impacts to historic resources. Second, for Mitigation Measure
CUL-2a: a cultural resources study performed by a qualified archaeologist/cultural resources professional
determined that the proposed project will have no impact on cultural resources.

The proposed development would place future residents, who are considered sensitive receptors, within
close proximity to the Caltrain railroad tracks. Additional technical analyses have been prepared as part of
an initial evaluation of Mitigation Measures AIR-7, NOI-3 and NOI-4, which evaluate exposure to toxic air
contaminants (TACs), interior noise levels, and groundborne vibration to sensitive receptors, respectively.
For Mitigation Measure AIR-7, recommendations from the health risk assessment included measures to
control dust and exhaust during construction, and for the installation of air filtration units with a Minimum
Efficiency Reporting Value (MERV) rating of 14 or higher for the residential units. Potential impacts from
exposure to TACs would be reduced to a less than significant level with implementation of these
recommendations. As part of Mitigation Measures NOI-3 and NOI-4, acoustical and vibration analyses
were prepared by a qualified acoustical engineer, which included recommendations for window, door, and
wall assemblies for noise attenuation, as well as recommended foundation system to reduce vibration
transferred into the building. With the implementation of the recommended measures, potential impacts
associated with noise and vibration exposure would be reduced to a less than significant level.

All of the studies are available for review upon request.

Specific Plan Maximum Allowable Development
Per Section G.3, the Specific Plan establishes the maximum allowable net new development as follows:
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Residential uses: 680 units; and
Non-residential uses, including retail, office and hotel: 474,000 square feet.

These totals are intended to reflect likely development throughout the Specific Plan area. As noted in the
Plan, development in excess of these thresholds will require amending the Specific Plan and conducting
additional environmental review.

If the project is approved and implemented, the Specific Plan Maximum Allowable Development would be
revised to account for the net changes as follows:

Table 4: Specific Plan Maximum Allowable Development

Commercial
Description Dwelling Units Square
Footage
Existing 0 6,166
Proposed 24 0
Net Change 24 -6,166

% of Maximum Allowable

9 i 0
Development 3.5% 1.3%

Public Notice

Public Notification was achieved by posting the agenda, with the agenda items being listed, at least 72
hours prior to the meeting. Public notification also consisted of publishing a notice in the local newspaper
and notification by mail of owners and occupants within a 300-foot radius of the subject property.

Attachments

. Recommended Actions

. Draft Below Market Rate Housing Agreement

. Draft Resolution Approving the Heritage Tree Removal Permits for the Property Located at 133 Encinal
Avenue

. Location Map

. Data Table

. Project Plans

. Project Description Letter and Inclusionary Housing Plan

. Minutes from May 6, 2015 Housing Commission Meeting
Minutes from June 24, 2015 Environmental Quality Commission Meeting (without attachments)
Excerpt Minutes from October 19, 2015 Planning Commission Meeting

. Specific Plan Standards and Guidelines Compliance Worksheet
Arborist Report by McClenahan Consulting, LLC, dated July 6, 2015

. Specific Plan Program EIR Conformance Checklist

. Mitigation Monitoring and Reporting Program (MMRP)

O. Correspondence

e Emails from John Onken, dated September 7, 2014 through April 29, 2015

e Email from Bianka Skubnik and Scott Phillips, dated September 16, 2014

ZIrXe—ITOmMmMoO OWX»
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Email from Peri Caylor, dated September 27, 2014

Email from In Lee, dated September 28, 2014

Letter from Ursula Feusi, dated received September 29, 2014
Letter from neighbors on Stone Pine Lane, Forest Lane, and Buckthorn Way, dated received on
September 29, 2014

Letter from Michael Brady, dated June 29, 2015

Letter from Fritz Yambrach, dated received July 14, 2015
Email from Scott Phillips, dated July 16, 2015

Email from Bianka Skubnik, dated October 18, 2015

Email from In Lee, dated October 19, 2015

Email from Scott Phillips, dated October 19, 2015

Email from Ursula Feusi, dated October 19, 2015

Email from Roderick Shepard, dated October 19, 2015

Email from Larry Kahle, dated October 29, 2015

Disclaimer

Attached are reduced versions of maps and diagrams submitted by the applicants. The accuracy of the
information in these drawings is the responsibility of the applicants, and verification of the accuracy by City
Staff is not always possible. The original full-scale maps, drawings and exhibits are available for public
viewing at the Community Development Department.

Exhibits to be Provided at Meeting
Color and Materials Boards

Report prepared by:
Jean Lin, Senior Planner
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ATTACHMENT A

133 Encinal Avenue — Recommended Actions

LOCATION: PROJECT NUMBER: APPLICANT: OWNER:
133 Encinal Avenue PLN2014-00054 Hunter Properties SFP Las Positas LLC

REQUEST: Request for architectural control and major subdivision to allow the demolition of existing
garden nursery buildings, and construction of 24 attached townhouse-style residential units and
associated site improvements in the SP-ECR/D (EI Camino Real/Downtown Specific Plan) zoning district.
A tentative map would be required to create 24 residential condominium units. Five heritage trees are
proposed for removal as part of the proposed development. In addition, the applicant is requesting
approval of a Below Market Rate (BMR) Agreement for the provision of three on-site BMR units for this
project.

DECISION ENTITY: City Council | DATE: January 12, 2016 ACTION: TBD

VOTE: TBD (Carlton, Cline, Keith, Mueller, Ohtaki)

ACTION:

1. Make findings with regard to the California Environmental Quality Act (CEQA) that the proposal is
within the scope of the project covered by the EI Camino Real/Downtown Specific Plan Program EIR,
which was certified on June 5, 2012. Specifically, make findings that:

a. A checklist has been prepared detailing that no new effects could occur and no new
mitigation measures would be required (Attachment M).

b. Relevant mitigation measures have been incorporated into the project through the Mitigation
Monitoring and Reporting Program (Attachment N), which is approved as part of this finding.

c. Upon completion of project improvements, the Specific Plan Maximum Allowable
Development will be adjusted by 24 residential units and negative 6,166 square feet of non-
residential uses, accounting for the project's net share of the Plan's overall projected
development and associated impacts.

2. Adopt the following findings, as per Section 16.68.020 of the Zoning Ordinance, pertaining to
architectural control approval:

a. The general appearance of the structure is in keeping with the character of the neighborhood.
b. The development will not be detrimental to the harmonious and orderly growth of the City.

c. The development will not impair the desirability of investment or occupation in the
neighborhood.

d. The development provides adequate parking as required in all applicable City Ordinances
and has made adequate provisions for access to such parking.

e. The development is consistent with the EIl Camino Real/Downtown Specific Plan, as verified
in detail in the Standards and Guidelines Compliance Worksheet (Attachment K).

3. Make findings that the proposed major subdivision is technically correct and in compliance with all
applicable State regulations, City General Plan, Zoning and Subdivision Ordinances, and the State
Subdivision Map Act.

4. Approve the Below Market Rate Housing Agreement to provide three on-site BMR units in
accordance with the City’s Below Market Rate Housing Program (Attachment B).

5. Approve the architectural control and major subdivision subject to the following standard conditions:
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LOCATION: PROJECT NUMBER: APPLICANT: OWNER:
133 Encinal Avenue PLN2014-00054 Hunter Properties SFP Las Positas LLC

REQUEST: Request for architectural control and major subdivision to allow the demolition of existing
garden nursery buildings, and construction of 24 attached townhouse-style residential units and
associated site improvements in the SP-ECR/D (EI Camino Real/Downtown Specific Plan) zoning district.
A tentative map would be required to create 24 residential condominium units. Five heritage trees are
proposed for removal as part of the proposed development. In addition, the applicant is requesting
approval of a Below Market Rate (BMR) Agreement for the provision of three on-site BMR units for this

project.

DECISION ENTITY: City Council | DATE: January 12, 2016 ACTION: TBD

VOTE: TBD (Carlton, Cline, Keith, Mueller, Ohtaki)

ACTION:

a.

Development of the project shall be substantially in conformance with the plans prepared by
KTGY Group consisting of 115 plan sheets, dated received December 15, 2015, and
approved by the City Council on January 12, 2016, except as modified by the conditions
contained herein, subject to review and approval of the Planning Division.

Minor modifications to building exteriors and locations, fence styles and locations, signage,
and significant landscape features may be approved by the Community Development
Director or designee, based on the determination that the proposed modification is consistent
with other building and design elements of the approved Architectural Control and will not
have an adverse impact on the character and aesthetics of the site. The Director may refer
any request for revisions to the plans to the Planning Commission for architectural control
approval. A public meeting could be called regarding such changes if deemed necessary by
the Planning Commission.

Major modifications to building exteriors and locations, fence styles and locations, signage,
and significant landscape features may be allowed subject to obtaining an architectural
control permit from the Planning Commission, based on the determination that the proposed
modification is compatible with the other building and design elements of the approved
Architectural Control and will not have an adverse impact on the character and aesthetics of
the site. A public meeting could be called regarding such changes if deemed necessary by
the Planning Commission.

Maijor revisions to the development plan which involve material changes, or expansion or
intensification of development require public meetings by the Planning Commission and City
Council.

The Tentative Subdivision Map shall expire two years from the date of approval if the
applicant does not submit a complete building permit application within that time, or apply for
an extension with the Planning Commission and City Council. Within two years from the date
of approval of the tentative map, the applicant shall submit a Final Map for City Council
approval.

Heritage trees in the vicinity of the construction project shall be protected pursuant to the
Heritage Tree Ordinance. Prior to demolition permit issuance, the applicant shall retain an on-
site arborist who shall be designated with the responsibility and authority to insure that the
instructions for tree protection are properly executed throughout the construction of the
project.

Prior to recordation of the Final Map, the applicant shall install new improvements as shown
on the project plans per City standards along the entire property frontage subject to the
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LOCATION: PROJECT NUMBER: APPLICANT: OWNER:
133 Encinal Avenue PLN2014-00054 Hunter Properties SFP Las Positas LLC

REQUEST: Request for architectural control and major subdivision to allow the demolition of existing
garden nursery buildings, and construction of 24 attached townhouse-style residential units and
associated site improvements in the SP-ECR/D (EI Camino Real/Downtown Specific Plan) zoning district.
A tentative map would be required to create 24 residential condominium units. Five heritage trees are
proposed for removal as part of the proposed development. In addition, the applicant is requesting
approval of a Below Market Rate (BMR) Agreement for the provision of three on-site BMR units for this

project.

DECISION ENTITY: City Council | DATE: January 12, 2016 ACTION: TBD

VOTE: TBD (Carlton, Cline, Keith, Mueller, Ohtaki)

ACTION:

review and approval of the Engineering Division. The applicant shall obtain an encroachment
permit, from the appropriate reviewing jurisdiction, prior to commencing any work within the
right-of-way or public easements. If determined appropriate and subject to the approval of the
Engineering Division, the applicant shall enter into a Subdivision Improvement Agreement
and provide a performance bond for the completion of the work subsequent to the recordation
of the Final Map. The Final Map shall include the Public Access Easement (PAE) along the
property frontage to accommodate the full ten-foot clear walking zone.

Frontage improvements and dedication of easements shall be to the satisfaction of the
Engineering Division.

Prior to building permit issuance, the applicant shall comply with all Sanitary District, Menlo
Park Fire Protection District, and utility companies' regulations that are directly applicable to
the project.

Prior to building permit issuance, the applicant shall comply with all requirements of the
Building Division, Engineering Division, and Transportation Division that are directly
applicable to the project.

Simultaneous with the submittal of a complete building permit application and application
for the Final Map, the applicant shall submit a Grading and Drainage Plan for review and
approval of the Engineering Division. The Grading and Drainage Plan shall be approved
prior to issuance of a grading, demolition or building permit. Prior to Final Map approval,
the applicant shall submit engineered Improvement Plans (including specifications &
engineers cost estimates), for review and approval of the Engineering Division, showing
the infrastructure necessary to serve the Project. The Improvement Plans shall include,
but are not limited to, all engineering calculations necessary to substantiate the design,
proposed roadways, drainage improvements, utilities, traffic control devices, retaining
walls, sanitary sewers, and storm drains, pumpl/lift stations, street lightings, common area
landscaping and other project improvements.

Prior to issuance of a demolition, grading, and/or building permit, the applicant shall provide
documentation of the recordation of the Final Map at the County Recorder’s Office for review
and approval of the Engineering Division and the Planning Division. Application for a grading
permit may be made prior to recordation.

Concurrent with the submittal for a demolition permit, the applicant shall submit a plan for: 1)
construction safety fences around the periphery of the construction area, 2) dust control, 3)
air pollution control, 4) erosion and sedimentation control, 5) tree protection fencing, and 6)
construction vehicle parking. The plans shall be subject to review and approval by the

PAGE: 3 0of 7
PAGE 41




133 Encinal Avenue — Recommended Actions

LOCATION: PROJECT NUMBER: APPLICANT: OWNER:
133 Encinal Avenue PLN2014-00054 Hunter Properties SFP Las Positas LLC

REQUEST: Request for architectural control and major subdivision to allow the demolition of existing
garden nursery buildings, and construction of 24 attached townhouse-style residential units and
associated site improvements in the SP-ECR/D (EI Camino Real/Downtown Specific Plan) zoning district.
A tentative map would be required to create 24 residential condominium units. Five heritage trees are
proposed for removal as part of the proposed development. In addition, the applicant is requesting
approval of a Below Market Rate (BMR) Agreement for the provision of three on-site BMR units for this

DECISION ENTITY: City Council | DATE: January 12, 2016 ACTION: TBD

VOTE: TBD (Carlton, Cline, Keith, Mueller, Ohtaki)

Building, Engineering, and Planning Divisions prior to issuance of a demolition permit. The
fences and erosion and sedimentation control measures shall be installed according to the
approved plan prior to commencing demolition.

Simultaneous with the application for a grading permit, the applicant shall submit a draft
“Stormwater Treatment Measures Operations and Maintenance (O&M) Agreement” with
the City subject to review and approval by the Engineering Division. With the executed
agreement, the property owner is responsible for the operation and maintenance of
stormwater treatment measures for the project. The agreement shall run with the land and
shall be recorded by the applicant with the San Mateo County Recorder’s Office. The
applicant shall enter into and record a Stormwater Treatment Measures Operations and
Maintenance Agreement prior to finalizing the building permit for the first residential unit.

Simultaneous with the submittal of a complete building permit application, the applicant shall
submit plans indicating that the applicant shall remove and replace any damaged and
significantly worn sections of frontage improvements. The plans shall be submitted for the
review and approval of the Engineering Division.

Simultaneous with the submittal of a complete building permit application, the applicant shall
submit a plan for any new utility installations or upgrades for review and approval of the
Planning, Engineering, and Building Divisions. All utility equipment that is installed outside of
a building and that cannot be placed underground shall be properly screened by landscaping.
The plan shall show exact locations of all meters, back flow prevention devices, transformers,
junction boxes, relay boxes, and other equipment boxes.

Simultaneous with the submittal of a complete building permit application, the applicant shall
submit a utility plan that shows all existing communications lines along the site’s frontage to
be undergrounded, subject to the approval of the Engineering Division.

Simultaneous with the submittal of a complete building permit application, the applicant shall
provide documentation indicating the amount of irrigated landscaping. If the project proposes
more than 2,500 square feet of irrigated landscaping, it is subject to the City' Water Efficient
Landscaping Ordinance (Municipal Code Chapter 12.44). Submittal of a detailed landscape
plan would be required concurrently with the submittal of a complete building permit
application. In accordance with City Council Resolution 6261 in response to the 2014 Water
Shortage Contingency Plan (WSCP), as required by the State of California to address the
present drought, potable irrigation water may only be delivered by drip or micro-spray
irrigation devices. The landscaping shall be installed prior to final building inspection.
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133 Encinal Avenue — Recommended Actions

LOCATION: PROJECT NUMBER: APPLICANT: OWNER:
133 Encinal Avenue PLN2014-00054 Hunter Properties SFP Las Positas LLC

REQUEST: Request for architectural control and major subdivision to allow the demolition of existing
garden nursery buildings, and construction of 24 attached townhouse-style residential units and
associated site improvements in the SP-ECR/D (EI Camino Real/Downtown Specific Plan) zoning district.
A tentative map would be required to create 24 residential condominium units. Five heritage trees are
proposed for removal as part of the proposed development. In addition, the applicant is requesting
approval of a Below Market Rate (BMR) Agreement for the provision of three on-site BMR units for this

project.

DECISION ENTITY: City Council | DATE: January 12, 2016 ACTION: TBD

VOTE: TBD (Carlton, Cline, Keith, Mueller, Ohtaki)

ACTION:

S.

Simultaneous with the submittal of a complete building permit application, the applicant shall
submit a lighting plan, providing the location, architectural details and specifications for all
exterior lighting subject to review and approval by the Planning Division.

Simultaneous with the submittal of a complete building permit application, a design-level
geotechnical investigation report shall be submitted to the Building Division for review and
confirmation that the proposed development fully complies with the California Building Code.
The report shall determine the project site’s surface geotechnical conditions and address
potential seismic hazards. The report shall identify building techniques appropriate to
minimize seismic damage.

Prior to issuance of each building permit, the applicant shall pay the applicable Building
Construction Street Impact Fee in effect at the time of payment. The current fee is calculated
by multiplying the valuation of the construction by 0.0058.

A complete building permit application will be required for any remediation work that requires
a building permit. No remediation work that requires approval of a building permit shall be
initiated until the applicant has received building permit approvals for that work. All building
permit applications are subject to the review and approval of the Building Division.

For construction activity resulting in a land disturbance of one acre or more, the applicant
shall file a Notice of Intent (NOI) with the State Water Resources Control Board under the
Construction Activities Storm Water General Permit (General Permit). The NOI indicates
the applicant's intent to comply with the San Mateo Countywide Stormwater Pollution
Prevention Program, including a Stormwater Pollution Prevention Plan (SWPPP). The
applicant shall prepare a Notice of Intent and submit a copy to the Engineering Division for
the proposed grading operation.

Simultaneous with the submittal of a complete building permit application, the applicant
shall submit the City's "NPDES Permit Compliance Checklist", and provide for permanent
stormwater control measures selected from the City's "Local Source Control Measures
List", as appropriate, for review and approval of the Engineering Division. For potential
solutions, the Applicant may refer to "Start at Source", a Manual developed by the Bay
Area Stormwater Management Agencies Association by (BASMMA).

If construction is not complete by the start of the wet season (October 1 through April 30),
the applicant shall implement a winterization program to minimize the potential for erosion
and sedimentation. As appropriate to the site and status of construction, winterization
requirements shall include inspecting/maintaining/cleaning all soil erosion and
sedimentation controls prior to, during, and immediately after each storm event; stabilizing

PAGE: 5 0of 7
PAGE 43




133 Encinal Avenue — Recommended Actions

LOCATION: PROJECT NUMBER: APPLICANT: OWNER:
133 Encinal Avenue PLN2014-00054 Hunter Properties SFP Las Positas LLC

REQUEST: Request for architectural control and major subdivision to allow the demolition of existing
garden nursery buildings, and construction of 24 attached townhouse-style residential units and
associated site improvements in the SP-ECR/D (EI Camino Real/Downtown Specific Plan) zoning district.
A tentative map would be required to create 24 residential condominium units. Five heritage trees are
proposed for removal as part of the proposed development. In addition, the applicant is requesting
approval of a Below Market Rate (BMR) Agreement for the provision of three on-site BMR units for this
project.

DECISION ENTITY: City Council | DATE: January 12, 2016 ACTION: TBD
VOTE: TBD (Carlton, Cline, Keith, Mueller, Ohtaki)
ACTION:

disturbed soils through temporary or permanent seeding, mulching, matting, tarping or
other physical means; rocking unpaved vehicle access to limit dispersion of much onto
public right-of-way; and covering/tarping stored construction materials, fuels, and other
chemicals. Plans to include proposed measures to prevent erosion and polluted runoff
from all site conditions shall be submitted for review and approval of the Engineering
Division prior to beginning construction.

z. The applicant shall retain a civil engineer to prepare "as-built" or "record" drawings, and
the drawings shall be submitted in AutoCad format to the Engineering Division.

6. Approve the architectural control and major subdivision subject to the following project-specific
conditions:

a. The applicant shall address all Mitigation Monitoring and Reporting Program (MMRP)
requirements as specified in the MMRP (Attachment N). Failure to meet these requirements
may result in delays to the building permit issuance, stop work orders during construction,
and/or fines.

b. Prior to demolition permit issuance, the applicant shall furnish a certificate of deposit with the
City Finance Division equal to the value of the heritage trees in the vicinity of the construction
project for five years to ensure the preservation, maintenance and health of the trees. The
five-year time period will commence upon issuance of the demolition permit. The bond may
be released after five years upon verification that the heritage trees have been successfully
preserved and protected under the Heritage Tree Ordinance, subject to inspection of the City
Arborist. Should any heritage trees to be preserved suffer injury or removal as a result of
construction activities, the applicant shall be required to replace the damaged Heritage
Tree(s) with one or more containerized trees having a material value of not less than the
appraised value of the Heritage Trees. Appraisal shall be determined prior to demolition
permit issuance using the Trunk Formula Method from the Council of Tree & Landscape
Appraisers, Guide for Plant Appraisal, 9th edition, and subject to review and approval of the
City Arborist.

c. Simultaneous with the application for a Final Map, the applicant shall submit covenants,
conditions and restrictions (CC&Rs) for the approval of the City Engineer and the City
Attorney. The CC&Rs shall be recorded as deed restrictions with the Final Map. The CC&Rs
shall include the following provisions:

i. All heritage trees shall be maintained pursuant to the Heritage Tree Ordinance;

ii. Provision for funding and maintenance of all common facilities, such as streets and
utilities, not accepted for maintenance by a public agency. The CC&Rs shall stipulate
that the HOA is responsible for maintaining landscaping consistent with the
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133 Encinal Avenue — Recommended Actions

LOCATION: PROJECT NUMBER: APPLICANT: OWNER:
133 Encinal Avenue PLN2014-00054 Hunter Properties SFP Las Positas LLC

REQUEST: Request for architectural control and major subdivision to allow the demolition of existing
garden nursery buildings, and construction of 24 attached townhouse-style residential units and
associated site improvements in the SP-ECR/D (EI Camino Real/Downtown Specific Plan) zoning district.
A tentative map would be required to create 24 residential condominium units. Five heritage trees are
proposed for removal as part of the proposed development. In addition, the applicant is requesting
approval of a Below Market Rate (BMR) Agreement for the provision of three on-site BMR units for this
project.

