CITY OF

Planning Commission

REGULAR MEETING AGENDA

Date: 2/22/2016
Time: 7:00 p.m.
City Council Chambers

MENLO PARK 701 Laurel St., Menlo Park, CA 94025
A. Call To Order

B. Roll Call

C. Reports and Announcements

El.

F1.

F2.

F3.

Under “Reports and Announcements,” staff and Commission members may communicate general
information of interest regarding matters within the jurisdiction of the Commission. No Commission
discussion or action can occur on any of the presented items.

Public Comment

Under “Public Comment,” the public may address the Commission on any subject not listed on the
agenda, and items listed under Consent Calendar. Each speaker may address the Commission
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 Commission cannot act on items not listed on
the agenda and, therefore, the Commission cannot respond to non-agenda issues brought up
under Public Comment other than to provide general information.

Consent Calendar

Approval of minutes from the January 25, 2016 Planning Commission meeting. (Attachment)

Public Hearing

Use Permit/Cheryl Cheng/760 Hobart Street:

Request for a use permit to demolish an existing single-story residence and construct a new two-
story residence with a basement on a substandard lot as to lot width in the R-1-S (Single Family
Suburban Residential) zoning district. This item was continued from the meeting of January 11,
2016, with direction for redesign. (Staff Report #16-010-PC)

Use Permit/Judith Wilson/220 Robin Way:

Request for a use permit to add a secondary dwelling unit to an existing detached accessory
building that is a nonconforming structure on a lot located in the R-1-U (Single-Family Urban
Residential) zoning district. The value of the work would exceed 75 percent of the replacement
value of the existing structure in a 12-month period. (Staff Report #16-011-PC)

Use Permit/Greg Klein/1215 Valparaiso Avenue:
Request for a use permit to demolish an existing single-story, single-family residence and construct
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F4.

F5.

G1.

H.

a new two-story, single-family residence on a substandard lot with regard to lot width in the R-E
(Residential Estate) zoning district. The proposal also includes a request to allow the combined
square footage of all accessory buildings and structures to exceed 25 percent of the square
footage of all levels of the main building, and request to allow an accessory building to be located
on the front half of the lot. (Staff Report #16-012-PC)

Use Permit/Justin Young/435 University Drive:

Request for a use permit to partially demolish, remodel, and construct first- and second-story
additions to an existing single-story, single-family residence on a substandard lot with regard to lot
width and lot area in the R-1-U (Single-Family Urban Residential) zoning district. The proposal
would exceed 50 percent of the existing floor area on the lot and is considered equivalent to a new
structure. (Staff Report #16-013-PC)

Use Permit/Eugene Sakai/311 O'Keefe Street: Request for a use permit to demolish an existing
single-story residence and construct a new two-story residence on a substandard lot with respect
to lot width in the R-1-U (Single Family Urban Residential) zoning district. (Staff Report #16-014-
PC)

Public Meeting

Housing Element Annual Report/City of Menlo Park:

Opportunity to consider and provide comments and/or a recommendation to the City Council on
the 2015 Annual Report on the status and progress in implementing the City’s Housing Element
(2015-2023. (Staff Report #16-015-PC)

Future Planning Commission Meeting Schedule — The upcoming Planning Commission

meetings are listed here, for reference. No action will be taken on the meeting schedule, although
individual G. Informational ltems

H1.

Future Planning Commission Meeting Schedule — The upcoming Planning Commission meetings
are listed here, for reference. No action will be taken on the meeting schedule, although individual
Commissioners may notify staff of planned absences.

e Regular Meeting: March 7, 2016
e Regular Meeting: March 21, 2016
e Regular Meeting: April 11, 2016

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 the Planning Division at 650-330-6702. (Posted: 2/18/16)

At every Regular Meeting of the Commission, in addition to the Public Comment period where the public shall have the
right to address the Commission 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 Commission’s consideration of the item.

At every Special Meeting of the Commission, members of the public have the right to directly address the Commission on
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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 Commission 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 Commission meetings, may
call the City Clerk’s Office at 650-330-6620.

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



CITY OF

MENLO PARK

El.

Planning Commission

REGULAR MEETING MINUTES - DRAFT

Date: 1/25/2016
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 7:00 p.m.

Roll Call

Present: Andrew Combs, Katie Ferrick, Susan Goodhue, John Kadvany, Larry Kahle, John Onken
(Chair), Katherine Strehl (Vice Chair)
Staff: Thomas Rogers, Principal Planner; Tom Smith, Associate Planner

Reports and Announcements

Principal Planner Thomas Rogers reported that the City Council at their January 12 meeting
approved the 133 Encinal Avenue project for 24 new residential units on the former Roger
Reynolds Nursery site.

Public Comment

e Mr. Gerry Andeen — noted it is an El Nino year and presented his thoughts on possible solutions
for flood control related to the San Francisquito Creek including using existing small lakes as
reservoirs to manage the input of water to the Creek as well as using site water holding
methods.

Consent Calendar
Approval of minutes from the December 14, 2015 Planning Commission meeting. (Attachment)
Chair Onken noted that Commissioner Goodhue had suggested modifications to the minutes.

ACTION: Motion and second (Strehl/Ferrick) to approve the minutes with the following
modifications; passes 7-0.

e Page 1, under “Reports and Announcements,” 3" paragraph, last sentence: Delete “and”
between “pedestrian” and “crossing”

e Page 8, 4" paragraph, last sentence: Replace “Commissioner Strehl” with “Commissioner
Goodhue”
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F. Public Hearing

F1. Use Permit/Ying-Min Li/1980 Santa Cruz Avenue:
Request for a use permit to demolish an existing single-story, single-family residence and construct
a new two-story, single-family residence on a substandard lot with regard to lot area and lot width
in the R-1-U (Single Family Urban) zoning district. In addition, one heritage plum tree (15.9-inch
diameter), in poor condition, at the front right side of the property, and one heritage privet tree
(17.9-inch diameter), in poor condition, at the rear left side of the property, would be removed.
(Staff Report #16-003-PC)

Staff Comment: Associate Planner Tom Smith said he had provided the Commissioners a
replacement Sheet A6. He said staff noticed after preparation of the agenda packet that Sheet
A6’s streetscape diagram showed the previous design proposal and not the current proposal.

Applicant Presentation: Mr. Rick Hartman, Hometec Architecture, Inc., said the project description
letter described the five items that were changed on the design based on the Planning
Commission’s direction. He said the landscape plan in the packet did not show the correct
replacement trees as it was the previously proposed plan and not the currently proposed plan. He
said the replacement trees were shown accurately in the architectural plan on A1. He said the
landscape plan was the previous one and not the currently proposed one.

In response to questions from Commissioner Kahle, Mr. Hartman said the two, second-story, front-
facing gables had a Hardie product shingle siding and he was happy to eliminate the corner boards
on the shingled area of the front- and rear-facing gables.

Chair Onken opened the public hearing. There being no public comment, he closed the public
hearing.

Commission Comment: Commissioner Kahle said he appreciated the project ceiling height
reduction to nine-feet.

Commissioner Ferrick moved to approve the use permit as recommended in the staff report.
Commissioner Strehl seconded the motion. Principal Planner Rogers asked about the elimination
of the gable corner boards requested by Commissioner Kahle. Commissioners Ferrick and Strehl,
as the makers of the motion and second, confirmed their approval should include the corner
boards modification requested by Commissioner Kahle.

ACTION: Motion and second (Ferrick/Strehl) to approve the use permit request as recommended
in the staff report with the following modification; passes 7-0.

1. Make a finding that the project is categorically exempt under Class 3 (Section 15303, “New
Construction or Conversion of Small Structures”) of the current CEQA Guidelines.

2. Make findings, as per Section 16.82.030 of the Zoning Ordinance pertaining to the granting of
use permits, that the proposed use will not be detrimental to the health, safety, morals, comfort
and general welfare of the persons residing or working in the neighborhood of such proposed
use, and will not be detrimental to property and improvements in the neighborhood or the
general welfare of the City.

3. Approve the use permit subject to the following standard conditions:
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F2.
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a.

Development of the project shall be substantially in conformance with the plans prepared by
Hometec Architecture, Inc., consisting of 11 plan sheets, dated received on January 11,
2016, and approved by the Planning Commission on January 25, 2016, except as modified
by the conditions contained herein, subject to review and approval by the Planning Division.