DECISION ENTITY: City Council | DATE: January 12, 2016 ACTION: TBD
VOTE: TBD (Carlton, Cline, Keith, Mueller, Ohtaki)
ACTION:

Landscape Maintenance Agreement; and,

iii. The CC&Rs shall describe how the Stormwater Best Management Practices (BMPs)
associated with privately owned improvements and landscaping shall be funded and
maintained by the HOA.

d. Simultaneous with the application for a Final Map, the applicant shall execute the Below
Market Rate (BMR) Housing Agreement and submit it to the Planning Division. Prior to
recordation of the Final Map, the applicant shall record the fully executed BMR Housing
Agreement at the County of San Mateo Recorder’s Office.

e. Prior to recordation of the Final Map, the applicant shall pay any applicable recreation fees (in
lieu of dedication) per the direction of the Engineering Division in compliance with Section
15.16.020 of the Subdivision Ordinance. The estimated recreation in-lieu fee is $1,881,600
(based on $9.8 million value of acreage).

f.  Simultaneous with the submittal of a complete building permit application, the applicant shall
submit an updated LEED Checklist, subject to review and approval of the Planning Division.
The Checklist shall be prepared by a LEED Accredited Professional (LEED AP). The LEED
AP should submit a cover letter stating their qualifications, and confirm that they have
prepared the Checklist and that the information presented is accurate. Confirmation that the
project conceptually achieves LEED Silver certification shall be required before issuance of
the building permit. Prior to final inspection of the building permit, the applicant shall submit
verification that the development has achieved final LEED Silver certification.

g. Simultaneous with the submittal of a complete building permit application, the applicant shall
submit revised plans clearly specifying that a minimum of three short-term bicycle parking
spaces shall be provided on the development, not in conflict with any other site
improvements, subject to review and approval of the Planning Division.

h. Prior to issuance of the building permit, the applicant shall pay the citywide Transportation
Impact Fee (TIF), which is currently estimated at $17,699.90. This was calculated by
multiplying the fee of $1,927.02 per multi-family unit by 24 units for new uses and a credit for
6,166 square feet of existing commercial uses. This fee is updated annually on July 1st
based on the Engineering News Record Bay Area Construction Cost Index.

i.  Prior to issuance of the building permit, the applicant shall pay the EI Camino Real/Downtown
Specific Plan Preparation Fee, which is established at $1.13/square foot for all net new
development. For the subject proposal, the fee is estimated at $55,355.31 ($1.13 x 48,987
net new square feet).
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BELOW MARKET RATE FOR-SALE AGREEMENT

This Below Market Rate For-Sale Agreement ("Agreement") is made as of
this day of 2016 by and between THE CITY OF MENLO PARK, a
California municipality ("City") and SFP LAS POSITAS, LLC, a California corporation
("Owner"), with respect to the following:

RECITALS

A. Owner is the owner of certain real property located in the City of Menlo Park, County of
San Mateo, State of California ("Property"), more particularly described in Exhibit A attached
hereto. The Property is commonly known as 133 Encinal Avenue and consists of Assessor's
Parcel Number 060-344-270.

B. Pursuant to City Municipal Code Chapter 16.96, the City's BMR Housing Ordinance
("BMR Ordinance"), and the City’s Below Market Rate Housing Program Guidelines
("Guidelines") attached hereto as Exhibit B, Owner is required to enter into this Agreement for the
benefit of the City to insure compliance with the City's BMR Ordinance and the Guidelines, which
is a prerequisite to obtaining final development approvals and "Final Inspection" of the units from
the Building Division.

C. Owner plans to redevelop the Property by constructing a total of twenty-four (24) new
attached for-sale single-family residential units of which three (3) shall be below market rate units
("BMR Units"), as required by, and in full compliance with the City's BMR Ordinance and the
Guidelines.

D. The BMR Units shall be sold to third parties who meet the eligibility requirements set
forth in the BMR Ordinance and the Guidelines, and with prices determined in accordance with
this Agreement.

E. This Agreement is for the benefit of Owner and the City. The deeds to the BMR Units
shall contain restrictions that limit the sales price of the BMR Units in accordance with the BMR
Ordinance and the Guidelines. These deed restrictions relating to the three (3) BMR Units shall
be binding on the future owners of those units.

NOW, THEREFORE, the parties agree as follows:

1. The three (3) BMR Units are to be completed and sold in accordance with the BMR
Ordinance and the Guidelines with the appropriate deed restrictions. For purposes of Section 8 of
the Guidelines, a BMR Unit shall be deemed "available for purchase" when the City has issued a
letter that states that the BMR Unit meets the requirements of the Guidelines and satisfies the
provisions of this Agreement. The letter will be issued when the BMR Unit is substantially ready
for occupancy, as reasonably determined by the City’s Community Development Director, and
when the BMR Unit has passed Final Inspection by the Building Division.
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2. Section 5.1 of the Guidelines requires the BMR Units to generally be of the same size as
the market rate units and be distributed throughout the development. The locations of the three (3)
BMR Units are shown as BMR Units A, B, and C on Exhibit C attached hereto. The floor plans
showing the size and layout of the BMR Units are shown on Exhibit D attached hereto.

3. The elevations of the BMR Units will be as approved by the City Council.

4. The exterior materials used in the construction of the BMR Units will be similar and
indistinguishable from those used on the market rate units. The interior finishes of the BMR
Units shall be similar to those of the market rate units, except for upgrades purchased by
individual buyers.

5. Each BMR Unit shall be affordable to households which are U.S. Department of Housing
and Urban Development (“HUD”’) low or moderate income eligible as defined in Section 50079.5
of the California Health and Safety Code, as described in the Guidelines, and are of the smallest
household size eligible for the BMR Unit on the BMR waiting list maintained by the City on the
date that the Sales Price is set, as more particularly described below. The BMR Sales Price shall
be calculated according to the following formula by reference to the definitions and standards set
forth in Sections 6.1 and 6.2, below. Of the three BMR Units, one unit shall be affordable to low-
income households, and two units shall be affordable to moderate-income households.

6.1 The ""Sales Price" shall be calculated by adding the cash down payment, defined
in 6.2.10, below, to the Maximum Mortgage Amount, defined in Section 6.1.6, below, less
lender and escrow fees and costs incurred by the buyer. The Sales Price shall be set before
the commencement of the sale process for the BMR Units.

6.1.1 Calculate the ""Smallest Household Size™: The household with the
smallest number of persons eligible for the BMR Unit, as shown in Section 14, Table C
(Occupancy Standards) of the Guidelines.

6.1.2. The current "*Maximum Eligible Income™ shall be the most current
State Income Limit for San Mateo County, Lower and Moderate Income categories, as
published by the State of California Department of Housing and Community Development,
for the Smallest Household Size.

6.1.3. Calculate the ""Maximum Allowable Monthly Housing Expenses™:
Multiply the Maximum Eligible Income by thirty three percent (33%) and divide by twelve

(12).

6.1.4. Calculate the "Actual Monthly Housing Expenses™: Add the
following costs associated with a particular BMR Unit, as more particularly described in
Paragraph 6.2 below, and divide by twelve (12): (a) any loan fees, escrow fees and other
closing costs (amortized over 360 months) and/or private mortgage insurance associated
therewith; (b) property taxes and assessments; (c) fire, casualty insurance and flood
insurance, if required; (d) property maintenance and repairs, deemed to be One Hundred
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Dollars ($100) per month; (e) a reasonable allowance for utilities as set forth in the
Guidelines, not including telephones, and (f) homeowners association fees, if applicable,
but less the amount of such homeowners association fees allocated for any costs
attributable to (c), (d) or (e) above.

6.1.5. Calculate the ""Maximum Monthly Mortgage Payment Amount™:
Subtract the Actual Monthly Housing Expenses from the Maximum Allowable Monthly
Housing Expenses.

6.1.6. Determine the ""Maximum Mortgage Amount': Determine the amount of
mortgage that a lender would loan, based upon the Maximum Monthly Mortgage Payment
Amount and based upon the down payment found to be the lowest that lenders are willing to
accept in a survey of lenders as described below. Survey and take the average of at least three
local lenders who regularly make home loans at a typical housing expense ratio to first-time
buyers in the price range of the BMR home on the day that the price is set. The mortgage
amount shall be for a 30-year fixed rate mortgage with standard fees, closing costs and no
points, and shall be less than or equal to the Maximum Monthly Mortgage Amount.

6.2. The calculation of the Sales Price shall be based upon the factors defined below.
These definitions conform to the eligibility and underwriting standards established by the
major secondary mortgage market investors, such as the Federal National Mortgage
Association ("Fannie Mae") and the Federal Home Loan Mortgage Corporation ("Freddie
Mac").

6.2.1. Mortgage Interest Rate. The mean average of contract interest rates on the
date that the Sales Price is set, for fixed rate, 30-year "Conforming" mortgages (presently
$417,000 or less, as such amount may be adjusted from time to time as the maximum
amount of FHA Conforming mortgages), or for jumbo mortgages if applicable, as quoted by
three local retail lenders. The three local retail lenders shall be selected at random by the
City from the list of lenders certified by San Mateo County to make first mortgage loans
with Mortgage Credit Certificates.

6.2.2. Points. The mean average of points quoted by three local lenders that
make mortgage loans to first time home buyers in the City of Menlo Park on the date that
the Sales Price is set for fixed rate, 30 year mortgages of $417,000 or less, or for jumbo
mortgages if applicable, which lenders are selected on a random basis by the City. Points
are a one-time fee paid to a lender for making a loan. One point is equal to one percent of
the loan amount.

6.2.3. Lender/Escrow Fees. The mean average of fees charged by three local
lenders that make mortgage loans to homebuyers, which lenders are selected on a random
basis by the City, plus escrow company fees, for such items as title insurance, appraisal,
escrow fees, document preparation and recording fees.

6.2.4. Loan to Value Ratio. The maximum ratio of the dollar amount of a
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Conforming mortgage to the sales price of a home which a lender is willing to approve at a
given point in time. For purposes of this Agreement, the Loan to Value Ratio shall be
calculated as the mean average of the maximum Loan to Value Ratios as quoted by three
local lenders selected on a random basis by the City from a list of lenders who actively
make loans to homebuyers and who participate in the Mortgage Credit Certificate
program.

6.2.5. Housing Expense Ratio. The mean average of the housing
expense ratio as reported on the date that the sales price is set, for fixed rate, 30-year
mortgages of $417,000 or less, or for jumbo mortgages if applicable, by three local lenders
that make mortgage loans to homebuyers in the City of Menlo Park, which lenders are
selected on a random basis by the City. Housing expense is defined as the sum of the
annual mortgage payment (including principal and interest), and annual payments
for taxes, homeowners association dues, insurance, property maintenance and
repairs, a reasonable allowance for utilities according to the San Mateo County Housing
Authority Utility Financial Allowance Chart which is periodically updated and amended,
and any secondary financing (but excluding any portion of the aforementioned expenses
covered by homeowners association dues). To determine the ratio, this sum is divided by
gross annual income.

6.2.6. Homeowners Insurance. Calculated as the mean average of the annual
cost of insurance quoted by two or three local brokers, based on their experience, for a
housing unit of the price, room configuration, location, construction material and structure
type of the subject BMR Unit. Flood insurance costs, if required, shall be calculated by this
same method.

6.2.7. Private Mortgage Insurance. The mean average of the annual cost of
private mortgage insurance quoted by two or three local lenders, based on their experience,
for a housing unit of the price, location, and structure type of the subject BMR Unit.

6.2.8. Taxes. The tax rate as reported by the San Mateo County Assessor's
Office.

6.2.9. Homeowners' Dues. Reported by the developer and as set forth in the
Public Report issued by the California Department of Real Estate for the project.

6.2.10. Down Payment. Cash portion paid by a buyer from his own funds, as
opposed to that portion of the purchase price which is financed. For the purpose of
calculating the BMR Sales Price, the down payment will be defined as the mean average of
the smallest down payment required by the two or three local lenders surveyed.

6.3. The Sales Price shall be agreed upon in writing by Owner and the City’s
Community Development Director no later than the date of the Final Inspection, or at an
earlier date agreed to by the City’s Community Development Director, and before the
process begins to find a buyer.
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7. As a condition precedent to a Final Inspection of any market rate unit at least one (1)
BMR Unit shall have passed Final Inspection, and no more than nine (9) market rate units shall
have passed Final Inspection until a second BMR Unit passes Final Inspection. In any event, the
last BMR Unit must pass Final Inspection before the last market rate unit passes Final Inspection.

8. If there is a standard pre-sale requirement by the BMR applicant's lender for a certain
percentage of units in the project to be sold before the BMR applicant's lender will close escrow
on the loan, then the time for the City's purchase or the buyer's purchase will be extended until
that requisite number of units has closed.

9. This Agreement shall be binding on and inure to the benefit of the parties hereto and
any respective assigns and or owners of the property. Either party may freely assign this
Agreement without the consent of the other. However, to be valid, an assignment of this
Agreement must be in writing.

10. This Agreement is a covenant running with the land for the benefit of the City and all
lands owned by the City within the limits of the City.

11. If any legal action is commenced to interpret or enforce this Agreement or to collect
damages as a result of any breach of this Agreement, the party prevailing shall be entitled to
recover all reasonable attorney's fees and costs incurred in such action from the other party.

12. Owner shall record this Agreement in the Office of the County Recorder of San Mateo
prior to the recording of a final subdivision map for any portion of the Property and shall provide
a copy of such recorded agreement to the City.

13. This Agreement shall be governed by and construed in accordance with the laws of the
State of California.

14. The terms of this Agreement may not be modified or amended except by an instrument
in writing executed by each of the parties hereto.

15. The exhibits attached hereto are hereby incorporated herein by this reference for all
purposes.

16. This Agreement supersedes any prior agreements, negotiations and communications,
oral or written, and contains the entire agreement between the parties as to the subject matter
hereof.

17. If any portion of this Agreement as applied to either party or to any
circumstances shall be adjudged by a court to be void or unenforceable, such portion shall be
deemed severed from this Agreement and shall in no way effect the validity or enforceability of
the remaining portions of this Agreement.

-6-

VASTAFFRPT\CC\2016\011215 - 133 Encinal Avenue\133 Encinal Avenue - ATT B - BMR Agreement.doc

PAGE 51



18. Any and all obligations or responsibilities of Owner under this Agreement shall
terminate upon the recording of the grant deeds conveying the BMR Units to qualified third party
purchasers in accordance with the terms and provisions of this Agreement, the recording of the
deed restrictions against such BMR Units, and/or the payment of the in lieu fees, if applicable, to
be paid through escrow, as set forth in Section 4.3 of the Guidelines.

19. The execution and delivery of this Agreement shall not be deemed to be for the benefit
of the third party purchasers of the BMR Units or any other third party and any and all obligations
and responsibilities of Owner under this Agreement are to the City for whose benefit this
Agreement has been entered into. No third party purchaser of a BMR or market rate unit,
homeowners' association or any other third party shall obtain any rights or standing to complain
that the BMR Units were not constructed, designed, sold or conveyed in accordance with this
Agreement, or the BMR Ordinance and the Guidelines as a result of this Agreement.
Furthermore, the acceptance of this Agreement by the City, the acceptance of the interior
specifications for the BMR Units and the conveyance of the BMR Units to qualified third parties
shall conclusively indicate that Owner has complied with this Agreement and the BMR
Ordinance and the Guidelines.

20. To the extent of any conflict between the terms and provisions of the Guidelines
attached hereto as Exhibit B and the terms and provisions of the Agreement, the terms and
provisions of this Agreement shall prevail.

**Signatures on next page**
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IN WITNESS WHEREOF, the parties hereto have executed this Agreement as of the day
and year first written above.

City of Menlo Park SFP Las Positas, LLC
a California corporation
By:
Name: Alex D. Mclntyre By:
Its: City Manager Name: Derek K. Hunter, Jr.

Its: President

Notarial acknowledgement for the City and SFP Las Positas, LLC are attached.

List of Exhibits

Exhibit A: Property Description

Exhibit B: BMR Guidelines

Exhibit C: BMR Unit Locations Exhibit
Exhibit D: BMR Floor Plans
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EXHIBIT A

LEGAL DESCRIPTION

Real property in the City of Menlo Park, County of San Mateo, State of California, described as follows:

PARCEL 2, AS DELINEATED UPON THAT CERTAIN MAP ENTITLED "PARCEL MAP, BEING
THAT PARCEL OF LAND DESIGNATED AS LAND OF WM. BARBER OF '"MAP OF VILLA LOTS
AT FAIR OAKS' RECORDED IN BOOK C OF MAPS AT PAGE 31, AND COPIED INTO BOOK 1
OF MAPS AT PAGE 87, SAN MATEO COUNTY RECORDS", FILED FOR RECORD IN THE
OFFICE OF THE RECORDER OF THE COUNTY OF SAN MATEO, STATE OF CALIFORNIA, ON
JANUARY 28TH, 1982 IN BOOK 52 OF MAPS, AT PAGES 36 AND 37.

APN: 060-344-270
JPN: 060-034-344-23.01A

-9.
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EXHIBIT B

GUIDELINES

[The City’s Below Market Rate Housing Program Guidelines as modified or amended as of
May 6, 2014 are incorporated herein by this reference]

-10 -
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EXHIBITC

BMR UNIT LOCATIONS
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EXHIBIT D

BMR FLOOR PLANS
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ATTACHMENT C

DRAFT — January 12, 2016
RESOLUTION NO.

RESOLUTION OF THE CITY COUNCIL OF THE CITY OF MENLO
PARK APPROVING HERITAGE TREE REMOVAL PERMITS FOR THE
PROPERTY LOCATED AT 133 ENCINAL AVENUE AND ALSO
KNOWN AS ASSESSORS PARCEL NUMBER 060-344-270

WHEREAS, on August 20, 2014, the City of Menlo Park (“City”) received applications
from the Hunter Properties (“Project Sponsor”) for the removal of seven heritage trees
at the property located at 133 Encinal Avenue (“Project Site”) as more particularly
described and shown in “Exhibit A”; and

WHEREAS, the requested tree removals are necessary in order to redevelop the
Project Site; and

WHEREAS, the removal of Heritage Trees within the City is subject to the requirements
of Municipal Code Chapter 13.24, Heritage Trees; and

WHEREAS, the City Arborist reviewed the requested tree removals on November 5,
2014 and on November 6, 2014,

WHEREAS, the City Arborist determined that five of the Heritage Trees proposed for
removal (trees #7, 10, 23, 25, and 46) are impeding the redevelopment of the Project
Site; and

WHEREAS, the City Arborist determined that one of the Heritage Trees proposed for
removal (tree #11) should be preserved; and

WHEREAS, the City Arborist determined that one of the Heritage Trees proposed for
removal (tree #15) does not qualify as a Heritage Tree; and

WHEREAS, all required public notices and public hearings were duly given and held
according to law; and

WHEREAS, after notice having been lawfully given, a public hearing was scheduled and
held before the Environmental Quality Commission of the City of Menlo Park on June
24, 2015 whereat all persons interested therein might appear and be heard; and

WHEREAS, the Environmental Quality Commission of the City of Menlo Park having
fully reviewed, considered and evaluated all the testimony and evidence submitted in
this matter voted to recommend to the Planning Commission and City Council of the
City of Menlo Park to approve the Heritage Tree Removal Permits for trees #7, 10, and
46, and to explore the retention of trees #23 and 25; and
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Resolution No. XXX

WHEREAS, after notice having been lawfully given, a public hearing was scheduled and
held before the Planning Commission of the City of Menlo Park on October 19, 2015,
whereat all persons interested therein might appear and be heard; and

WHEREAS, the Planning Commission of the City of Menlo Park having fully reviewed,
considered and evaluated all the testimony and evidence submitted in this matter voted
affirmatively to recommend to the City Council of the City of Menlo Park to approve the
Heritage Tree Removal Permits for trees #7, 10, 23, 25, and 46; and

WHEREAS, after notice having been lawfully given, a public hearing was scheduled and
held before the City Council of the City of Menlo Park on January 12, 2016 whereat all
persons interested therein might appear and be heard; and

WHEREAS, the City Council of the City of Menlo Park having fully reviewed, considered
and evaluated all the testimony and evidence submitted in this matter voted affirmatively
to approve the Heritage Tree Removal Permits.

NOW, THEREFORE, BE IT RESOLVED that the City Council of the City of Menlo Park
hereby approves the Heritage Tree Removal Permits for trees #7, 10, 23, 25, and 46 as
depicted on sheet L4.0 of the proposed plans and attached by this reference herein as
Exhibit A, which shall be valid until , and can be extended for a period of
one-year by the Community Development Director if requested by the applicant.

I, Pamela Aguilar, City Clerk of Menlo Park, do hereby certify that the above and
foregoing Council Resolution was duly and regularly passed and adopted at a meeting
by said Council on the day of , 2016, by the following votes:

AYES:
NOES:
ABSENT:
ABSTAIN:

IN WITNESS WHEREOF, | have hereunto set my hand and affixed the Official Seal of
said City on this day of , 2016.

Pamela Aguilar
City Clerk
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Lot area
Setbacks
Front
Rear
Side (left)
Side (right)
Density

FAR (Floor Area Ratio)

Square footage by use
Residential
Commercial

Open Space

Building height
Parking
Residential

Commercial

Trees

133 Encinal Avenue — Data Table

ATTACHMENT E

PROPOSED EXISTING ZONING
PROJECT DEVELOPMENT ORDINANCE
75,612 sf 75,612 sf n/a sf min.
16.2-18.2 ft. 56 ft. 10-20 ft. min.-max.
20.0 ft. +100 ft. 20 ft. min.
10.0-25.0 ft. 72 ft. 10-25 ft. min.-max.
42.4-454 ft. +49 ft. 10-25 ft. min.-max.
24 du 0 du 34 dumax.
13.8 du/acre 0 du/acre 20 du/acre max.
55,153 sf 6,166 sf 56,709 sf max.
729 % 0.08 % 75 % max.
55,153 sf 0 sf
0 sf 6,166 sf
31,208 sf not available sf 22,683.6  sf min.
413 % % 30.0 % min.
37.2 ft. not available ft. 38.0 ft. max.
51 spaces n/a 45 spaces per 1.85
(not including 2 tandem spaces) spaces per du min.
n/a 25 spaces n/a

Note: Areas shown highlighted indicate a nonconforming or substandard situation.

"While the right side setback is measured from the property line, an existing 40-foot wide
Hetch Hetchy water pipeline easement along the right side property line precludes
construction within the easement area. Due to this unique condition, the proposed setbacks
are determined to be in compliance, to the extent possible, to the setback standards.

Heritage trees’ 30 Non-Heritage trees® 6 New Trees 68
Heritage trees proposed 5 Non-Heritage trees 5 Total Number 94
for removal proposed for removal® of Trees

?Includes six trees on the left adjacent property and three trees on the rear adjacent

property.
% Includes three street trees.
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[Site Analysis Devel nt Devel nt Regulations
Lot Area: 75612 st 14174 ac -
Floor Area Retio: 72.94% 55153 of 1 75,612 8t 7% = =
Total Dwellings Units: - 24du | - .
|Dermsity: 138 dwac | 20 dw/ac
Site Coverage: . b
[36% -—
2% ) A
1% 30%; see A5 1d ]
s s o

**Adcitional Ste Coverege includes lsndscape lrelises.
** Psvement area includes impervious parking and roadvweys

133 ENCINAL AVENUE

Hunter Properties inc.

10121 Miller Avenue, Suite 200
Cupertino, CA 95014
408.255.4100

Residential Open Space [Gross Fioor Area Sum
Provided* Required Leve! Exclusions*
11052 sftotal | | 80 sthunt 80 5fx 24 units = 1,020 of min. 737 23af
‘Resciential Space raquirad by Ei Camino Real / Downtown Specifc Plan Section € 3.6.01 18 2,233 sf 248t
provided &s Pnvate Open Space for all units. Minimum 6 dmensions sre satisfied in Plan Types P1, 2,233 sf 24 of
P2, snd P7 by second floor decks and in Plan Types P3-P6 by private rear yards. ‘;“_3,1 = 0sf
(Private Opon Space = Porches + Decks + Privete Yands) 052 sf | .Tsf
1668 sf 8
881 st 13 sf
lParklng Summary _ 85183 8f 81 of
Parking Required: #ofUnils Spacea/D.U.  Required 75612 st
Outside Downtwon On-Site Paridng Area 24 185 45 12:96%
Parking Provided: 9 5 Total [Note: Gross floor ame 3 messured to the exterior finish s defined per Zoning Ordinsnce 16.04.325 and exchxies garages. non-
48 5 (occupiable apaces, 8nd decks wih af least one end open and unabstructed lo the exterior

Limited to 3% of Maximum Allowed Gross Floor Area per Zoning Ordinanace 16.04.325(C)(1)

Exclusions e (o3 ) o1sf
oor Area 075x75612= 56,700 sf
of Max.
Allowed
91/56,709 sf = 0.2% GFA
Unit Plan Summary
Unit Descri Net Area” UnitQ
4BR/35BA 1,913 sf 2du
4BR/3.5BA 1,908 sf 2du
4BR/35BA 1.985 sf 1du
4BR/35BA 1,807 sf 2du
4BR/358BA 1,939 sf 1du
4BR/35BA 1.892 sf 1du
4BR{35BA 1,858 sf 4du
4BR/35BA 2,031 sf 1du
4BR/35BA 1.973 sf 1dy
3BR/25BA 1,874 sf 1du
3BR/25BA 1,721 sf 2du
3BR/35BA 2.108 sf 1du
.. ABRI4BA 2,131 8 2du

4BR/358BA 889 sf 3du_|

4 du

“Unk net area measured to inside face of stud.

PROECT DAT
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06 # 0140077 e
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Code Analysis:

1. Use / Occupancy Classification:

Encinal Avenue is a multifamily residential use project. Each building has tuck-under garage parking for automobiles
associated with the residential use. Buildings A, B, C, D, and F are defined as a multifamily buildings, and their
goveming code will be the 2013 California Building Code. The residential portions of the buildings are classified as an
R-2 occupancy, and the tuck-under garages are classified as a U occupancy. Buildings E and G are defined as
townhouses, and their governing code will be the 2013 California Residential Code. The residential portions of the
buildings are classified as an R-3 occupancy, and the tuck-under garages are classified as a U occupancy.

2. Fire Sprinkler System:

Buildings A, B, C, D, and F are proposed to be fully sprinkiered with automatic fire sprinklers meeting NFPA 13
standards per CBC Section 803.3.1.1. Automatic fire protection of the R-2 occupancy is required per CBC Section
903.2.8. Buildings E and G are proposed to be fully sprinklered with automatic residential fire sprinklers meeting NFPA
13D standards per CRC Section 313.1.1. Automatic fire protection of townhouses are required per CRC Section
R313.1.

3. Construction Type:

All residential buildings and tuck-under parking garages shall be of Type VB construction. Basic height and area
limitations per occupancy and construction type per CBC Table 503 are as follows:

R-2 Occupancy / VB Construction = 40 feet and 2 stories*, 7,000 SF per story / 14,000 SF per building

U Occupancy / VB Construction = 40 feet and 1 story, 5,500 SF per story / 5,500 SF per building

R-3 Occupancy / VB Construction = 40 feet and 3 stories, Unlimited SF per story

*Fire sprinklers are provided to allow story increase modification per CBC Section 504.2.

4. Actual Heights And Areas:

Buildings A, B, C, E, F and G are three stories in height. Building D is two stories with a partial second story.
Areas are measured to the exterior face of framing of exterior walls, including exterior areas within the horizontal
projections of floors and roofs above. The following is a list of total height and areas for all buildings:

Height* Stories Area
Buliding A: 33'-2" 3 11,312 SF total
R-2/VB 9,353 SF
uve 1,959 SF
Building B: 33'-0" 3 14,252 SF total
R-2/vV8B 11,746 SF
u/vB 2,506 SF
Building C: 33-0" 3 14,358 SF total
R-2/B 11,852 SF
unvB 2,506 SF
Building D: 23'.9" 2 7,492 SF total
R-2/VB 5,982 SF
unse 1,510 SF
Building E: 33'-0" 3 6,797 SF total
R-3/VB 4,816 SF
UnvB 981 SF
Building F: 3311 3 8,973 SF total
R-2/vB 7,418 SF
unvB 1,555 SF
Building G: 33'-0" 3 5,660 SF total
R-3nvB 4,681 SF
uns 979 SF

133 ENCINAL AVENUE

Hunter Properties Inc.

10121 Miller Avenue, Suite 200
Cupertino, CA 95014
408.255.4100

Buildings A, B, G, E, F and G exceed the basic allowable stories per CBC Table 503. Story modifications per CBC
Section 504.2 are utilized. "Where a building is equipped throughout with a approved automatic sprinkier system in
accordance with Section 903.3.1.1., the value specified in Table 503 for the maximum building height is increased by
20feet and the maximum number of stories is increased by one.

*Building Height is measured from grade plane to average height of the highest roof surface.
Per CBC Chapter 2: Definitions

5. Fire Resistant Construction
In Buildings A, B, C, D, and F per CBC Table 601 the fire-resistance rating requirements for building elements
in Type VB construction are as follows:

Primary structural frame 0 hour
Exterior bearing wall 0 hour
Interior bearing wall 0 hour
Non bearing exterior walls and partitions 0 hour
Non bearing interior walls and partitions 0 hour

Floor construction & associated secondary members 0 hour
Roof construction & associated secondary members 0 hour

In Buildings E and G, per CRC Section 302.2 each townhouse shalt be considered a separate building and
separated by fire resistance-rated wall assemblies meeting the requirements of CRC Section R302.1 for
exterior walls. Per CRC Section 302.1 Exception, a common 1-hour fire-resistance-rated wall assembly is
permitted if such walls do not contain plumbing or mechanical equipment, ducts or vents in the cavity of the
common wall, are rated for fire exposure from both sides, and extend to exterior walls and the underside of
roof sheathing.

6. Fire-Resistance Rating of Fire Partitions

For Buildings A, B, C, D, and F, per CBC Section 708.3 Exception 2, dwelling unit and sleeping unit
separations in building of Type VB construction shall have fire-resistance ratings of not less than 1/2 hour in
buildings equipped throughout with an automatic sprinkler system in accordance with CBC Section 803.3.1.1.

8. Required Separation of Occupancles
R-2 and U occupancies are separated by not less than %" gypsum board applied to the garage side and from

the habitable rooms above bgonot less than %" T)g)e X gy%sum board per CBC Section 406.3.4 (in
accordance with CBC Table 508.4, footnote (c)). R-3 and U occupancies are separated from the residence by

not less than 4" gypsum board applied to the garage side and from the habitable rooms above by not less
than %" Type X gypsum board per requirements on CRC Table R302.6.

CODE ANALYSIS

MENLO PARK, CA KTGY Group, Inc.
R # V0 mE Architecture+Planning
580 Second St., Suite 200
Oakland, CA 94607 .J‘
5§10.272.2910
ktgy.com ._.‘
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133 ENCINAL AVENUE

~ BExsting Context_ B

B Building G | Entry | BuildingA | Open Space | Southem Pacific Railroad ] Existing Context . _L

1. Encinal Avenue Elevation

STREETSCAPE ELEVATION AL
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“*Refer to Floor Plan Sheets (A5.0 series) for additional unit information, including room labels and room dimensions.

**Refer to Elevation Sheets (A2.0 series) for additional elevation information, including porch styles
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Note: Unit net area measured to inside face of stud
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Note: Unit net area measured to inside face of stud
“air gap at interior walls only
** As occurs - see building plans for window location

133 ENCINAL AVENUE

Hunter Properties Inc.

10121 Miller Avenue, Suite 200
Cupertino, CA 85014
408.255.4100

1" AIR GAP 210" 1"A_I_?GAP' 1"A|qGAP 210"
i |

el
room edroom
100" X 10°-2* 100" X 102

g A |

ath 2
- b#:ﬁ:' [©)
= L g
': Master Bath L
[eXKe)

y
[ Master

wic :l Bedroom //
i 148" X 12°-11%
)
"
H

_____

Third Floor

Second Floor

PAGE 104

1"A|_$GAP' 1" AIR GAP
1

First Floor

Plan 2
4 Bedroom / 3.5 Bath
1.807 Net SF

h—w"l—l—+~—{

CONCEPTUAL FLOOR PLANS - PLAN TYPE 2 AS 3

— O ———

MENLO PARK, (A

06 # Wia001

Ihmaaly

KTGY Group, Inc.

ArchitecturesPlanning

580 Second St., Suite 200

Oakland, CA 94607 u
5§10.272.2910

ktgy.com



Note: Unit net area measured to inside face of stud
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Note: Unit net area measured to inside face of stud.
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Note: Unit net area measured to inside face of stud.
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[Building A - Site Coverage [Building B - Site Coverage [Building C - Site C: g [Building D - Site Coverage [Buiiding E - Site Coverage
Tengih | Width Length | Width Length | Width Length | Width Tength | Widsh
Name | o) | ey | AmeBR N | owy | (Feey | AmesR) Mame | e | Feey | AP | N | en | e | AmED Moo | G | Gew | AOD
1 20.958 21.208 444 67 9.250 1.000 9 140 20.988 21.208 444 21a 21.542 8.128 175 240 15.042 21.208 319
2 4250 | 10826 L ] 16675 | 2.000 £ il 4280 | .12 a7 26 | 21250 | 1288 70 241 70250 | 8,000 &
3 21167 | 20856 [ ] 5042 | 21208 Fizd 4 4250 | 10088 a 716 | #4208 | 202m G 22 558 | 9250 ]
4 5,042 11.083 56 70 4.250 11.125 (34 143 13.042 21.208 idd 218 12.000 6.000 72 243 4.250 11128 47
5 21.187 20.858 444 ™ 4250 10.083 43 144 9.250 1.000 [] 217 8.167 10.969 89 244 4.250 10.083 43
0 8042 | 10500 5 72 20968 | 21208 aa 145 | 6878 | 200 E] 218 | 2616 | 2098 % 25 | 21200 | 20958 L
7 21.208 20.858 444 n 18.708 4.000 148 21.968 21.167 485 218 21,167 20.958 444 248 21208 10249 345
8 4250 | 10583 3 7 4250 | 21167 302 147 5042 | 1068 ) [ sai67 | 25292 | 0 7 9360 | 438 o
B 6042 | 21208 | 3w 75 5042 | 11.088 ® 148 5042 | 10083 51 2 | 16917 | 12060 | 710 248 | 10250 | 6000 3
0 4250 | 10584 4 76 5082 | 10.088 B 40| W20 | 21167 02 | 4208 | 202 | i 749 5042 | 10083 B
1 384 | 21967 ™ 1 21068 | 20.167 | ] 480 | 16708 | 4000 & 24 | 21967 | 2085 a4 70 8082 | 11426 £
72 5042 | 10.083 8 7 4000 | 15.708 & 961 | 20868 | o067 e 25 | 2875 | 20058 80 251 | 21208 | 20858 “
8 3000 | 15706 a7 ] 4250 | 29,167 02 ) 5042 | 11.088 5 26 | o167 | 10868 % 40 | 12042 | 2878 £
% 4250 | 2467 £ C 5042 | 1108 56 18 5042 | 10.083 51 27 | 12000 | 595 7 481 | 1iers | aae [
i3 5042 | 10867 5 Q s02 | 10069 B 184 | 14250 | 21167 02 z8 2358 | 8917 K a2 | 10674 | 8500 L]
18 4.000 15.708 ) 82 20858 | 21.167 444 158 4.000 18.708 480 | 12500 | 8042 | 101 483 | 10874 | 8500 0
17 15.042 21,208 KIL) 83 4.000 15.709 (=) 188 21,950 21.187 4685 481 7.542 8.167 82 Totsl 2135
8 4250 | 10626 L5 ) 4250 | .67 302 187 S04z | 11.08 % w62 752 | 8187 &
19 14.917 3.000 45 a5 5.042 11.083 58 158 5.042 10.083 51 483 12.542 8.043 101
400 5875 13.125 kel 88 5.042 10.083 51 150 14250 21.167 02 484 8.202 18.625 138
401 11.750 5.875 ] 87 21.058 2187 485 160 4.000 15.708 83 Totad 5164
402 2875 156364 4 [} 21.208 15.042 319 181 20.958 21.208 Ad4
403 6458 5.427 35 89 4250 11.083 47 182 4.250 11.083 AT
[ 8000 | 959 ] % | 4260 [ 10.4% [ 163 42650 | 10425 o
3 5488 | 4.000 ) % 20968 | 21206 4« 64 | 4917 | 3000 s
406 1,000 | 21.166 2 W | 4817 | 3000 [ 186 | 21208 | 16042 3
a7 | 2reeT | 4a7s % %0 | 14702 | 087 B 0 2125 | 0402 2
08 | e | o0& 3 a2 2876 | 1168 E @t a7 | 0250 1
40 2675 | 11839 £ (7] 2875 | 1165 £ W2 | 147% | 2000 F-]
40 2876 | 12540 Ed @ | T | 0 B @3 | 17410 | 9376 760
a1 fa792 | 0806 13 =] o878 | 21282 146 4| 1A | 287 £
Tofal A 4% 4000 | 8542 2 5 852 | 4000 2
a8 2082 | 8000 6 s 8000 | 2002 8
< 4000 | 6542 2 “r 5582 | 4000 z
428 | 2042 | 8000 8 “8 8000 | 2042 16
[+] 4.000 5,542 2 449 5.542 4.000 2
430 2.042 8.000 16 450 8.000 2.042 16
1 2876 | 13417 £ B | 2120 | eaTs 146
[=] 6376 | 14.065 % [ 0874 | 14702 18
59 2000 | 11736 = 453 | 1189 | 2676 Ed
54 | 11376 | 6378 ) a6 | 11893 | 2876 El
Totsl 5119 456 0.875 14.782 13
il 5210

133 ENCINAL AVENUE

Hunter Properties Inc.
10121 Miller Avenue, Suite 200

Cupertino, CA 85014
408.255.4100

PAGE 117

rils

~ SITE COVERAGE CALCULATIONS

NENLO PARK, (A

WG # 014002

NOTES:

1. Al arcas have been measured to the exterior finish.

2. SF data column sums may differ slightly from totais
due to rounding of SF numbers.
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Site Coverage Summary:

Additional Site Coverage Building G - Site Coverage ﬁuildlng F - Site Coverage | Site Plan Square Footage i
Length  [Width [ Length | Width Length | wiath Bulding A “y_ |
N Fewt) e [Ae00 Moo | Few | (e | AmeGD Neme | Goey | Fowy | Ama®R) Butaing & so |
510 2338 2333 5 32| 21208 | 20086 0 274 15058 | 4088 | 79| T 210
511 10904 | 1.000 0 313 5042 | 10125 1 @5 | 418 | Hze | A0 | Buliding D 5164 1
§12 2333 2383 [ 34 5.042 1088 | 88 | 7w | 87 2333 il Bullding E x 2135
Total 20 L] 14260 | 21208 302 L ; 56285 | 4966 | 21| Bulding F Frey)
318 18750 | 4000 | e | 218 16626 | 8000 | ™ ] BldngG 1 2089
EiLd 21308 | 20960 aa 29 | 28077 | 10378 | 268 | A St» Coverage zo
318 4250 70.083 Q| 280 | 6000 | 18625 78 1
3w 4250 | 11128 [ 281 26817 | 10378 260
320 15.042 21.208 319 282 | 26625 4958 | 2 | Total Site Coverage 27328
43| 2000 7817 38 23 | 16988 4568 | 7 ]
500 3875 7500 2 264 41588 | 11260 | 468 Total Sito Aren 78,812
501 3958 8417 21 285 8458 8.063 68 -
S000 | 6333 | 46 W6 | oI | 0782 | 4% (Coverage as Parcent of Stts Area  |30%
803 | 5876 5.878 35 287 12333 0458 | ] 1
504 19000 | 6875 12 288 127802 | 3488 | “
806 | 17782 | 1.000 18 209 3458 | 16083 | (] 1
508 3.000 11.083 3| 20 16126 | 22467 | 367 |
i Total 2009 281 3.000 247 | 3t ]
[ 40 5,000 11000 | [3
3l 10875 | 6.000 )
462 3.000 0760 8
48 | sam | m0a2 | 118
I3 20.750 8375 Mz
t Total 33
NOTES:
1. All areas have been measured to the exterior finish.
2. SF data column sums may differ slightly from totals
due to rounding of SF numbers.
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Building B
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Encinal Avenue

SITE OPEN SPACE CALCULATION

|sna Open Space Requirements

Project Gite Aree: ] [£1.74 20 (75,012 #f)
Open Space Required: | o%orsus | 22884
Opon Space Provided

Totel Area: [ a2%otste | 312088
[Exces Open Spece Area Provided: | | osaut

Site Open Space is definad per Zoning Orcinance 16.04.500: “Open

a 1w 2 o

1°=2200" ———xo
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BUILDING A AREA CALCULATIONS
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Building A Summary:

F ilding A - Level 1 Included Bullding A - Level 2 Included Bullding A - Level 1 Excluded Building A - Total included In Gross
Dwelling Unit Area ] |pwetting Unit Area | Level 1-Garage Floor Area y
Length | Width Name | Length | Wedth Area (5F) Per zoning Ordinance 16.04.325 (C)3 Dweking Unit Area
Name (Foot) (Foot) Area {5F) s | &F Ll T M( M) | Tovels e —
i3 s T L — -] 11481 | 11458 131 (Foot) | (Feot) Level 2 - 3731
4 5042 | 11.083 8 E=) 12083 | 3000 | % — 20060 | 21208 | 44| Level 3 ] 3720
6 | 5047 | S0 | i 20| 114 | 10748 3 3 21167 | 20058 @i Total {SF) 0188
: 14!;?2 :x _ 341-: 25 | m7ez | 21208 | 632 | & [2er | 209 44 ——
9 | 26 12.250 1.000 12 7 21208 20958 | 444
10 42501 10584 5 kil 15675 | 1800 | 24 - 14817 | 3000 [
:; ‘:z f::;: L 3:19 — % | el | ziier | T8 | I Total 6F 1821
= 3w | s7e Gid E 2 ] 2 Buliding A - Total Excluded from Gross
[0 14250 | 2167 302 B/ 1000 ] 15708 6 g Floor Area
|18 | 5042 | 10867 54 5 7WeE | 2167 706 ilding A - Level 2 Excluded Love(1 [ L e
8 4000 | 15.708 & —% T 555 | 558 T — “Non. Spaces 1 Lovel 2 _l 14
L1l 18042 | 21208 Eil) 38 5625 | 15563 ] Per zoning Ordinance 16.04.328 (C)(1) kovel 3 °
18 4250 | 10825 5 a7 1000 | 15708 18 FName Tongth | Width e (5F) Total (SF) 1844
Total SF 1737 10585 | 11458 121 | (Feet) (Foet)
’ % | 21208 | 2702 809 21 | 348 1.002 3
& 16915 | 2626 42 28 0800 | 3332 2 |
L . 12.083 3.000 £ £ 3283 | 0500 2
. 116825 | 11458 133 ] 0.500 3353 Z -
Total 5F 731 42 0,500 33% 7z
) I [ 3458 1002 3
[ Total SF L)
|Building A - Level 3 Included
Dwelling Unit Area
T Name | Lengh | Wt | AwasH | [Building A - Level 3 Excluded
1 (Feot} {Feet) | “Non. Spaces
50 16792 | 12083 iE3)
51 13762 | 10418 144 | e oning wm“-?.w)miﬁp)
52 28.458 21.200 . 561
53 15.875 2.500 40 1
- 4183 | 21167 | 3 2
& 1000 | 15707 | 16 7
58 43250 | 21167 915 2
50 1.000 15.707 16 2
60 10127 14917 151 (]
G 17917 | 12083 218
& | w8 | %38 537
83 | 15615 2.500 0 j “UIMITED TO 3% OF MAXIMUM ALLOWED
Total SF Bz ] GROSS FLOOR AREA IN ACCORDANCE
WITH ZONING ORDINANCE 16.04.325(c)(1);
SEE A1.1 FOR EXCLUSIONS SUMMARY
TOTAL EXCLUSION MAX:
9188 * 3% = 275 SF
NOTES: ‘

1. All areas have been measured to the exterior finish i
2, SF data column sums may differ slightly from totals due
to rounding of SF numbers.
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Building B Summary:

Building B - Level 1 Included Bulilding B - Level 2 Incl [Bullding B - Level 1 Excluded [Building B - Total Inciuded in Gross
Dwelling Unit Area Dwefling Unit Area Tevel 1-Garage Floor Area
Name Longth | Widh s 57 Name Length | Widh Area (5F) Per zoning 16.04325 (1) [Gwelling Unit Arsa
(Feot) (Feet) (Foat) (Foot) Narme Length Width Area (SF) Lovel 1
& 9.250 1.000 ] 84 15.875 1.500 E2) (Feot) (Fost) Levei2 4718
8@ | 15878 | 2000 = ] 2208 | 12250 72 72 20958 | 21.208 [ Tevel3 2650
€ | 3042 | 21.208 277 a 17667 | 21208 375 i 21958 | 21.167 405
70 4250 | 1125 [ ® 11481 | 11338 iE 82 20968 | 21.167 444 Totl (SF) 11600
7 4250 | 10088 5] 100 11333 | 10.748 22 87 21056 | 21.167 465
73 15.708 4.000 (<) 101 12,083 3.000 38 91 20.658 21,208 444
74 14250 | 21.167 302 162 2000 | +6.707 31 2 14817 | 3000 4
75 Soaz | 11,08 3 103 4500 | 14967 &7 Total 2307 I
76 5042 10,083 3] 104 Q250 | 21167 848 Building B - Total Excluded from Gross
78 4.000 15.708 & 108 2000 | 18707 31 Floor 1Ama ==
78 14250 | 21167 302 108 4.500 14.957 &7 — Level
0 5042 | 11083 % 07 | 2167 | 4220 &7 [® g B - Level 2 Ex Towei2 1
o1 5042 | 10083 5 108 2000 | 18707 3 "Non Spaces Lewi3 B
83 | 4000 | 15708 & 08 4500 | 14.067 & Per Zoning Ordinanca 16.04.325 (C)1) ol (8F) o
3 14350 | 24167 02 10 167 | 43.20 848 Longth | Wadth Aa (5F)
& 5042 | 11,08 % 12 16915 | 2500 L) | Neme | (Feet) | (Feey
3 5042 | 10083 Gl 14 2108 | 28817 613 | 9 [ 080 | 335 2
3 71208 | 1502 318 7§ | 16710 | 1139 il IS M | N S-290 B 0.500 2
] 4.250 11.083 &7 116 11.500 11.333 10 ) 3583 1.002 4
% | 42% | 10425 rE) 118 12083 3.000 £ ::; :g gg :
Total a6 - .
L = 7 3563 7.002 4
Total 18
Building B - Level 3 includ [Buflding B - Level 3 Excluded
Dwelting Unit Area *Non- Spaces
' Name | Lengh | Vedih Ares (5F) Pet zoning Ordinance 16.04.328 CK1)
. || (Festy | (Feety Name Length Width Area (8F)
e | 2% - 118 (:“sug (:;;2 2
12 533 | 2208 537 Kl X -
123 17917 | 12083 216 12 3.290 0.500 2
124 14817 | 10427 151 131 0.500 3333 2
125 1.000 15707 18 133 0.500 3332 2
[ 128 | 43250 | 21167 | 915 Total 8
727 1000 | 18.707 6
128 21167 | 42250 854
2 1000 | 15624 8
1% 21.167 | 43.250 915 *LIMITED TO 3% OF MAXIMUM ALLOWED
12 [ e | 280 40 GROSS FLOOR AREA IN ACCORDANCE
e B ! WITH ZONING ORDINANCE 16.04,325(c)(1),
% o7 | 2o 218 SEE A1.1 FOR EXCLUSIONS SUMMARY
Tow 4680
TOTAL EXCLUSION MAX:
11,613 * 3% = 348 SF
NOTES:

133 ENCINAL AVENUE

Hunter Properties Inc.

10121 Miller Avenue, Suite 200
Cupertino, CA 95014
408.255.4100

PAGE 123

1. All areas have been measured to the exterior finish.
2. SF data column sums may differ slightly from totals due
to rounding of SF numbers.
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Building C Summary:

[Building C - Level 1 Included

Building C - Level 2 Included

[Building C - Level 1 Excluded

Building C - Total Included in Gross
Dwelling Unit Area Dweiling Unit Area Level 1-Garage Floor Area
Name | Length | WWdth Area (5F) Name | Lengh | Widh Aa (SF) Par zoning Ordinance 18.04.328 C)3) (Oweling Ugit Acea
(Foo) | (Feat) (Foo) | {Foo tams | Lergth | Widh oo [5F) Lovel 1 ]
141 4250 | 11425 L 188 12063 | 3000 % Foot) | (Fost) Levei2 &7
142 | 4256 | 10063 ) 87 11458 | 11333 130 %0 20066 | 21.208 7y tevei3 =]
[ 143 | 13042 | 21208 Fd 168 11333 | 10752 122 % | 2isee | =167 3 Total (SF) P
a4 9.250 1,000 g 170 17067 | 21.200 375 5T %8 | 21187 Frs
145 15875 | 2000 2 7 2208 | 12250 73 15 21888 | 21167 265
a7 5042 | 11.083 56 72| 15875 | 1500 2 e 2088 | 21200 yrey
148 5042 | 10083 51 —_i75 38750 | 21.167 820 64 74817 | 3,000 '
149 14250 | 21167 02 778 4500 €210 2
0T 157064500 . +500 BT & Total 2307 Building C - Total Excluded from Gross
152 5642 | 11083 E 78 2000 | 18.707 &l Fm {"“ =
[ 185 | 504z | 10063 51 | 178 | =1187 | 37760 789 Tl %
154 14250 | 21167 302 180 6.210 4500 28 [Building C - Level 2 Excluded Tovel3 5
[ 185 | 4000 | 15708 & 81 4500 | 14957 67 ™ Spaces
57 5042 | 11.083 E 182 2000 | 16.707 3 Fer soning Grdinance 18.04.325 T Total (SF) 31
158 5042 | 10083 51 18 21167 | 38750 [7] Tangth— Tt
156 14250 | 21167 02 8¢ 6210 4500 F3 Name (Feet Foaty  |Aren BF)
180 4000 | 15708 & 185 4800 | 14957 67 ) 3663 1003 r
(=3 4250 | 11083 a7 188 2000 | 15.707 3 3 5,500 335 N
168 4250 | 10128 =) 187 | 10862 | 11.303 | 120 7T 32T 030 3
168 21206 | 15042 319 188 12063 | 9000 % o388 T o0z r
Totat F=a) 188 11628 | 11338 132 s 1 o800 | 3333 5
;| 21208 | 28617 [E] 154 0560 3332 o
[ 182_| 15815 | 250 40 Tolal T
Totat a7
[Buiiding C - Level 3 E:
*Non-occuplable Spaces
[Building C - Level 3 Per zoning 16.04.325 (K1}
Dwelling Unit Area Name L(:nmh anm Are (6F)
e T vet) (Foot)
bl - e | 050 | 33% 2
195 17817 | 12083 | 218 200 320 0.500 2
196 1437 | 10427 | 151 211 0.500 3333 2
e [ a3 | 2e | wr | 712 0500 | 3392 2
198 15875 2500 40 Tota) L]
W0 | 43260 | 21167 | 915
202 1000 | 15707 18
203 2167 | 423% | 4
L2 || _texo | 15700 L *LIMITED TO 3% OF MAXIMUM ALLOWED
e L S GROSS FLOOR AREA IN ACCORDANCE
=7 T AT T Ta— WITH ZONING ORDINANCE 16.04.325(c){1);
28 17917 | 12083 216 SEE A1.1 FOR EXCLUSIONS SUMMARY
[T 208 | 21208 | 2533 7
, T #0 15815 2500 40 TOTAL EXCLUSION MAX:
[ Totl _ 659 11,613 * 3% = 348 SF NOTES:

1. Al areas have been measured to the exterlor finish.
2. SF data column sums may differ slightly from totals
due to rounding of SF numbers.
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Building D Summary:

| Building D - Level 1 included ] Building D - Level 1 Excluded Building D - Total Included in Gross |
Dwelling Unit Area o | Level 1-Garage FloorArea |
prll li:":g' T :;ﬁ;?) Area (5F) Per zoning Ordinance 16.04.328 (C)3) D'l’.""""l':““_""“.‘. I o]
215 | 44208 | 20292 897 1 Name (Fest) | (Feet Area (8F) Level2 | 2659
216 | 12000 | 6000 | T2 | 221a 21542 | 8128 175 Total (SF) 5902
217 8167 | 10958 | 69 ] 20 | 21250 | 1280 o) S == —
282878 20088 T - S80————] 219 1167 | 20858 4
20 | 38167 | 23282 | 889 | 224 167 | 20058 444
22 16817 | 12058 219 1 228 233 8017 2
23 | a8 [ 20292 | ga7 ) Total 1367
225 2875 | 20958 ) ]
(22 oi87 Ltoma | e ] [Bullding D - Total Excluded from Gross
| 27 12,000 5958 | 71 1 Floor Area
! Jowl 3343 | Lavel 1 157
Total (SF) 1387
| Building D - Level 2 included
Dwelling UnitAres
L g e T
Name (Foet) {Feot) ._Nu (SF)
|20 12750 2042 %
=0 32208 | 15.750 507 |
=] 5500 10.000 55
=) 18542 | 12.000 22
23 | 21642 | 28083 605
24 | 16625 | 20083 3%
735 3208 | 15.750 507
238 16542 | 12000 f2]
7 5.500 10.000 55
~ 28 12750 1042 | %
' Total 2659
*LIMITED TO 3% OF MAXIMUM ALLOWED
GROSS FLOOR AREA IN ACCORDANCE
WITH ZONING ORDINANCE 16.04.325(c){1);
SEE At1.1 FOR EXCLUSIONS SUMMARY
TOTAL EXCLUSION MAX:
5802* 3% = 177 SF NOTES:

1. All areas have been measured to the exterior finish,
2, SF data column sums may differ slightly from totais
due to rounding of SF numbers.
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2 Building E Summary:

. [B liding E - Level 1 Included [Buliding E - Level 1 E: d Building E - Total Incl, in Gross
Dweiling Unit Area Level 1. Garage | Floor Area )
" Cength | Width Area (8F) | Per zoning Ordinence 16.04.328 (CK3) | Dwelling Unit Area
(Feat) (Feet) 3 = = + Lovel 1 ) 1052
240 | 15042 | 21208 EiL] Name (Feet) (Foet) Ares (8F) Lovel 2 1897
241 10250 | 5000 5 1 %5 21208 | 2085 7] Lovel 3 1861
242 5333 | 9250 (] 251 21200 | 20958 ! Total (8F) 400
20 4260 | 11125 7| ot )
204 4250 | 10083 )
248 21208 | 16.249 u5
247 9250 | 433 4
— 248 1025 | 5000 51 Buiiding E-Tota e
260 soz | 10083 51 [Building E - Level 2 Exciuded Building E - Total Excluded from Gross
250 5042 | 11125 8 Floor Area
- — — “*Non-occupiable Spaces Lovel 1 T 888
L Tot 1062 Per zoning Ordinance 16.04.325 (C){1) Lovel2 | 2
= ] ]
Name ';;ﬁ least T s 1) Lovoi3 | s
%2 | 33 | oars [ I Gl = |
e S 264 0375 3201 | 1
Bullding E - Level 2 Includ | Total - 2 ]
Dwelling Unit Area .
Name (Foet) (Fo_-l) Area (SF)
253 2625 | 15874 2
255 28917 | 25.208 813 Building E - Level 3 Excluded
25 3589 06980 4 o :
267 11388 | 13 128 Plable 5
258 2 os9m IS 001 5 Per zoning on:::. 18.04.328 (CX1)
m e S o [ o [ e
261 14959 | 450 & i 333 MNIIN0 500 2
262 6.249 4500 28 268 0.500 329 2
[ 268 | 21208 | s7.749 1 i 1000 [ 1.000 il
Toal 1897 1 L]
*LIMITED TO 3% OF MAXIMUM ALLOWED
Buliding E - Level 3 Included GROSS FLOOR AREA IN ACCORDANCE
Dviating Uit ires WITH ZONING ORDINANCE 16.04.325{c)1);
SEE A1.1 FOR EXCLUSIONS SUMMARY
Length Width Area (8F)
Neme | ety | (Feet
265 2.500 15.674 40 TOTAL EXCLUSION MAX:
| 287 26333 | 21208 556 4800 * 3% = 144 SF
268 11817 | 18750 200
260 10124_| 13918 141
270 15709 | 1000 | 18
F2) 42249 | 21208 | 856
Total 1851
NOTES:

1. All areas have been measured to the exterior finish.
2. SF data column sums may differ slightly from totals
due to rounding of SF numbers.
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Building F Summary:

[Building F - Level 1 d Building F - Level 2 Included Building F - Level 1 Excluded Eulwlns F - Total Included In Gross
Dwelling Unit Area Dwelling Unit Area Level 1-Garage Floor Area
= T . Dwelilng Unit Area
Name | Legh | e Avea (5F) Name | (Fesy | (Feet) Area (8F) Por zoning ML:::' 16 muu ©K3) Lovel 1 i =3
274 15058 | 4.958 7 202 41583 | 16250 676 Name (Foaty | (Foot Ares (SF) [ Lovei2 2851
277 | 25825 | 48% 127 | 283 1 15625 | 5.000 78 275 41563 | 12m | 470 Leveld - 22
278 15625 | 5000 78 | 204 | 20584 | 10375 22 278 8917 | 233 21 Total (SF) 7361
279 25917 10.375 260 25 | 5000 15625 | 78 | 284 41589 1250 | e8| e
260 5000 | 15.625 78 298 20584 | 10375 214 286 20792 | 20782 432
281 | 26917 | 10375 %0 287 B8 el 674 | 27 12333 | 0458 6
282 25625 4958 127 288 43083 | 16.208 608 Tota) 1267 |
263 | 15958 | 4858 i 20 | 19418 [ sie7 159 ) ] [Building F - Total Excluded in Gross
285 8458 8.083 ) 300 3000 | 13918 2
= Hie Floor Area
288 12792 | 3458 “ 301 12250 | 1500 8 Lovel) | I 1 a7
e 3458 | 16083 % Total 2851
20 16.125 | 22167 387 Total (SF) bl
I 3000 | 12417 a7
ot 1668
—
' Buiiding F - Level 3 Included
. ‘Dwelling UnitArea
Longth | Widh
Nemo | (Feot) | (Feet Area. (55
302 20584 | 11.000 26
303 | 18250 | 2000 341
a4 15625 | 25584 400
305 25584 | 15625 400
208 20564 | 10858 28
207 20009 | 16208 | 340
) 4083 | 18.208 68
308 18416 | 6.167 158
310 3000 | 13918 | 2 |
C Totat 2832
*LIMITED TO 3% OF MAXIMUM ALLOWED
GROSS FLOOR AREA IN ACCORDANCE
WITH ZONING ORDINANCE 16.04.325{c){1);
SEE A1.1 FOR EXCLUSIONS SUMMARY
TOTAL EXCLUSION MAX:
7361 * 3% = 220 SF NOTES:

1. All areas have been measured to the exterior finish,
2. SF data column sums may differ slightly from totals
due to rounding of SF numbers.
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Building G Summary:

‘Bullding G - Level 1 Included Building G - Level 1 Exclud [Bullding G - Total Included in Gross
Dwelling Unit Area Lovel 1-°arm| S — Floor Area
Tength | Width | Per zoning Ordinance €3 Owaliing Unit Area
Neme | (Fawy | (Fowy | Area®®D W BT R E— Lovel ¢ e |
313 5042 | 10125 51 (Foat) | (Foat - | Lovel2 1822
314 5042 | 11,083 56 32 21.208 | 20958 444 Level 3 1891
316 | 14250 | 21208 302 Lild 21208 | 20968 44 Total (SF) 4694
316 15750 | 4000 & Total 888
318 4250 | 10083 43 -
318 4250 | 11125 47
320 15042 | 21208 318
Tomt s Building G - Total Excluded in Gross
Buliding G - Level 2 Excluded Floor Area
Lovel 1 688
Non-occuplable Spaces Tevei2 5
. Per zoning Ordinance 16.04.326 (CK1) Gsis 5
E Le: Width
Bullding G - Level 2 inciuded Name | oot | en | A em o o
L] Dwetling Unit Area 20 3583 1.000 4
Length | Width e 331 0.500 3200 2
Mme | Fe | Foen bl 32 333 | 0500 2
%21 21208 | 37760 801
322 15125 | 4.800 3 jloist s
) 15750 | 2000 31
24 4.500 6083 27
35 10750 | 11338 122
3% 12083 | 3000 %
327 11.458 11.333 130 Bulldlng G - Level 3 Excluded
328 17.667 21.208 75 Non Spaces
330 13750 | 15675 218 Per zoning Ordinanos 16.04.328 (Y1)
333 638 | 12260 78 .
343 2000 17917 £ Name (Feet) (Feet) Area (SF)
e 2o 3. 1000 | 1000 1
341 0.500 3.208 2
342 3.332 0.5800 2
Building G - Level 3 Total s
Dwaeiling Unit Area
Tength | wWidth
Name | Feety | (Feey | AGR
4 21208 | 42250 896 “LIMITED TO 3% OF MAXIMUM ALLOWED
3; g - GROSS FLOOR AREA IN ACCORDANCE
- - WITH ZONING ORDINANCE 16.04.325(c)(1);
337 18.917 12.083 204
5 >0 | 3108 =) SEE A1.1 FOR EXCLUSIONS SUMMARY
340 2500 | 15875 40
344 2.000 17817 E TOTAL EXCLUSION MAX:
Toml 1891 4694 * 3% = 141 SF
NOTES:

133 ENCINAL AVENUE

Hunter Properties inc.

10121 Miller Avenue, Suite 200
Cupertino, CA 85014
408.255.4100
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HENLO PARK, (A

KIGr # 20140092 amn

1. All areas have been measured to the exterior finish.
2. SF data column sums may differ slightly from totals due
to rounding of SF numbers.

A6.8b
T i i Sy
KTGY Group, Inc. .
Architecture+Planning
580 Second St., Suite 200
Oakland, CA 94607 ..J
510.272.2910 ®
ktgy.com s’



133 ENCINAL AVENUE

2" x 6" Smooth
Wood Trim
—— 6" x 6" Smooth
Wood Beam
Decorative

Corbel with Kicker-
2"x4" Smooth members

2" x 2" Smooth
Wood Trim

2. Entry Porch Column
NT.S

- 8"x 8"

-8"x8"

Smooth Wood
Column Cap

6"x6"
Smooth Wood
Column Post

Smooth Wood
Column Base
Stone Veneer w/
1/2" grouted joints

1. Decorative Corbel
NTS

CONCEPTUAL DETAILS

2" x 8" Bargeboard
4" x 6" Smooth
Bracket Beam

2" x 6" Rafter Tail

2" x 4" Smooth
Knee Brace

2" x 4" Smooth
Bracket Post

A6.9a

Hunter Properties Inc.
10121 Miller Avenue, Suite 200

Cupertino, CA 95014
408.255.4100

MENLO PARK, (A

Ki6Y # 0140002
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KTGY Group, Inc.

frroe Architecture+Planning
580 Second St., Suite 200
Oakland, CA 94607
510.272.2910
ktgy.com
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Simulated divided lite
on extenor

— Spacer Bar

Glass

Simutated divided lite
on Interior

Simulated divided lite
on exterior and
interior glass with
spacer bar (SDLS).
Location as shown
on elevations.

*Note: Detail reflects
SDLS components
and adjacencies, not
actual matenal

3. Simulated Divided Lite w/ Spacer

133 ENCINAL AVENUE

NT.S

Exterior Sheathing
Wood Lap Siding

Smooth Weod Trim
Header

Marwvin Uitimate Casement
Aluminum Clad Window, or equivalent

Interior sash where required by
Acoustical Report

Simulated divided lite on exterior and
interior glass with spacer bar (SDLS).
Location as shown on elevations

5. Aluminum Clad Window Head at Siding

3= 100

Marvin Ultimate Casement
Aluminum Clad Window, or equivalent

Interior sash where required by

Acoustical Report
~j§§" — Shaped smooth Wood Sill
= Smooth Wood Apron
th,

[

\%

o
Exterior Sheathing
Wood Lap Siding

~— Interior sash where

required by Acoustical
Report

/~ Marvin Ultimate

Casement

Aluminum Clad
Window, or
equivalent

e

'\ Smooth Wood Trim

Exterior Sheathing

Wood Lap Siding

Simulated divided lite
on exterior and interior
glass with spacer bar
(SDLS). Location as
shown on elevations.

4. Aluminum Clad Window Jamb at Siding

2. Aluminum Clad Window Sill at Siding

3"= 1.0

CONCEPTUAL DETAILS

J/_\v 4

( 3 )/ 5\
65 /L ABS
S~ N

3= 1.0

—— 2" x 6" Wood
Window Tnm’
2" x 4" Wood
Window Tnm

— Marvin Ultimate Casement
Aluminum Clad
Window, or equivalent

—— 2 x4 Shaped Smooth
Wood Window Sill

——— 2 x 8 Smooth
Wood Window Apron

1. Aluminum Clad Window
NTS

A6.9b

Hunter Properties Inc.

10121 Miller Avenue, Suite 200
Cupertino, CA 85014
408.255.4100
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MENLO PARK, (A

GV # 20140032 i

KTGY Group, Inc.

510.272,2910
ktgy.com

Architecture+Pianning ) .

580 Second St., Suite 200

Oakland, CA 94607 .J l
=



1. AC Condenser screening

2. AC Condenser wooden screen (w/o landscape)
See Detail #1 for landscape screening (See Landscape Drawings for species; Ses plans for locations)

133 ENCINAL AVENUE CONCEPTUAL DETAILS Ab.9c
Hurte MENLO PARK, (A KTGY Group, Inc.
i e, AN
Oakland, C ;‘J‘ ‘

Hunter Properties Inc.
10121 Miiler Avenue, Suite 200
Cupertino, CA 95014
408,255, 4100
510.272.2910
ktgy.com
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133 ENCINAL AVENUE

A

and Gutter.
NTS

Laminated

Composite Shingle
Roof

4" Radius Gutter

—— 2" x 6" Exposed
Rafter Tail

—— 2" Radius Down

Spout

——— Wood Lap Siding
w/ 6" Exposure

1" x 2" Smooth
= Wood Rafter
2" x 6" Smooth - 2" x 8" Smooth
Wood Trim — 7 Lo Wood Beam
Smooth Wood
Marvin i
"Uitimate Casement” i \ m:&v © Corbel
Aluminum Clad Ses Al A86r-103
Window or equivalent- C il
See AS.10b for Detail
forCeiele ~—— Decorative Light
— 2" x 6" Smooth _ Fodurs
Wood Trim T l T}
]
Wood Shingles w/ i
7" Exposure, I
spaced joints, |
and even-butt line ! | i Garage Doors Inc.,
| Plantation Series or
- Fiber Cement I | Custom Panel Series,
Panel | | l Custom Designed,
Smooth Paneled
1 Garage Door
I or Equivalent.

2. Fiber Cement Panel 1. Garage Trellis
NTS NTS

CONCEPTUAL DETAILS A6.| 0

Hunter Properties Inc.
10121 Miller Avenue, Suite 200

Cupertino, CA 95014
408.255.4100

MENLO PARK, (A KTGY Group, Inc.
OF ¥ XM i iy Architecture+Planning
580 Second St., Suite 200
Oakland, CA 94607 .4 l
510.272.2910
=

ktgy.com
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T i i B a1 e pa i e T T e e e = — |
e’ P o 0 . B
. [ p
i |
1 ;o
________ R q
a. y
2 3 )
S = '. Key Map n.t.s.
' — {
1]
J /
| ' —=
[ SRS, ~ A h
iT /—:'—-— Assumed Property Line
™ ," .

'
1

'

i

'

'

'

|

|l N ACCORDANCE WITH CBC 705.8.1 ALLOWABLE
' AREA

: 'WHOSE EXTERIOR BEARING WALLS, EXTERIOR
i

,' STRUCTURAL FRAME ARE NOT REQUIRED TO B¢
,‘ RAE- TO
/

i

‘

|

'

!

1 %
)

HAVE UNLIMITED UNPROTECTED OPENINGS.
ACCORDING TO CBC TABLE 602 FOR TYPE VA
'CONSTRUCTION, FIRE SEPARATION DISTANCES
BETWEEN 10°0" TO 30°-0" FOR GROUP R AND U
'OCCUPANGES, ARE NOT REQUIRED TO BE FIRE
RESISTANCE RATED. THASS, UNLIMITED PROTECTED
(OPENINGS ARE PERMITTED,

1. Building B + C Plan
§rator 64 8

ALLOWABLE WINDOW AREA - BUILDING B+C Aé. I_I
KTGY Group, Inc. !
|

MENLO PARK, CA
v Architecture+Planning
580 Second St., Suite 200
Oakland, CA 94607

133 ENCINAL AVENUE

Hunter Properties Inc.
10121 Miller Avenue, Suite 200

Cupertino, CA 95014
408.255.4100
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EXTERIOR WALL OPENING CALCULATIONS

LEVELS [—aa- Max. Bulding Height
WALLAREA.4S18F o
OPENING AREA: 37 SF 44T O Ridge
PERCENTAGE OPENING: 11%
ALLOWAELE OPENINGS. UNLIMITED o i ;Roaf_ TR
tw.uzkumas -- /’ // et et TR
OPENING AREA: 30 SF i :" ." 1 . o
PERCENTAGE OPENING: 10% 1 AN
ALLOWABLE OPENINGS. UNLIMITED / / | 3|

L7 I/ : HMlevel2
Levet 1 > FF64.95
OPENNG ARER 38 6F Javel 1. -
PERCENTAGE OPENING: 6% ;

ALLOWABLE OPENINGS: UNLIMITED

PERCENTAGE OPENING. 8%

LEVEL 2

WNALL AREA. 522 SF
OPENING AREA. 18 8F
PERCENTAGE OPENING 4%

LEVEL 1

WALL AREA. 478 8F
‘OPENING AREA. 58 8F ™ T e e e
PERCENTAGE OPENING: 13%

2 Bunldlng F- nght Elevation

133 ENCINAL AVENUE

Hunter Properties Inc.
10121 Miller Avenue, Suite 200
Cupertino, CA 85014

408.255.4100
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LEGEND

7 R2 OCCUPANCY (BUILDING Fy:

EXTERIOR WALL AREA WITHIN §.0° TOLESS
THAN 100" FIRE SEPARATION DISTANCE OF
A PROPERTY

P77 WaoccupAncy

: Key Map n.t.s.
|

A d Property Line

HENLO PARK, (A

KIGY # 20140002 11 poms

ALLOWABLE WINDOW AREA - BUILDING E + F

1. Building E + F Plan

] . L3 1
We=10" ———
A6.12
== @
KTGY Group, Inc.
Architecture+Planning
580 Second St., Suite 200
Oakiand, CA 94607 ,ﬂ k

510.272.2910
ktgy.com ._.‘
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1. Project Entry Drive

133 ENCINAL AVENUE CONCEPTUAL PERSPECTIVES Al

Hunter Properties inc. MENLO PARK, (A KTGY Group, Inc.

10121 Miller Avenue, Suite 200 o Waeam L Architecture+Planning

Cupertino, CA 95014 580 Second St., Suite 200

408.255 4100 Oakland, CA 94607 .J
510.272.2910 »
ktgy.com [’
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5 ol
| 1]

e —————— A

1. Building A Corner Porch
133 ENCINAL AVENUE CONCEPTUAL PERSPECTIVES ALl

Hunter Properties Inc. MEMLO PARK, CA KTGY Group, inc.

10121 Miller Avenue, Suite 200 i oo iikines Architecture+Planning

Cupertino, CA 95014 580 Second St., Suite 200 'J l
=

408.255.4100 Oakland, CA 94607
510.272.2910
ktgy.com
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1. Building F Corner Porch

133_ENCINAL AVENUE CONCEPTUAL PERSPECTIVES Al

Hunter Properties Inc. MENLO PARK, (A KTGY Group, Inc.

10121 Miller Avenue, Suite 200 — L Architecture+Planning

Cupertino, CA 95014
gﬂ
=

580 Second St , Suite 200
408.255 4100 Oakland, CA 94607
510.272.2910
ktgy.com
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133 ENCINAL AVENUE CONCEPTUAL PERSPECTIVES

e ———

Entry at BuildingB & C

AT3

Hunter Properties Inc.

MENLO PAI

10121 Miller Avenue, Suite 200 . o

Cupertino, CA 85014 G # 00400 I H
408.255.4100
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KTGY Group, inc.

Architecture+Planning

580 Second St., Suite 200

Oskland, CA 94607 ,J k
510.272.2910

ktgy.com =



1. Building F Courtyard Street-Level Perspective

133_ENCINAL AVENUE CONCEPTUAL PERSPECTIVES Al4

Hunter Properties Inc. KTGY , Inc.
10121 Miller Avenue, Suite 200 HERLD PANL €A A Ghltfc':.lup F:lw i
Cupertino, CA 85014 NG # 2014000 [ 1) rcl re+Planning
pertino, 580 Second St., Suite 200
408.265.4100 Oakland, CA 94607 .J l
k.
[~

510.272.2910
ktgy.com
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133 ENCINAL AVENUE

B A Mt i S R ==

iy

CONCEPTUAL PERSPECTIVES

Key Map n.t.s.

1. Building D Porch and Bay

Al5

Hunter Properties Inc.

10121 Miller Avenue, Suite 200
Cupertino, CA 85014
408.255.4100

MENLO PARK, CA

KIGr ¥ 20140032 |1 s
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KTGY Group, inc.
Architecture+Planning
580 Second St., Suite 200
Oakland, CA 94607
510.272.2910

ktgy.com
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133 ENCINAL AVENUE

| 1 — —— _ L _
"“‘-qJ\ I ‘ : s "I:;‘:- \"_
0 F [ s |
. : Key Map n.t.s.

i

1. Building F Courtyard - Building E Monuments

CONCEPTUAL PERSPECTIVES A7.§

Hunter Properties Inc.

10121 Miller Avenue, Suite 200
Cupertino, CA 95014
408.255.4100

MENLO PARK, (A KTGY Group, Inc.
Ko #2040 1ams Architecture+Planning
580 Second St,, Suite 200
Oskiand, CA 94607 .J l
510.272 2810
=

kigy.com
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J- STONE VENEER

G.WOOD SHINGLES H. WINDOW I. TRIPLE LAMINATE COMPOSITE ROOF SHINGLE
A.WO0D LAP SIDING B. ACCENT | (FIBER CEMENT PANEL) (. ACCENT 2 D. ACCENT 3 E. ACCENT 4 F. ACCENT §
133 ENCINAL AVENUE e MATERIAL/COLOR BOARD SCHEME | A8.0A

Hunter Properties, Inc. MENLO PARK CA KTGY Group, Inc.

10121 Miller Avenue, Suite 200 T s Architecture+Planning

Cupertino, CA 85014 580 Second Street

408.265.4100 Suite 200 ..J i
=

Oakland, CA 94607
510.272.2910
ktgy.com
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Encinal Avenue #2014-0032

Menlo Park, CA 09.25.2015
Legend ]Eaterlal Sample |Color |Description
Sherwin-Williams Paint + Stain
A Body 1 - Cedar Wood Lap Siding SW 3507 Riverwood Exterior Semi-Transparent Stain
B ]Accent 1 - Fiber Cement Panel SW 7008 Alabaster Paint
c Accent 2 - Entry Door SW 3501 Redwood Exterior Semi-Transparent Stain
D Accent 3 - Trim, Garage Door 1 SW 7008 Alabaster Paint
E Accent 4 - Garage Door 2 SW 6096 Jute Brown Paint
F Accent 5 - Wood Board SW 6110 Steady Brown Paint
G Body 2- Cedar Wood Shingles SW 3508 Covered Bridge  [Exterior Semi-Transparent Stain
[Marvin Window
H  [Window - Aluminum Clad (or sim.) |Stone White |Standard Finish
Certainteed Roofing
1 |Roof - Triple Laminate Composite Roof Shingle |Mountain Timber |Landmark TL
Coronado Stone
J |Stone Series - Ashlar & Rubble |Texas Cream |Country Rubble

Note: Color of transformer and backflow preventers to match adjacent building color as allowed by PG&E and Fire.

I(EY ELEVATION - BUILDING A (NTS)

133 ENCINAL AVENUE - e  MATERIAL/COLOR BOARD SCHEME | A8 0B

- — = —— e
Hunter Properties, Inc. MENLO PARK, (A KTGY Group, Inc
10121 Miller Avenue, Suite 200 [ vl Architecture+Planning
Cupertino, CA 95014 580 Second Street
408.265.4100 Suite 200 'J
Oakland, CA 94607
510.272.2910
ktgy.com
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G.WOOD SHINGLES H. WINDOW . TRIPLE LAMINATE COMPOSITE ROOF SHINGLE

A.WOOD LAP SIDING B. ACCENT | (FIBER CEMENT PANEL) C. ACCENT 2 D. ACCENT 3 E. ACCENT 4 F. ACCENT 5

133 ENCINAL AVENUE MATERIAL/COLOR BOARD SCHEME I AS.1A

Hunter Properties, Inc. R ot ;E;I_O PARK, CA KTGY Group, Inc. .

10121 Miller Avenue, Suite 200 e i Architecture+Planning

Cupertino, CA 95014 580 Second Street

408.255.4100 Suite 200 ! ﬂ ’4 i
Oakland, CA 94607 )
510.272.2910 —d

ktgy.com
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Encinal Avenue
Menlo Park, CA

#2014-0032
09.25.2015

Legend [Material Sample

|Color

[Description

Sherwin-Williams Paint

SW 3541 Harbor Mist

A Body 1 - Cedar Wood Lap Siding Exterior Semi-Transparent Stain
B Accent 1 - Fiber Cement Panel SW 7008 Alabaster Paint
C Accent 2 - Entry Door SW 3501 Redwood Exterior Semi-Transparent Stain
D Accent 3 - Trim, Garage Door 1 SW 7008 Alabaster Paint
E Accent 4 - Garage Door 2 SW 7067 Cityscape Paint
F Accent 5 - Wood Board SW 6089 Grounded Paint

G Body 2 - Cedar Wood Shingles

Matched to Shakertown Bound Rock

Exterior Semi-Transparent Stain; Shakertown
Craftsman Shingle Panel (or sim.)

Marvin Window

H___ [Window - Aluminum Clad (or sim.) |Stone White |Standard Finish
Certainteed Roofing

| |Roof - Triple Laminate Composite Roof Shingle |Country Gray JLandmark TL
Coronado Stone

J |Stone Series - Ashlar & Rubble |Texas Cream |Country Rubble

Note: Color of transformer and backflow preventers to match adjacent building color as allowed by PG&E and Fire.

i

(]

i gl il

133 ENCIVAL AVENUE

MATERIAL/COLOR BOARD SCHEME II

MENLO PARK, (A

e # 10140002 Lot U g

PAGE 150

KTGY Group, Inc.

Architecture+Planning .
580 Second Street

Suite 200 ,.J
Oakland, CA 94607 »
510.272.2910

ktgy.com



RS TERTTTTA

COURTYARD ENLARGEMENT PLAN

Mfa .

PERMEARLE CONCRETE
PAVERS, SEE DETAL EAZO

ERN PACIFIC pp

PRIVATE REAR
PAVERS, SMALL ORNAMENTAL TREE w/
‘SHRUBS AND GROUNDCOVER, TYP

 SOUTHE

1 ‘GARWOOD;
WAY

CONCEPTUAL LANDSCAPE PLAN

LANDSCAPE & WATER

EFFICIENCY DESIGN

INTENT STATEMENT

THE LANISCAPE DE: INCLUDED &
THE “TAY FRENODLY LAROSCARE GUIDEURES” & WiLL COMALY WITH
MO

CLIMATIC CONDITIONS, DESIGN ALLOWS FOR THE
FIT KEACH THEIR KATURAL, FULL-GROB 7Y AND
ELMSHATES THE IEED FOR EXCESSVE HEDGING.

SELECTED TREES HAVE BEIN CHOMEN TO PROVIDE A VATIATION OF
OMBACTER. TREE

WITHS,
LOCATION AMD ORIENTATION HKAVE SEEN DESICNED FOR
MAXIMUM ALSTHETIC DFFECT ANO PRSSIVE STRAX BENEFITS.

VEITATED SWALES AND BORETENTION TRIATMENT ARSAS WiL
St RANTED!

OR ALTERNATIVE CRASS SPECIES, AND PCRMETIR SHIGIRS THAT
ARE ADAPTED TO 810-5WALE COMDITIONS.

THE TREES, SHELIES AND AREAS WALL B DESIGRED
FOR MATIMUSA WATER COMSERVATION. THE
ESTIMATED TOTAL WATER USE WaLL NOT EXTEED THE FROECTS
NAXBRIM WA AS SPECIFED % THL THE STATE OF
IOENT LANDSCAPE

TER.
CAUFORNIA'S 2010 00D0(L, WATCR EFt
ORTINANCE.
THE PLANTING & WRIGATION DESICN WILL COMPLY WITH THE
STATE OF CALFORMA'S 2010 MODS) WATER EPHOENT
¥ ATHEONTY Of MOO0
OO0t 12,64

TME SLANTS MAVE BEEN SELECTED UTILZING THE STATE OF
CALFORMIAS 2010 MODEL WATER SFFCKNT

ORDDIANCE PLANT LIST 5. MO FLANTS ARE USED THAT
g”cmmvmwmmnmnmlvm

SF PUC RIGHT OF WAY:

GARDEN PLOTS RAISED PLANTERSL, CITRUS AND SELSCTED
ISR AND GROUNDCOVER ARE ALLOWARLE PER THE SAN

BUILD IT GREEN
LANDSCAPE ITEMS:

THE LANDSCAM DESIGN WL IMCORPORATE THE FOULOWSSG:
"BUILD T GREDN" ITEMS T MAXINIZE WATER CONSERVATION.

« NG IHVASIVE PLANT SPFCRS USED ON PROSECT.
# 73%: OF PLANTS ARE WATER COMSDXVIRE CAUFORNIA

A ivEs On.
& TURF IS TALL FESCUE WITH WATDR LISE PLANT FACTOR O 0.8

ADOED
= 3* OF MRACH ADDED TO SHRUR AND GROUND COVER
PLANTING AREAS.

0

SCALE: 172 200"

b g
L1.0

133_ENCINAL AVENUE
MENLO PARK, CA

Hunter Properties Inc.
10121 Miller Avenue, Suite 200
Cupertino, CA 85014 LTE s 11208

408.255.4100
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81 UTH STREET, SAN

2

VAN DORN ABED
LANDSCAPE ARCHITECTS, INC.

FRANCSCO. CA
ZP 94103 Pri (45) 864-1921 FAX U415) B64-479%



GARDENINGIPICHIC TABLE, TYP.

BENCH, SEE DETAL BA2.0

BENCH. SEE DETAR, BA24 PROFILE BHALL BE PER GED-TECH ENGINEER

PERMEABLE CONCRETE PAVERS N
‘GARDEN PLAZA, SEE DETAL EA20

. LAWN AREA, CAREX PANSA OR
DROUGHT TOLERANT
TALL FESCUE BLEND

FLOWERINGF RUITING ESPALIER, TYP
SEE DETAR DA20

. DWARF CITRUS GROVE, TYP.
.~ BENGH, SEEDETAL BA20)

( : )QARDEN PLAZA ENLARGEMENT PLAN (:)FLOﬂERINQ[FRU!TING ESPALIER (:) PERMEABLE CONCRETE PAVERS
SCALE: 1/8°-1-0" SCALE: NT8 SCALE: NT8

SCALE, AS SHOWN

133 ENCINAL AVENUE LANDSCAPE ENLARGEMENT PLAN & DETAILS 12.0

Hunter Properties inc. MENLO PARK, CA
10121 Miller Avenue, Suite 200 Ji3a28
Cupertino, CA 95014 S e

408.255.4100 % VAN DORN ABED

LANDSCAPE ARCHITECTS, INC.

= B1 MTM STREET, SAN FRANQSCO, CA
TP N3 PH 41 864-1921 FAX (45) 8544796
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) &F ‘i SEATING AND DECORATIVE

] S =LA tncmmnﬁnw:eﬁmnn
. gt E2 1 e r":l CONCRETE PAVERS, SEE
JE i i — DETAKCAZ I AND EA23
E LN * s
e P5 [vies g
| Paversses ceTAR > R It P e
=) POL oo | vr COLURDY FEATURE  f..
; v St | O il
] >0 ’ il 8
! VEHICULAR CONCRETE HE 3 | !
| PAVERS, SEE OETAR N2 N | 1 |
o e —— N |
SEE DETAL CR21 N . | 3k | |
2, N ] | i i I
BULDING F ENTRY COURTYARD \\ i |

b
"> b}
o=y

[T e

-4 198 roCE soNs T,

Zi A e e a soes, e

. 6' GOOD NEIGHBOR SIDEYARD FENCE WITH LATTICE
SCALE: 3/8° ~ 1-0°

133_ENCINAL AVENUE

WOOD TRELLIS COLOR & DETAILING.
TO MATCH ARCHITECTURE

NOTE:

ERMEABLE

8CALE: /2" « ¥-Q'

NCRETE PAVER

LANDSCAPE ENLARGEMENT PLAN & DETAILS 2.1

Hunter Properties Inc.

10121 Miller Avenue, Suite 200
Cupertino, CA 95014
408.255.4100
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MENLO PARK, (A

WA ¥ N 112

VAN DORN ABED
LANDSCAPE ARCHITECTS, INC.

j; 81 MTH STREET, SAN FRANCISCO, CA
ZP 9403 PH UIS) B64-B21 FAX U15) 864479




/—-—— EVERGREEN SCREEN TREE, TYP

P / = BIO-FILTRATIONLAWN AREA, CAREX PANSA
4 / ‘OR DROUGHT TOLERANT TALL FESCUE
BLEND

40° BOX LARGE CANOPY FLOWERING
SPEGIMEN TREE (CHITALPA
TASHKENTENSIS)

/.

LANDSCAPE BOULDERS. TYP

EXISTING REDWOOD GROVE
TO REMAIN wf REDWOOD
COMPATIBLE SHRUBS & L
GROUNDCOVER !
- PEDESTRIAN PAVER: 00men - SMALL SCALE |
PATTERN Q5" |
ENGINEERED WOOO FIBAR MULCH
ACCESSIBLE BAFETY SURFACE COURTARDITERMINUS PAVER
PATYERN OF )

e E: gl : 3 f E
UNITY COURTYARD ENL EMENT PL ©%§BM_EAELE_C_QNQB_ETE PAVERS SCALE: AS SHOWN
SCALE: V/2° = 7-0°

133 ENCINAL AVENUE LANDSCAPE ENLARGEMENT PLAN & DETAILS 2.2

Hunter Properties Inc. MENLO PARK, CA
10121 Miller Avenue, Suite 200
Cupertina, CA 85014
408.255.4100 VAN DORN ABED
; } k. LANDSCAPE ARCHITECTS, INC.

81 UTH STREET, SAN FRANCISCO, CA
ZP 40 PH {415 864-1921 FAX (415) 864-4796

WA MI§ 11302005
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133_ENCINAL AVENUE

WTDOORI.MEWI

'I‘ABI.ETVP SEEDETAL G123

LOUNGE GHAIR AND SIDE TABLE AT OAK GROVE
‘GARDEN

LANDSCAPE ENLARGEMENT PLAN & DETAILS

Hunter Propertles inc.
10121 Miller Avenue, Suite 200
Cupertino, CA 95014

408.255.4100

MENLO PARK, CA

TAA® 16 AN

PAGE 155

VAN DORN ABED
LANDSCAPE ARCHITECTS, INC.
=Xl 81 TH STREET, SAN FRANCISCO, €A
ZP I PH UE9 B64-1521 FAX (4TS 854-0%



TYPICAL A/C CONDENSER LOW FENCE & LANSCAPE SCAEENING

SCALE: AS SHOWN

133 ENCINAL AVENUE LANDSCAPE ENLARGEMENT PLAN & DETAILS 12.4

Hunter Properties Inc. MENLO PARK, (A

10121 Miller Avenue, Sulte 200 oA IS

Cupertino, CA 95014

408.255.4100 VAN DORN ABED

LANDSCAPE ARCHITECTS, INC.
81 UTH STREET, SAN FRANGSCO, CA
ZP 54103 PH (459 854-121 FAX (45) B64-47%
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EANTING TREE 0N \ im
T - - :
— - 4 iy -
e B
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(7] ‘CONCLUSION OF EACH WORKING DAY DURING THE RAXNY SEASON  THE CONTRACTOR BMALL INSPECT THE EROSION
‘CONTROX FACILITIES AND REPAIRS THERETO PRIOR TO ANTICIPATED STORMS, AND SHALL
g. PERIODICALLY INSPECT THE SITE AT REPARS
|
b @« | T ANYCAMAGE
[=] | L} TO ASSURE THAT
-3 .l——\_\___ ERCSION. THIS SHALL CONSIST AS A MINIMUM, OF COVERING WITH PLASTIC SHEETING, OR BY SEEDING, MULCHING
- S AND FERTWZING
—] | » rouowoe wsPeCT £T SEDMENT TRADTO ASSURS THE
|[ Emumumumm:* i hd
"o SOON ABLE | ANY. T
1 ‘OR DEBRS FROM THE SEDIMENT TRAP BASIN ANO SHALL CLEAR THE OUTLET PWPE OF AMY BLOCKAGE.
11 THE CONTRACTOR SHALL BE SOLEL THE EROSION
i CONTROL FACIUTIES AND SHALL CONDUCT PERIOOIC INSPECTION OF THE PROJECT SITE DURING STORMS OF
| INTENSITY TO ASSURE THAT THEY
| HEREM.
- Y It L . PLAN LEGEND
] e = e ——
| { I DRAIN INLET PROTECTION
r 7, 1 STABILIZED CONSTRUCTION ENTRANCE
| r & _- _ 3 PERCITY STANDARD DETAL CG-18
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[<1 i | BCALE 1°= 200"
F 3
a
<
133 ENCINAL AVENUE 3 EROSION & SEDIMENT CONTROL PLAN (4.1
-
HENLO PARK, CA
WG # 150 170
ADI0IS 2l SUSOTIAL
7062015 ol SOMITIAL
$25015 & STBTIAL NTERRA GROUP
10152015 56 SRTIAL 1155 M. FIRST STREET. SUIE 214
IR 0 L SAN JOSE, CALIFORNIA 95112
1204018 T St

Hunter Properties Inc.
10121 Miller Avenue, Suite 200

Cupertino, CA 95014
408.255 4100

PAGE 168



4~ Construction Best Management Practices (BMPs)

SAH MATEQO COUNTYWIDE
Water Pollution
Prevention Program

Clean Water. Healthy Community

Materials & Waste Management

Nea-Hazardous Matcrials

O Berm of sand., dirt or other
wuth tarps when main 13 forevast or if nol actively being used within
14 days

O Use (but don’l ovense) rectaimed water for dust covtral.

Hazardous Materials

Q Label afl hazardows matersals and hazardoss wastes (such as
Pestickics, paints, thinners, solvents, fucl, oif, and antifreeze) n
accordance with city, county, state and federal regulations.

O Swore hazardous materals snd wastes in water light containery, siore
in appropesie sccondary contatnment, and cover them at the end of
every work. day or during wot weathor or when rum is forecst

Q Foliow manufsciurcr’s application mstractions for hazardos
materialy and be carcful hot 10 use more than necessary. Do not

wply when rain is 24 hours.

O Arcangs for sppeopnate disposal of all kazardous wastes,

‘Waste Management

O Cover waste dispusal containers securcly with tarps at the end of
every woek day and during wet weather

2 Chock waste dispoal contuners frequently for leaks und 1o make
sure they arc not wverfilied. Never bose down a dumpster on the
sonstruction site.

O Clean or replace postable wilets. and inspec! them frequently for
leaks and spills.

© Disposc of all wastes and debets properly. Recycle materials and
wastes that can be reeychad (such as axphall, concreie, aggregate bawe
materials, wood, gyp bowrd, pipe. etc.)

Q Dispose of liquud reswducs from paints, thumers., sotvets, ghues, and
cleaming finids ax hazardous waste.

Mm-lmmnlr«heler
O Establish ffective perk and

sediment discharges from site and tracking ofF site.
Q2 Sweep or vacuum any stroct tacking

as they apply to your project, all year long.

Equipment Management &
Spill Control

™y

=~

Mainicaznce and Purkiag

0 Designate an area, fitied with appropnate BMPs, for
vehcle and equipment parking 20d storape.

Q Porform major mamkeaance, teparr jobs, and vehick:
and equipment washmg off site.

Q If refeling or vehack: mamtenance must be doae
ongite, work m a bermod area away from storm draias
and over a drip pan big enough to collect fuds.
Recycle or dispose of fuids as hazandous waste

O Hvehicle or cquipment clcantng must be done onsile.
clean with waler only in 3 bermed erca that will not
allow nnse water to num mto gutters, sireets, storm
drins, or surface waters.

O Do nok clean veticle or equipment onsite using soaps,
solvents. degreasers, steam cleamng equipment, e

Splll Preventien and Contrel

Q Keep sl cleanup materials (rags, absotbenis, cw)
available at the constuction site 1 3l Umes.

Q tnspect vehicles and equipment froquonily for and
repair leaks promplly Use dnp pans to cateb leaks
‘entil repains are made.

@ Clea up spills or leaks inmedisrely and dispose I
¢leanup matcrialy peoperly.

Do not bose down surfaces whare fluids have spilked.

Use dry cleanup methods (absorbent materials, cat

linter, and‘or rags).

Sweep up spilled dry materals immedistely. Do not

ary w wash them bway with waler, or bury them,

Clean up spills on dirt areos by digging up and

properly disposing of contaminated aoil.

Repon significant spills mmediately. You are required

by lw to report all significant releases of hazardos.

matcrialy, mchading vil. To repoct a epill: 1) Drl 911

o your local ¢ response umber, 2) Call the

Gavernar's Office of Emergency Services Waming

Center. (300] B$2:7550 (24 hours).

o

O 0O D

wmmuumwmuNmmmm
w clean up trackmg.

|33 ENCINAL AVENUE

Earthwork &
Contaminated

O Scheduke grading and excavation work for
drv weather oaly
O Subilize ail deanded areas, install uad

muntxm lemporary sTosion controls {such
18 crsion control fabne or bonded fiber
Tatnix) until vegetation is established.

Sediment Contrel

[=] Pmmmmmmkmmdm
aed dounsge courscs with ppropriate
Bmhwnmvdh-p,ﬁbumlh,

Q Pct\“l sdmun from migrating offuite
by installing and mamisining sediment
centrobs, such a5 fiber rolks, silt fewccs. or
sediment bevins.

Q Keep excavated soil oa the sie where it
will not collect mtv the street.

O Transfer cxcavated materials to dump
trucks on the site, not in the street.

O Comaminated Soils

O ifany of the fullowing conditions are
ohscrved, test for contamination snd
contact the Reglonl Water Quality
Control Boerd:

B Unusual sot conditions, discolorativon,
or odor.

@ Abandoned urkrground tanks
B Abandoped wells
® Burhed berrels, debris, or teash.

Paving/Asphalt Work

O Avoud paving and seal coating in wet
weather, or whea ran is foreeast before
fresh pavement will have ume to euse.

Construction projects are required to implement the stormwater best management practices (BMP) on this page,

Concrete, Grout & Mortar
Appllcation

Q Store concrete. grout and mortar under
cover, on palicis =nd sway from drainage
areas. Thesc materiats must never resch a
storm drain.

O Wash out concrete equipment/rucks
offaste o in & contained arca, so there

Painting & Paint Removal

Paiating cieasup

O Never clean brushes or rinsc paim
containcrs 1O & strvct, FUtier, £Omm
dran, or surface waters.

O For water-bascd paints, paint ot brushes
10 the extent possibie. Rinse to the
sanitary sewer vace vou have grmed
permission from the Jocat wastowater

) i3 1o discharge into the underlying soil Ql—‘wnd—hwpmu.pmlmb_mhuw
Q ‘“.:.‘?I“,Lf'&”ﬁﬁﬁm e ois ding apcas, Let concreic the extent porsible and clean with thinner
mvwix-x““pﬂ‘.aL starry handen and dispase of as garbege ‘o sotvent in & peoper container. Fiter and
0 Cotlect and recycle or approprately DCvlle:dthmv:aﬁwnw‘ahwl euse thixncrs £nd sotciis. Disp °f.
dispose of excess ahasive gravel or sand. ey s hazanous wasie.
Do NOT sweep or wash it into gutters. for spproprisic disposal offsitc. Paiat removat
Q Do not use water (o wash down fresh Q Chemicat paim sinppriag reswhue snd

asphalt concrete pavement.

Sawrutting & Asphaft/Concrete Removal

O Comphetely cover or harricade storm
drain mlcts when saw cutiing. Use filier
fubric, catch basn jalet filters. of gravel
b 1o keep shumry out of the st drain
system.

Q Shovel, abososb, o vecuum saw-cut
alurry and disposc of all wassc s spon
28 you are finished in ane locsticn or at
the end of each work day (whichover is

anou
womerl).

3 1f sawcwt shurry enters a catch basin, clean
Wt up immediately,

Dewatering

i

Q Effectively nranage all run-on, all
runoff withn the site, and all runoff ther
discharges from the satc. Divert nar-on
watcr from offute sway from ail disturbed
aress or otherwise casure compliance.

O When dewatenng, notify and obtain
approval from the local munkapality
before discharging waler 10 # street guticr
or st draw. Filtration or diveryion
through a baun, tank, or scdiment trap
may be reguired.

Q In areas of known contamination. tetmg
s required prior (0 reusc of discharge of
proundwater Consult with the Engincer to
determine whethet (esung 13 required and
how (o wterprot resutes. Contaminated
proundwaicr must be treated or havled
off-site for proper disposal

Storm drain polluters may be liable for fines of up to $10,000 per day! |

chips and dust froem manne peints or
aints containing tead o mbutykin must
be disposed of #s hazardous waste.

€ P chips and st from non-haardous
dry stripping end sand blasting may be
swept up of coliected in plasiic drop

cloths and dixposed of s trash.
Landscape Materials

O Contawn stockpiled landscaping materials
by storing Uk under tarps when they an:
1ot sctively being uscd.

O Stack crudible landscape maerial oa
pallets. Cover oc store these muternals
when they are not actively being tsed or
applied.

0 Dircontinue application of any crodible

‘matcreal wathin 2 days befors a
forecast rain cvent o during wt weather,

BEST MANAGEMENT PRACTICES

(4.2

Hunter Properties Inc.

10121 Miller Avenue, Suite 200
Cupertino, CA 85014
408.255.4100
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MENLO PARKING FIRE DEPARTMENT LADDER TRUCK

;L"““—-—-—,.‘
—— —FT XEF
DESCRIPTION FEET
Wi (¥
TRAK [¥.]
) LOCK TOLOCK TIME (]
: STEERING ANGLE x4
PLAN NOTES
-1 T D .
. ! RED CURBS
| ALLCURES THAT DO HOT ABUT A GARAGE OR PARIING STALL WiLL "RRELANE - o
BOTH TOR AND FACE OF CURB PER FIRE DEPARTMENT STANDARDS.
/ EV.A. ROADWAYS
I i VAL CONSIST OF STRIK] A NINTMUM
/ FIRE SYSTEM DESIGN
RRE HYDRANTS AND UNKDERGROUND SYSTEM DESIGN TD BE DETERMIMED IN CORNNCTION WITH FIRE DEPARTMENT AND FLOW TEST
H RESULTS. BUMLDINGS A, B4 C SHALL BE FULL NFPA 13 SYSTEMS AT 0.1 DENSITY. ALL OTHER BUTLDINGS SHALL BE NFPA 138 SYSTEMS,
I WATH HYDRANT SPACING AY A MAXIMUM OF 3007
L E e
BCALE s 30T

(53

AVENUE N e

ENCINAL >
e A= s I I
133 ENCINAL AVENUE 8 FIRE ACCESS & APPARATUS DIAGRAM
;E;I.O PARK, CA

Hunter Properties Inc.
10121 Miller Avenue, Suite 200

Cupertino, CA 85014
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SHEET INDEX 7
REFERENCES Ky
EXISTING CONDY &
(D PARCEL MAP (52 PM 36 & 37) TIONS !
PROPOSED CONDITIONS 2 f %
oz 1p A ONE LOT SUBDIVISION FOR CONDOMINIUM PURPOSES PROPOSED SITE PLAN 5 £ N
PLUG & TACK, £
i RCE 15290 133 ENCINAL AVENUE PRELIMINARY GRADING & DRAINAGE PLAN  4-5 s <2 n
STORMWATER CONTROL PLAN 6 o 2
\ ‘ | e PRELIMINARY SITE UTILITY PLAN 7-8 S P/ g
v . . . . : . - U
) . DETAIL "A" & ' i i EXISTING TREE DISPOSITION PLAN 9 &
| NOT 10 SCALE : <
: s CONCEPTUAL LANDSCAPE PLAN 10 £ SITE g
| { £ A
- & &
o - fs# Hon 3sa0] ™ {38 RS SOREy TSRS S RINey (86 R o 43 4 2 HANDSCAPE ENLARCEMENT PLAN " & <
/ IND % LP. PLUG & 156 560 268451 . . B Dn A T - ' £ & L
_ N31°3234° E 72252 TACK, RCE 15290 58 8 o GO RIM 451 {65 Rsth 431 165 R 4 bl g < & &
- . SEE DETAIL "A"| S\ g0 woo ovce] 7 woo rmee_ | s vooo e NARHARE | 28498 500D ) yop pg { ;w0 o 7 yo0l Fovces2 X ¥ S s
N 43753 (437.49) @ 2 S — T sy L WIRE i [ & B
1P, - . |2 ma e\t ' f ! E slele 2]
Lo T s || |
: e : q
e | : ! VICINITY MAP .
s ¥ l{xms{u ¢ ! [ NOT TO SCALE 2l »
. e C HHEEE
. - . - " | ) AEEE
; NOTES HEN N
| / HHEEIFEIM
LEGEND ABBREVIATIONS e . . ‘ ! g 2IZEIRIEIR
e o " 1. RECORD OWNERS: LDH ENCINAL, LLC Z|E|E|E|E|E
DISTINCTIVE BORDER s i : § SEHHEE
ADJACENT PROPERTY LINE _ AC ASPHALTIC CONCRETE o i s B2y . . 2. SUBDIVIDER: HUNTER PROPERTIES 122|132
CENTERLINE _ AD AREA DRAIN =) Bz " . 10121 MILLER AVENUE Slzlzlzlz
EASEMENT - — — — = — = BW. BACK OF WALK 4 ?A . . SIS | s CUPERTINO, CA 95014 |95 S
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co CLEAN OUT TO GRADE o - - 3 S SURVEYORS, INC. 3 =
BUILDING OVERHANG CONCC CONCRETE g caneL [ ) { 3350 SCOTT BOULEVARD, BUILDING 22 El <
FOUND MONUMENT AS NOTED = ! & | I 11 | 40.00 Ry ¢ { SANTA CLARA, CA 95054 .
FOUND IRON PIPE OR AS NOTED . ol OP INLET 2| o PR . B . S O I E— o] PHONE: (408) 727-6665 Ugsg
LIGHT pwy D"'VEW” s e pass sy mm pa CONTACT: RYAN M. AMAYA, LS 8134 z8g
STREET LIGHT 3 v ‘ 4. APNs 060-344-270 AN
FIRE HYDRANT €8 ELECTRIC BOX SRR
STORM DRAIN MANHOLE ® ECAB  ELECTRIC CABINET ( ! ( 5. EXISTING USE CCOMMERCIAL o8
MANHOLE o ELEC  ELECTRIC 6. PROPOSED USE RESIDENTIAL tr
TRI
CLEAN OUT ° E‘P) E:—;CE Ofp‘;b{:gﬂ - fam e 7. EXISTING ZONING "SP-ECR /D" EL CAMINO REAL/DOWNTOWN i .
GAS M @ aw EDCE OF WALK SPECIFIC PLAN: = £."
vy sz W/ GUY WIRE — ! :
z FF FINISH FLOOR e ] 8. PROPOSED ZONING:  NO CHANGE I g
WATER METER B FND UNI (E o, B3I 605, A PAVBENT 6304 1 SPECIFIC PLAN e
PTI & [y o 3 ol
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133 ENCINAL AVENUE TOWNHOMES

Project Description

Hunter Properties Inc., a leading real estate development and investment firm in Northern California, is
proposing the development of 24 townhomes at 133 Encinal Avenue. The project sits at the edge of the
El Camino Real and Downtown Specific plan and its scale and density work to create a transition to the
adjacent neighborhoods.

The townhomes are planned across 2 duplexes (Buildings E and G) and 5 multifamily buildings (Buildings
A, B, C, D, and F). Townhomes range from 2 to 3 floors with 3-4 bedrooms and 2.5-3.5 bathrooms,
averaging 1,950 net square feet. Generous second-floor ceiling heights with open living and dining room
plans will create bright and airy living spaces. The homes will have plentiful access to the outdoors as
well, with a combination of private decks, front porches, or rear patios. Townhome porches front
Encinal, enhancing street liveliness while maintaining resident privacy with layers of transitional
elements such as landscaping and private porches. Paseos among the buildings create an off-street
approach and sense of arrival at each front door.

In its contemporary craftsman-style architecture, thoughtful detailing will be seen throughout in
enhanced eaves, trims, balconies, trellises, and porch elements. All the buildings will be in wood frame
construction and clad with a combination of wood shingles and lap siding. Two color schemes based on
cool, refined grays and warm, light browns will work with the site layout to bring a lively variety and
scale to the community.

The site is also unique in having heritage redwood and oak groves that will be complemented by a new
landscape design. Additional California-native shrubs will be introduced to a new children’s discovery
garden and oak grove garden. Elsewhere, garden plazas will provide active and passive places with
boxed garden plots and courtyards with relaxing places to sit beneath trellis features.

Stone Pine Lane Neighbor Outreach

In the Planning Commission meeting on October 19, 2015 Hunter Properties agreed to investigate
and consider revisions to Building D based on feedback given by the neighbors. Since the first
submittal for this project the developer has reduced Building D's unit count from 6 unit to 3 units
and lowered the building from 3 stories to 2 stories. During the Planning Commission meeting on
10/19/2015 the neighbors main concerns were the height and proximity of Building D to the
property line. Hunter Properties met with the neighbors on November 2, 2015 (John Onken, Scott
Phillips, and Bianka Skubnik) and presented revised unit plans that proposed units with partial 2nd
stories thus increasing the 2nd story setback a range of 33 to 37 feet from the PL compared to the
20 foot setback in the previous design. In addition, the position of the building was moved to the
West to clear Tree #52 tree protection zone as requested by the neighbors during the PC meeting.
Along with the unit revisions the amount of tree's that could be planted along the PL have been
maximized. Hunter Properties has received emails from neighbors showing that they are in
support of the new revisions.
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December 14, 2015

Ms. Jean Lin

Associate Planner, Planning Department
City of Menlo Park

701 Laurel Street

Menlo Park, CA 94025

Re: (Revised) Inclusionary Housing Plan - 133 Encinal Avenue, Menlo Park

Dear Jean,

This correspondence outlines the Inclusionary Housing Plan for our 24-unit for-sale residential project for
the site located at 133 Encinal Avenue, Menlo Park. This IHP includes the following.

1) Project Description

2) BMR Requirement for the Project

3) Housing Commission Recommendations
4) Proposal to Satisfy BMR Requirement
5) Site Plan

6) Landscape Plan

7) Elevations

8) Floor Plans

1) Project Description:

The 133 Encinal Avenue project involves the redevelopment of an approximately 1.74 acre site located
within the Menlo Park El Camino Real/Downtown Specific Plan north of E1 Camino Real close to the
Caltrain tracks, opposite of Garwood Way. The project proposes to demolish buildings associated with a
former nursery and to construct twenty four (24) residential units.

The townhomes consist of 2 duplexes (Buildings E and G) and 5 multifamily buildings (Buildings A, B,
C, D, and F). Townhomes range from 2 to 3 floors with 3-4 bedrooms and 2.5-4 bathrooms, averaging
1,950 net square feet. Generous second-floor ceiling heights with open living and dining room plans will
create bright and airy living spaces. The homes will have plentiful access to the outdoors as well, with a
combination of private decks, front porches, or rear patios. Townhome porches front Encinal, enhancing
street liveliness while maintaining resident privacy with layers of transitional elements such as
landscaping and private porches. Paseos among the buildings also create an off-street approach and sense
of arrival at each front door.

Abundant open space is provided across the project, totaling 31,200 square feet or approximately 41% of
the site. Highlights of the landscape plan include heritage redwood and oak groves that will be preserved.
Small play elements for children will be integrated among the towering redwoods, and new outdoor
furniture will create a contemplative space within the oak grove. Raised planting plots on the northeast
edge of the site will also give residents the opportunity to cultivate their own gardens.

Three of the twenty four units (12.5%) are two-story townhome units with partial second stories, while
the remaining twenty one units are three-stories. Sixteen of the twenty four units (66.7%) have four
bedrooms and three-and-a-half or four bathrooms and range from 1,889 to 2,131 square feet. Eight of the
twenty four units (33.3%) have three bedrooms and two-and-a-half bathrooms and range from 1,874 to
2,106 square feet.
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In its contemporary craftsman-style architecture, thoughtful detailing will be seen throughout the project
in enhanced eaves, trims, balconies, trellises, and porch elements. All the buildings will be in wood frame
construction and clad with a combination of wood shingles and lap siding. Two color schemes based on
cool, refined grays and warm, light browns will work with the site layout to bring a lively variety and
scale to the community.

2) BMR Requirement for the Project:

The on-site BMR requirement is to provide 15% of units as BMR units. For a 24-unit development, the
BMR requirement would be 3.6 units.

3) Housing Commission Recommendations:

A Housing Commission meeting was held on May 6, 2015 to review the BMR requirements for the
Project. The Housing Commission approved the Developers Inclusionary Housing Plan of providing three
(3) BMR units at the moderate-income level and 0.6 unit obligation via a in-lieu fee. However, the
Housing Commission's recommendation asked the Developer to evaluate the feasibility of providing two
(2) BMR units at moderate-income level and one (1) BMR unit at the low-income level and no in-lieu fee.

4) Proposal to Satisfy BMR Requirement:

The Developer is adhering to the Housing Commissions recommendation. Three (3) of the twenty four
(24) residences shall be set aside on-site as affordable units for "Low Income" families (the "BMR
Units"). Per the Housing Commissions recommendation two (2) BMR units will be set aside for
moderate-income level families and one (1) BMR unit will be set aside low-income level families. These
3 units are designated as Unit A, Unit B, and Unit C. These units are chosen for their representation of the
different product types offered and desire to spread the units evenly throughout the site. Units A and B
benefit from being an "endcap" of their buildings and have three unshared walls. These units have the
additional advantage of being next to the landscaped garden plaza and the provided guest parking. Unit C
benefits from being one of two units with an open entry courtyard that overlooks a grand paseo between
Buildings B & C. This unit is also provided with a private backyard that backs up to dense mature trees
along the property line. All three (3) BMR units are 4 bedroom units, the max number of bedrooms in the
unit types offered.

All BMR units will be built to the same standards as non-BMR units. The exterior materials used in
construction of the BMR Units will be similar and indistinguishable from those to be used on the market
rate units. The interior finishes of the BMR Units shall be similar to those of the market rate units, except
for upgrades purchased by individual buyers.
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CITY OF

MENLO PARK

B1.

B2.

C1.

ATTACHMENT H
Housing Commission

REGULAR MEETING MINUTES

Date: 5/6/2015

Time: 5:30 p.m.
Administration Building

701 Laurel St., Menlo Park, CA 94025

Chair Clarke called the meeting to order at 5:33 p.m.

Roll Call

Present: Clarke (Chair), Cadigan, Calder, Dodick (arrived at 5:44 p.m.), Tate
Absent: None
Staff: Curtin, Lin, Perata

Public Comment - None
Regular Business

Recommendation of a Below Market Rate Housing In-Lieu Term Sheet with Tarlton Properties, Inc.
for Commercial Linkage Fees for 1315 O’Brien Dr.

Associate Planner Kyle Perata provided the staff presentation.

ACTION: Motion by Clarke, Second by Cadigan to approve the Below Market Rate Housing In-
Lieu Term Sheet with the recommendation to seek a development partner for affordable units with
a potential proportional reduction in fees timed on the development cycle. Motion passes 5-0.

Recommendation of a Below Market Rate Housing In-Lieu Term Sheet with Hunter Properties for
133 Encinal Ave.

Associate Planner Jean Lin provided the staff presentation.

ACTION: Motion by Clarke, Second by Calder to approve the Below Market Rate Housing In-Lieu
Term Sheet including options of 1) accepting the applicant's initial proposal to provide three
moderate-income level BMR units on site and paying the in lieu fee for the remaining 0.6 fraction of
a unit or 2) the applicant’s proposal to provide two moderate-income level BMR units and 1 low-
income level BMR unit on site. Motion passes 5-0.

Reports and Announcements
Commissioner Reports.

Commissioner Cadigan announced the Housing Resource Fair taking place May 9, 2015, and
mentioned the current status of the Buena Vista mobile home park in Palo Alto.
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C2. Reports from Staff

Assistant to the City Manager Curtin announced that the City Council had recently reappointed
Commissioner Dodick to a new term on the Housing Commission. He also noted some upcoming
meeting dates:

. Commissioner Training and Appreciation Event — Tuesday, May 12, 2015, at the City
Council Chambers
. Housing Commission Special Meeting regarding housing issues related to the General Plan

Update — Thursday, May 28, 2015, at the Senior Center.
D. Informational Items — None

E. Adjournment
Chair Clarke adjourned the meeting at 6:35 p.m.

Minutes approved at the August 5, 2015, Housing Commission Regular Meeting.
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ATTACHMENT |

ENVIRONMENTAL QUALITY COMMISSION
FINAL MINUTES

Regular Meeting
Wednesday, June 24, 2015 at 6:30 PM
City Administration Building

CITY OI

MENLO PARK 701 Laurel Street, Menlo Park, CA 94025

CALL TO ORDER

The meeting was called to order at 6:47 p.m.

ROLL CALL - Allan Bedwell (Chair), Kristin Kuntz-Duriseti, Deborah Martin, Christina Smolke
Absent: DeCardy, Scott, Barnes

A. PUBLIC COMMENT (Limited to 30 minutes)

e Steve Van Pelt, resident of Menlo Park stated that he wants to learn more about the
City’s environmental efforts and asked if the General Plan Advisory Committee
(GPAC) had any role in the sea level rise indicated on the GPAC maps.

B. REGULAR BUSINESS

B1. Consider a Recommendation to the City Council on a Request to Remove Seven
Heritage Trees on Property Located at 133 Encinal Avenue (Attachment) - 45 min

Jean Lin, Associate City Planner and Sachneel Patel with Hunter Properties briefed the
Commission on the project. The applicant also provided an update to the Commission that
the project will be removing six heritage trees as they were able to redesign and save tree
#11 (heritage incense cedar) that was originally proposed for removal.

ACTION: Motion and second (Kuntz-Duriseti/Smolke) to recommend the following:

1. That the applicant consider project modifications to retain tree #2 (non-
heritage Japanese maple), tree #25 (heritage Japanese maple), tree #15
(heritage crape myrtle), and tree #23 (heritage coast redwood).

2. That Planning staff look into compliance mechanisms that can be applied to
prohibit title transfer if the Heritage Tree Ordinance is violated during
construction.

The motion passes (4-0-3), (Absent: DeCardy, Marshall, Barnes).
B2. Discuss and Potentially Make Recommendations to the General Plan Advisory

Committee (GPAC) to Incorporate Sustainability Goals into the General Plan - 30
mins
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Commissioner Kuntz-Duriseti and Heather Abrams, Environmental Programs Manager
provided an update to the Commission.

Public Comment:

e Jan Butts, resident of Menlo Park expressed the importance of stormwater
management to retain and use rainwater versus wasting runoff.

e Steve Van Pelt, resident of Menlo Park stated that he uses tools such as Google
Maps to find out about traffic throughout the area.

e Mitch Slomiak, resident of Menlo Park and former EQC member stated that he would
like to see a requirement for data collection and display of green building actual
performance.

ACTION: No formal vote was taken on this item; Commissioner Kuntz-Duriseti was
authorized to draft a letter of recommendation to provide to the GPAC.

B3. Make an Appointment to the CAP Subcommittee - 5 mins

ACTION: Motion and second (Bedwell/Smolke) to appoint Deb Martin to CAP
subcommittee, passes (4-0-3), (Absent: DeCardy, Scott, Barnes).

B4. Receive Update from CAP Subcommittee on California Clean Power and Potentially
Make a Recommendation to City Council - 30 mins

Commission Kuntz-Duriseti provided an update to the Commission.

Public Comment:

e Jim Eggemeyer, Director of the Office of Sustainability for San Mateo County stated
that his office is leading the CCE effort and has contracted Pacific Energy Advisors
to conduct a feasibility study that will be complete in late summer 2015.

e Jan Butts, resident of Menlo Park commented that she would like the EQC to
conduct extensive research on CCA options before making a recommendation to
City Council. There may be other approaches to achieving one hundred percent
renewable energy for the city versus going with a private company. The County JPA
model will include more public disclosure.

e Mitch Slomiak, resident of Menlo Park and Vice Chair of Menlo Spark stated that the
goal is to get Menlo Park climate neutral within ten years. Suggested that the City
adopt a framework around one hundred percent renewable power or as close as we
can get to maximize participation.

e Sue Chow, resident of Redwood City and speaking on behalf of the Sierra Club
reaffirmed that the Sierra Club supports the public JPA model.
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e Mike Ferrera, resident of Moss Beach and speaking on behalf of Sierra Club, stated
that the Sierra Club supports the public JPA model since there are a lot of sub-goals
that they want to achieve. A public JPA is something that we can work with. A private
company only presents a product.

e Diane Bailey, Executive Director of Menlo Spark expressed that Menlo Spark is a
strong supporter of the County CCE effort and that she recommends that the EQC
focus on how we can maximize renewable power quickly. She also clarified that for
the County JPA arrangement there is also a private company providing the energy.

ACTION: Motion and Second (Kuntz-Duriseti/Martin) for (1) the Climate Action Plan
subcommittee to meet to discuss a set of criteria/comments to provide to CCE/CCP to
address and be considered by the EQC, and (2) draft a letter of support to City Council
requesting that funds be prioritized for hiring a consultant to conduct an analysis on the
different CCE options, passes (4-0-3), (Absent: DeCardy, Marshall, Barnes).

B5. Receive Update on the City’s New Water Restrictions and State Water Regulations

(Attachment) — 15 mins

ACTION: No formal action was taken on this item. Heather Abrams, Environmental
Programs Manager, provides an update to the Commission. Chair Bedwell requests that the
City make the information available on the City website.

B6. Approve April 22, 2015 Minutes (Attachment) — 2 mins

ACTION: Motion and Second (Smolke/Martin) to approve the April 22, 2015 minutes,
passes (4-0-3), (Absent: DeCardy, Marshall, Barnes).

B7. Approve May 27, 2015 Minutes (Attachment) — 2 mins

ACTION: Motion and Second (Bedwell/Martin) to make a correction to the May 27, 2015
minutes to state that Commissioner Kuntz-Duriseti left the meeting at 8:35 p.m., not 7:35
p.m., passes (4-0-3), (Absent: DeCardy, Marshall, Barnes)

B8. Select the EQC Vice Chair — 5 mins

ACTION: Motion and second (Bedwell/Kuntz-Duriseti) to appoint Commissioner Martin as
EQC Vice Chair passes (4-0-3), (Absent: DeCardy, Marshall, Barnes).

C. REPORTS AND ANNOUNCEMENTS
Cl. Staff Update on Environmental Policies to be considered by City Council — 5 mins
C2. Commission Subcommittee Reports and Announcements — 2 mins

C3. Discuss Future Agenda Items — 5 mins
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D. ADJOURNMENT

The meeting was adjourned at 9:42 p.m.

Meeting minutes taken by Environmental Quality Commissioner Christina Smolke
Meeting minutes prepared by Vanessa Marcadejas, Environmental Programs Specialist

Minutes accepted at the meeting of August 26, 2015
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CITY OF

MENLO PARK

F4.

ATTACHMENT J
Planning Commission

REGULAR MEETING MINUTES - EXCERPTS

Date: 10/19/2015

Time: 7:00 p.m.

City Council Chambers

701 Laurel St., Menlo Park, CA 94025

Call To Order
Chair John Onken called the meeting to order at 7:01 p.m.
Roll Call

Present: Drew Combs, Katie Ferrick, Susan Goodhue, John Kadvany, Larry Kahle, John Onken
and Katherine Strehl

Absent: None

Staff: Thomas Rogers, Interim Principal Planner, Michele T. Morris, Assistant Planner, Jean Lin,
Associate Planner, David Hogan, Contract Planner

Public Hearing

Architectural Control, Major Subdivision, and Below Market Rate (BMR) Housing Agreement
/Hunter Properties/133 Encinal Avenue:

Request for architectural control and major subdivision to allow the demolition of existing garden
nursery buildings, and construction of 24 attached townhouse-style residential units and associated
site improvements in the SP-ECR/D (ElI Camino Real/Downtown Specific Plan) zoning district. A
tentative map would be required to create 24 residential condominium units. Five heritage trees
are proposed for removal as part of the proposed development. In addition, the applicant is
requesting approval of a Below Market Rate (BMR) Agreement for the provision of three on-site
BMR units for this project. (Staff Report #15-021-PC)

Staff Comment: Associate Planner Jean Lin said a colors and materials board was provided for
the Commission’s review. She said additional correspondence had been received since the
publication of the staff report, which had been distributed to the Commission and copies of which
were available for the public at the information table in the rear of the room. She said the project
was located within the Specific Plan area and subject to the guidelines and standards within that
Plan. She said Attachment F was a “Standards and Guidelines Checklist” that summarized how
the project would be in compliance with the Specific Plan. She said the project was also in
conformance with the Specific Plan Environmental Impact Report (EIR). She said the
“Environmental Compliance Checklist” was Attachment K. She said Planning Consultant Arnold
Mammarella was present and was assigned to the project design review. She said a representative
from Hunter Properties, the applicant, was also present.

Questions of Staff: Commissioner Kahle said one of the pieces of correspondence received talked
about traffic. He asked if the Transportation Division had reviewed and approved the current
project layout. Planner Lin said the Transportation Division had looked at the project. She said the
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driveways were as far from the railroad tracks as they could be. She said they were fairly close to
the existing driveway at 1600 EI Camino Real being separated by 20 to 30 feet. She said staff did
not think this would create a safety issue as the overall project would result in less traffic than the
previous commercial nursery use.

Commissioner Kahle asked why the Commission had not seen this project prior to this seemingly
final proposal. Associate Planner Lin said the project was being proposed at the Specific Plan
base level and was not required to come to the Planning Commission for a study session. She said
projects proposed at the Specific Plan bonus level were required to come to the Planning
Commission as a study session.

Commissioner Combs asked if the applicant could have voluntarily chosen to do a study session
and wondered if there had been a suggestion to do so considering the neighbor concerns.
Associate Planner Lin said there had been no suggestion of a study session. She said the
applicant and neighbors have met several times to discuss the project and neighbors’ concerns.

Commissioner Combs asked staff to clarify if the Planning Commission’s role with this project
proposal was only the architectural control. Associate Planner Lin said as part of the architectural
review the Commission would insure that the project proposal was in compliance with the Specific
Plan standards and guidelines.

Applicant Presentation:

Mr. Deke Hunter, project applicant, said the project architect would provide an overview of the
project.

Ms. Jessica Musick, project architect, KTGY Group, described the project site. She said
constraints and opportunities on the property influenced their proposal such as the existing
heritage trees and an SFPUC easement running the eastern edge of the site adjacent to the
Southern Pacific railroad tracks. She said the carriage house on the site was not a historic building
but one which the project team has thought fondly of and tried to incorporate as the project
developed. She said they were proposing 24 townhome units, three to four bedrooms each, on
nearly two acres, with personal garages for the units and seven guest parking spaces. She said
43% of the site was open space made up of the area within the SFPUC easement as garden
spaces, a central paseo and areas around the existing heritage trees. She said a variety of
building heights were proposed for the two and three-story eight buildings including the one-story
amenity structure. She said the one-story and two-story were located along the northern edge
where there were sensitivities to the existing Stone Pine Lane neighbors. She said the carriage
house would be reconstructed as the amenity building, which would have a fithess room. She said
there were a number of entry orientations with the frontage along Encinal Drive and the main
vehicular and pedestrian streets. She said they were using cedar siding and shingles, smooth
wood trims, stone cladding and aluminum clad windows. She said Building D was two units and
two-story in height. She said they had gone to great lengths to articulate the rear elevation of that
building and protect the privacy of the neighbors. She said they were aiming for LEED for home
silver certification. She said there would be three electrical vehicle chargers and water efficiencies
in the buildings and landscaping, and energy efficiencies would be used. She said the
reconstructed carriage house would have a cedar shake roof, wood windows, and wood board and
batten.

Mr. Hunter said the owners of the Reynolds Nursery property had contacted him when they wanted
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to sell their property. He said although the project setbacks were generous, the change in use was
a big change for the Stone Pine Lane neighbors. He said through neighborhood meetings they
had discussed and reduced Building D from three stories to two stories and were continuing to
discuss further modulations to that building.

Replying to questions from Commissioner Combs, Mr. Hunter said before they had known whether
the carriage house was a historical building and what its condition was, they had considered
repurposing it in some commercial application. He said once they found out the structure was not
historic and determined its condition, they decided to reconstruct and relocate it. He said the
looser he could make the fence line for Stone Pine Lane neighbors and soften the massing the
better.

Responding to Commissioner Kadvany’s suggestion that the driveway width could be reduced for
Building C to what it was for Buildings A and B and that would enable Building D to move away
from Stone Pine Lane, Associate Planner Lin said the need for the wider driveway with the
hammerhead turnaround in the back was for access for fire trucks and equipment required by the
Fire District.

Commissioner Kadvany said the project was parked more greatly at 53 spaces than the required
45 spaces, and asked about more units. Mr. Hunter said that increasing the number of units would
not fit the area and rather than providing minimum parking he wanted to provide some guest
parking. Commissioner Kadvany asked about double asterisks and bathrooms without windows.
Ms. Musick said that the end units would have bathrooms with windows and the other internal units’
bathrooms would not have windows or skylights.

Commissioner Kahle asked about the commercial neighbor’s concerns with the two driveways and
the suggestion to paint the curb red. Mr. Hunter said that Ron and Laurie Shepherd, the next door
property owners, were concerned with a large truck parking along the street and that would create
a visual obstruction. He said they thought painting the curb red was the solution. Associate
Planner Lin said also that the Specific Plan called for a Class 2 or 3 bicycle lane along that side of
Encinal Avenue. She said if that occurred on street parking would be eliminated on that side of the
street.

Commissioner Kahle said there were discussions about planting more trees between the two
properties. Mr. Hunter said Building F was a triplex and its courtyard receives the courtyard off the
spine of the other two buildings and the commercial property owners were concerned about
impacts from the massing there to their first story office space so they wanted to have a robust tree
plan. He said those neighbors were also concerned about their trees so once grading was to
commence they would review the project tree protection plan with them.

Commissioner Kahle said the distance between Buildings E and F had been 15 feet and was now
9 feet and there was a suggestion to move something forward. Mr. Hunter said talking to staff it
was important to have the internal features and courtyards and that changed the massing along
that line. He said their other issue was a trash enclosure there which they wanted to be sure was
disclosed to tenants of the new project.

Public Comment:

e Mr. John Onken, Stone Pine Lane, said his property was adjacent to this project. He said they
appreciated the good faith efforts of the developer. He said the development plan had not
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really changed except for some tweaks along the Stone Pine Lane edge. He said the project
was a lot of townhomes packed together and facing each other with 26 and 30 feet between
windows, which was tight. He said there was as little as 31 feet between windows of the
project and Stone Pine Lane residences, which effectively brought Stone Pine Lane into this
development. He said they did not think the project had done enough to protect Stone Pine
Lane. He said if Council did permit this project, they would want to see specific screening trees
along the back edge as what was shown now were azaleas. He said the neighbors had no
interest in the carriage house. He said if that building could be removed and the building facing
Stone Pine Lane could be located further away and its height dropped that would help. He
suggested the Commission not recommend the project for approval until the plans were
changed and the carriage house removed and other suggested changes made.

e Mr. In Lee said the principle living spaces in the Stone Pine Lane homes face the proposed
project. He said their living rooms, dining rooms and bedrooms had floor to second story
ceiling windows and they would be looking into the back wall of the proposed adjacent
townhomes. He said his home was a short three-story, about 30 feet total in height, and the
proposed project’s three stories had been planned at 36 foot height. He said the building had
been reduced to two-story in these plans but would still be at 27 feet in height and that impact
his neighborhood’s sun and light. He said this property and Stone Pine Lane were too close
together and he hoped changes were made and implemented in the plans.

e Ms. Fran Dehn, resident, said the carriage house was a delightful structure but thought if it was
going to be reconstructed perhaps someone would like to move it. She said she would like the
project to be most aesthetically pleasing for all concerned rather than trying to preserve the
carriage house but reconstructing it. She supported removing the carriage house if it would
make the project better. She said this property was for sale purposes and having four
bedrooms close to jobs and schools could be attractive to someone wanting an investment to
rent to others. She said she wanted the occupancy kept to single-family. She said if a four
bedroom unit in this project was rented out there would definitely not be enough parking.

e Mr. Scott Philips, Stone Pine Lane, said the project asked the City to make the finding that the
development of it would not impair the desirability of investment or occupation in the
neighborhood. He said the proposal would have a significant impact. He said his property’s
master bedroom window would be only 29 feet from the adjacent building D. He said his home
was two-story and 18-feet tall. He said the original project at three stories would have made
the project building twice the height of his home. He said even the two-story proposed was
significantly taller than his home and would virtually eliminate all morning light in his backyard.
He said he understood the need for additional housing and the desire to achieve a certain
density but this project would make their yards practically unusable. He said he was concerned
with the heritage oak noting that story poles for building D clearly extended into the tree’s
canopy, and it was clear the lower part of the tree canopy would need to be removed to
construct the building. He said that would seriously impair the viability of that tree.

e Ms. Ursula Feusi, Stone Pine Lane, said her residence faced Building D directly. She said the
developer had listened to some of their concerns and made some moves to accommodate by
redesigning the site facing the living patio areas of their stone Pine Lane homes, but the results
were far from satisfactory. She said their fundamental concerns with the project remained the
same. She said the proposed project was vast and invasive. She said the townhouses were
too close together blocking sun and light. She said the development would cause harm to the
conditions and value of their properties and affect negatively the aspects of their lives. She
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said the proposed Building D was very lacking in visual interest. She said the design would put
their patios approximately five feet from the project patios and they would lose their privacy.
She strongly urged the Commission to reconsider the open space issue along the boundaries
and continue the park-like setting starting at the redwood grove all the way down to the oak
tree. She suggested keeping the area as open space that they all could enjoy. She said if
Building D was built it would jeopardize that oak tree. She said the 36-inch redwood tree
should not be eliminated. She suggested that a mixed-use project would be better suited to
this site.

e Ms. Bianka Skubnik, Stone Pine Lane, said her unit would directly face the proposed Building D
and put her outdoor living space in a canyon. She said that the layout of Stone Pine Lane was
much less urban than the proposed project.

e Mr. Jason Thrasher, Stone Pine Lane, said the proposed project would degrade the privacy he
currently enjoyed in his home. He said the project’s living spaces and patios were very close to
the homes on Stone Pine Lane, and raised significant privacy concerns. He said the plans did
not describe a fence or landscape screening between the project and Stone Pine Lane. He
said sunlight currently entering their homes would be disrupted by the height of the proposed
development. He said in a meeting with Mr. Hunter he had indicated he would be willing to
have the adjacent townhouses with a pop-up partial second story to allow for more sunlight
access but that was not reflected in the revised design proposal. He said the construction of 24
high density townhomes would significantly increase the traffic and parking problems in the
area. He said a mix of residential and commercial or a park would help reduce traffic along El
Camino Real, make the neighborhood more walkable and increase the privacy for the Stone
Pine Lane residents. He said he was opposed to the project and recommended the
Commission deny the proposal and require a redesign.

Vice Chair Strehl closed the public hearing.

Commission Comment: Commissioner Kadvany asked for context on the Davis Polk property on
El Camino Real and its relationship to homes on Stone Pine Lane. Interim Principal Planner
Rogers said he believed the project was approved in the late 1990s and it was either appealed to
the City Council or approved by them, and there had also been an unsuccessful lawsuit.
Commissioner Kadvany asked if the project setbacks were greater than the Davis Polk project
setbacks with Stone Pine Lane. Associate Planner Lin said the Davis Polk setbacks were greater
than the proposed project’s rear setbacks and were at about 100 feet as opposed to 20 feet.

Commissioner Kadvany said the Specific Plan made considerations for projects that abut
residential neighborhoods and asked if this proposal met the model for residential interface.
Associate Planner Lin said that the Specific Plan was designed with a 20-foot setback at the border
of the Plan area with adjacent properties and that was to address the transition between existing
development and the higher density Plan development. She said this project has a 20-foot rear
setback. Interim Principal Planner Rogers said sheet A4.3 has a helpful diagram showing a
section of Building D relative to the property line and references the 20-foot rear setback, which
was achieved at the first story, and increased at the second story at different points. He said the
Plan also specifically defined a fagade height applied to the front and rear of a property that clipped
into a 45 degree angle. He said the diagram of the proposed revised plan from Hunter Properties
has fallen well below the 45 degree angle and 30-foot maximum fagade height.

Commissioner Kadvany asked how many Stone Pine Lane residences were directly behind
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Building D. Ms. Musick said there were three. Commissioner Kadvany asked about the Stone
Pine Lane residents’ perceived loss of value of their homes by the proposed project. Interim
Principal Planner Rogers said that generally real property prices in Menlo Park were rising. He
said in working with the appraisers their primary interest was what could be built on a particular
property itself, and less what could be done on adjacent properties.

Responding to a question from Commissioner Ferrick, Associate Planner Lin said the proposal was
well under the 20 housing units allowed per acre.

Commissioner Ferrick asked why they chose to make the units fewer and larger rather than more
and smaller. Mr. Hunter said he was trying to do a transitional product that was looser than other
townhouse projects that would come in a price point that younger families could afford to buy.
Commissioner Ferrick asked why not smaller units, noting the need for workforce and senior
housing. Mr. Hunter said the homes were such that they could be a step down for people to sell
their Menlo Park or Atherton homes and move into a smaller space. He said the homes have a
room that could be a den or office, or a fourth bedroom. Ms. Musick said they have 40% open
space and that was a product of the heritage tree and SFPUC easement, and that caused a loss of
buildable area, or about 33,000 square feet.

Commissioner Ferrick said the project was only being built to the state’s green requirements, LEED
silver, and asked if they could add some greater water related efficiencies. Ms. Musick said they
were using those requirements as a starting point and were exploring other options and strategies.
Commissioner Ferrick asked if this project allowed for a greater setback that might be needed for
the Caltrain electrification project. Mr. Hunter said the additional 40-foot needed for that project
was within the SFPUC easement.

Responding to a question from Commissioner Ferrick, Interim Principal Planner Rogers said the
bonus density for residential was 30 dwelling units per acre, which would be approximately 51 units
for the project acreage.

Responding to a question from Commissioner Goodhue in reference to whether a shadow study
had been done for Stone Pine Lane residences, Interim Principal Planner Rogers said the EIR for
the Plan looked at shadow studies of representative uses. He said there were certainly areas
where shadows were cast where there had not been shadows before but the EIR determined that
did not impair the use, and made a finding that there were no shadow impact. He said this project
was consistent with that and no additional analyses were required to be done.

Commissioner Goodhue said the applicant had indicated that if Building H was removed there
could potentially be a sideways shift to move Building D to the left. Mr. Hunter said the property
line was almost on a true east-west. He said if that mass of buildings were moved hypothetically
10 feet to the west, it would move them away from the oak tree in the Hetch-Hetchy right-of-way
and would loosen up the project. He said the hammerhead for the fire access turnaround would
also move or could be relocated.

Commissioner Kahle said the front massing of Building A was rather tall and articulated well. He
said he had more concern with the sides of Building G as that was a blank wall that would be seen
traveling down Encinal Avenue. He said he liked the detailing but the brackets at six by eight
looked chunky and asked that more attention be paid to those. He said it was good that Building D
was a two-story rather than three-story, had small windows on the second floor, and with the
separation at the tightest being 29 feet, he was inclined to support.
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Responding to questions from Commissioner Combs, Associate Planner Lin said the project would
go to the City Council for consideration including the Commission’s recommendation(s) from this
evening. She said because these were for sale units, the project needed to go to the City Council
because it would need a major subdivision tentative map. She said the Specific Plan boundaries
on three sides wrap around this property and included the Davis Polk property but did not extend
past the Caltrain railroad tracks. Interim Principal Planner Rogers said prior to the Plan, the project
property was a rare mismatch property, an R3 parcel with a commercial use on it. He said the R3
zoning was complex but would allow a maximum of 18 housing units per acre. He said R3 zoning
had a rear setback based on a percentage of the lot width but was at maximum 20-feet. He said it
had no building profile requirements and maximum building height was 35-feet.

Responding to questions from Commissioner Ferrick, Associate Planner Lin said one of the three
BMR units onsite would be for low income and the other two BMR units would be for moderate
income. She said the project has a requirement for 3.6 BMR units. She said the original proposal
was to provide three BMR units for moderate income and pay an in-lieu fee for the 0.6 BMR unit.
She said the applicant considered staff’'s suggestion of incorporating a low income unit and
eliminating the in-lieu fee. She said the Housing Commission expressed strong interest in a low
income unit rather than an in-lieu fee. She said if it were a bonus density project of 45 units the
requirement would have been for 7 BMR units.

Commissioner Ferrick said she would have preferred this project to have the highest and best use
for the City’s unmet housing need and near transit but what was proposed was more fitting for the
adjacent neighborhood. She said she very much liked the homes on Stone Pine Lane and thought
this project would be similar in quality and not detrimental to that neighborhood. She said she had
empathy for the owners’ of the three units whose views would be impacted. She said it was a
change but she thought the applicants had been responsive. She said it would be important for the
applicant to work with the neighbors on appropriate screening trees behind Building D. She said
the City had a housing shortage and an allocated number of housing units to generate which was
why she wanted more and smaller units. She said the project could be a lot bigger and much
denser than was proposed. She said the Craftsman-style design proposed was acceptable.

Vice Chair Strehl said she visited the properties on Stone Pine Lane and all of their living spaces
looked out onto this project property and their sunlight would be diminished. She asked if Building
H was removed whether the three units in Building D could be broken up so it wasn’t just one mass.
Mr. Hunter said he could possibly do two duplexes and break them apart if Building H was

removed but he would have to look at the driveway requirements. He said he would like to make
the Stone Pine Lane neighbors as happy as they possibly could be with the project. Vice Chair
Strehl said she was worried about the impact to the oak tree canopy. Mr. Hunter said they would
meet all the tree protection standards but it would feel better to be able to move away even another
five feet. She suggested improved landscaping between the property and Stone Pine Lane
residences. Mr. Hunter said they would work with their neighbors on the type of fence and trees.

Commissioner Kadvany said like Commissioner Ferrick he would prefer a denser project. He said
he agreed with John Onken that this project with its big driveways was similar to Stanford West and
was very auto-centric. He said this project was much better than some projects that could have
been proposed for this site noting the higher end materials. He said Building D seemed to have
the most impact on the Stone Pine Lane residences and the developer seemed willing to look at
Building D further. He said there was a question of visual interest for the back of Building D but as
proposed it protected privacy. He said for the Stone Pine Lane residents the visual massing of
Building D was an impact.
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Commissioner Goodhue said there were demonstrable differences between this project and
Stanford West. She said she understood the desire for more units but thought the developer was
hitting the spirit of the Specific Plan as a transition project with an existing neighborhood. She said
it related well with Felton Gables and the other residences east of the railroad tracks. She said the
Stone Pine Lane homes were built to view the Roger Reynolds Nursery and that was expected to
remain. She commended the applicant for the provision of garages and their locations.

Commissioner Ferrick said she was neutral about the carriage house. She asked if it was removed
could Building D be lengthened as a one-story with a pop-up. Mr. Hunter said that giving up height
meant the homes would be wider and a partial pop-up would be preferable. He said they could
look at that with City staff.

Commissioner Kahle said the carriage house was a focal point to the driveway and a homage to
what had been there previously.

Commissioner Combs said the three main things he heard from the neighbors was the concern
that the project was not mixed use and that would be better rather than solely residential, concern
about the massing of residential blocks that did not fit within the character of the overall
neighborhood, and the issue of privacy and setbacks in regard to Building D. He said the concerns
were valid and he was empathetic. He said the property was under the Specific Plan and fell
within all the guidelines and was even restrained. He said he did not know what could be basis
there could be to recommend denial.

Commissioner Kadvany said he liked Building H and would not like the project to lose it. He
suggested they might be able to do something different with Building D such as reduce the garage
size and step the second story back more.

Vice Chair Strehl said she responded first to the massing of the project. She said she appreciated
the detail and the work that had gone into the project. She said she supported getting rid of
Building H if it would help with changing the mass and/or location of Building D to address some of
the Stone Pine Lane neighbors’ concerns. She said if eliminating Building H would enable options
the developer could do to address the neighbors’ concerns, and if the developer provided
appropriate screening along the back, and protected the heritage trees, she could support the
project.

Commissioner Ferrick said she liked Commissioner Kadvany’s idea to have one covered and one
uncovered parking on the three rear units. She said she liked Building H and it was the one thing
in this property that made the project not a cookie-cutter townhome project. She said the project
met the checklists of the Specific Plan and responded well to adjacencies. She moved to
recommend the project to City Council.

Commissioner Kadvany said if the developer wanted to do something with Buildings H and D,
should they include something about that.

Commissioner Combs said he was in favor of eliminating Building H if it would help to address
identified concerns about Building D.

Commissioner Goodhue suggested a motion to allow for modifications to address Stone Pine Lane
residents’ concerns.
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Interim Principal Planner Rogers said the project would not go to the City Council until December
so if they wanted to recommend some changes to the project, the developer could be working on
those during the interim.

Commissioner Ferrick said she would amend her motion to recommend the project to the City
Council with the modification to revisit and revise the plan for Building D in response to Stone Pine
Lane residents’ concerns.

Commissioner Kahle said he would also like to have a review of the west elevation of Building G
and the front elevation of Building A, particularly the three story massing, and the brackets with
staff review.

Commissioner Ferrick said she would decline that modification.

Commissioner Combs seconded the motion made by Commissioner Ferrick.

Vice Chair Strehl said her understanding of the motion was to recommend the plan to the City
Council with a request that the applicant work with staff and the Stone Pine Lane neighbors to re-
do Building D, optionally to eliminate Building H and moderate the size of Building D to the extent
they were able.

Mr. Hunter said it was important to have very clear directives. He restated that the Commission
was recommending the project to City Council but in the interim until the project was considered by
Council to modify Building D to all parties’ favor. He noted that might not result in any changes.
Vice Chair Strehl said that included eliminating Building H if that helped improve Building D.
ACTION: Motion and second (Ferrick/Combs) to recommend that the City Council approve the
item with the modification to work with neighbors/staff on Building D; passes 6-0, with
Commissioner Onken recused.

Commissioner Kadvany said he agreed with Commissioner Kahle’s comments about the west
elevation of Building G.

J. Adjournment

Vice Chair Strehl adjourned the meeting at 10:10 p.m.

Staff Liaison: Thomas Rogers, Interim Principal Planner

Recording Secretary: Brenda Bennett

Approved by the Planning Commission on November 16, 2015
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133 Encinal Avenue

ATTACHMENT K

Menlo Park EI Camino Real/Downtown Specific Plan
Standards and Guidelines: Project Compliance Worksheet

Section

Standard or

Guideline

Reguirement

Evaluation

E.3.1 Development Intensity

E.3.1.01 Standard Business and Professional office (inclusive | Not Applicable: No business/professional
of medical and dental office) shall not office use is proposed.
exceed one half of the base FAR or public
benefit bonus FAR, whichever is
applicable.

E.3.1.02 Standard Medical and Dental office shall not exceed | Not Applicable: No medical/dental office
one third of the base FAR or public benefit | use is proposed.
bonus FAR, whichever is applicable.

E.3.2 Height

E.3.2.01 Standard Roof-mounted mechanical equipment, Complies: No roof-mounted equipment is
solar panels, and similar equipment may currently proposed.
exceed the maximum building height, but Sheets A2.1-A2.7
shall be screened from view from publicly-
accessible spaces.

E.3.2.02 Standard Vertical building projections such as Complies: No vertical projections are
parapets and balcony railings may extend | exceeding maximum building or fagade
up to 4 feet beyond the maximum fagade height.
height or the maximum building height, Sheets A4.0-A4.6
and shall be integrated into the design of
the building.

E.3.2.03 Standard Rooftop elements that may need to Complies: No rooftop elements are

exceed the maximum building height due
to their function, such as stair and elevator
towers, shall not exceed 14 feet beyond
the maximum building height. Such rooftop
elements shall be integrated into the
design of the building.

exceeding the maximum building height.
Sheets A4.0-A4.6

E.3.3 Setbacks and Project

ions within Setbacks

E.3.3.01 Standard Front setback areas shall be developed Complies: Sidewalks and landscaping
with sidewalks, plazas, and/or landscaping | are provided in the front setback.
as appropriate. Sheet L1.0
E.3.3.02 Standard Parking shall not be permitted in front Complies: No parking is located in the
setback areas. front setback.
Sheet A1.0
E.3.3.03 Standard In areas where no or a minimal setback is Not Applicable: Project is not in a zone
required, limited setback for store or lobby | with no/minimal setback requirements.
entry recesses shall not exceed a
maximum of 4-foot depth and a maximum
of 6-foot width.
E.3.3.04 Standard In areas where no or a minimal setback is | Complies: No building projections are
required, building projections, such as within required setbacks.
balconies, bay windows and dormer Sheet A1.0
windows, shall not project beyond a
maximum of 3 feet from the building face
into the sidewalk clear walking zone,
public right-of-way or public spaces,
provided they have a minimum 8-foot
vertical clearance above the sidewalk
clear walking zone, public right-of-way or
public space.
E.3.3.05 Standard In areas where setbacks are required, Complies: No building projections are
building projections, such as balconies, within required setbacks.
bay windows and dormer windows, at or Sheet A1.0
above the second habitable floor shall not
project beyond a maximum of 5 feet from
the building face into the setback area.
Page 1 of 13
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Menlo Park EI Camino Real/Downtown Specific Plan
Standards and Guidelines: Project Compliance Worksheet

Section Standard or Requirement Evaluation
Guideline

E.3.3.06 Standard The total area of all building projections Complies: No building projections are
shall not exceed 35% of the primary within setbacks except eaves at Buildings
building facade area. Primary building D, E, F, and G. Eaves project approx. 2’-
facade is the fagade built at the property or | 0” into setback. Sheets A4.0-A4.6
setback line.

E.3.3.07 Standard Architectural projections like canopies, Complies: Porch canopies and trellises
awnings and signage shall not project do not extend more than 6’ from building
beyond a maximum of 6 feet horizontally faces at setbacks or property line.
from the building face at the property line Vertical clearances are greater than 8’.
or at the minimum setback line. There Sheets A1.0; A2.1-A2.7; A3.0-A3.6
shall be a minimum of 8-foot vertical
clearance above the sidewalk, public right-
of-way or public space.

E.3.3.08 Standard No development activities may take place Not Applicable: The project is not located
within the San Francisquito Creek bed, in or near San Francisquito Creek.
below the creek bank, or in the riparian
corridor.

E.3.4 Massing and Modulation

E.3.4.1 Building Breaks

E.3.4.1.01 | Standard The total of all building breaks shall not Complies: The building break between
exceed 25 percent of the primary fagade Buildings A and G is 40’-2” for a building
plane in a development. plane of 183’-10”, which is 22 percent of

the building plane.
Sheet A6.0

E.3.4.1.02 | Standard Building breaks shall be located at ground | Complies: The provided building break

level and extend th