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

Prior to building permit issuance, the applicant shall submit a plan for any new utility
installations or upgrades for review and approval by 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 plans indicating that the applicant shall remove and replace any damaged and
significantly worn sections of frontage improvements. The plans shall be submitted for
review and approval of the Engineering Division.

Simultaneous with the submittal of a complete building permit application, 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 the issuance of
grading, demolition or building permits.

Heritage trees in the vicinity of the construction project shall be protected pursuant to the
Heritage Tree Ordinance.

4. Approve the use permit subject to the following project-specific condition:

a. Simultaneous with the submittal of a complete building permit application, the applicant

shall submit revised elevations indicating that no corner boards will be used on the two front
gables and one rear gable featuring shingle siding.

Use Permit/Ana Williamson/420 Claire Place:
Request for a use permit to partially demolish, remodel, and construct first- and second-story

additions to an existing single-story, single-family nonconforming residence on a substandard lot

with regard to depth in the R-1-S (Single-Family Suburban Residential) zoning district. The
proposed expansion and remodeling would exceed 50 percent of the replacement value of the
existing structure in a 12-month period and requires approval of a use permit by the Planning
Commission. (Staff Report #16-004-PC)

Commissioner John Kadvany recused himself as his residence is located within 500 feet of the
subject property.

Staff Comment: Associate Planner Smith said staff had no additions to the staff report.
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Applicant Presentation: Mr. Ken Drazan, property owner, said they had chosen to remodel and
update remodeling efforts made by prior owners, and to maintain the existing heritage trees rather
than do a larger project.

Chair Onken opened the public hearing. There being no public comment, he closed the public
hearing.

Commission Comment: Commissioner Ferrick said it was a thoughtful design. Chair Onken said it
was a supportable project.

Commissioner Kahle asked the applicant about the massing noting it was mainly on one side. Ms.
Ana Williamson, project architect, said new construction on the left side was impossible because of
a heritage tree. She said they looked at different ways of adding the 750 square feet desired and
found it could be accommodated on the right side. She said that allowed for lifting up the volume
of the first floor living space and not having a second story at the center of the house.

ACTION: Motion and second (Kahle/Ferrick) to approve the item as recommended in the staff
report; passes 6-0 with Commissioner Kadvany recused.

1. Make a finding that the project is categorically exempt under Class 1 (Section 15301, “Existing
Facilities”) of the current CEQA Guidelines.

2. Make findings, as per Section 16.82.030 of the Zoning Ordinance pertaining to the granting of
use permits, that the proposed use will not be detrimental to the health, safety, morals, comfort
and general welfare of the persons residing or working in the neighborhood of such proposed
use, and will not be detrimental to property and improvements in the neighborhood or the
general welfare of the City.

3. Approve the use permit subject to the following standard conditions:

a. Development of the project shall be substantially in conformance with the plans prepared by
Ana Williamson Architect, consisting of 16 plan sheets, dated received on January 11, 2016,
and approved by the Planning Commission on January 25, 2016, except as modified by the
conditions contained herein, subject to review and approval by the Planning Division.

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

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

d. Prior to building permit issuance, the applicant shall submit a plan for any new utility
installations or upgrades for review and approval by 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.
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e. 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
review and approval of the Engineering Division.

f.  Simultaneous with the submittal of a complete building permit application, 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 the issuance of
grading, demolition or building permits.

g. Heritage trees in the vicinity of the construction project shall be protected pursuant to the
Heritage Tree Ordinance

F3. Development Agreement Annual Review/Bohannon Development Company/101-155 Constitution
Drive and 100-190 Independence Drive (Menlo Gateway Project):
Annual review of the property owner’s good faith compliance with the terms of the Development
Agreement for the Menlo Gateway (Bohannon Hotel & Office) project. (Staff Report #16-005-PC)

Staff Comment: Associate Planner Smith said the applicant had a presentation for the
Commission.

Applicant Presentation: Mr. David Bohannon, project applicant, said over the past year they had
solidified their relationship with Ensemble and AECOM, who will develop the hotel. He said the
hotel will be a four star Marriott product called an Autograph. He said demolition has begun on the
Independence site and they were well into their permitting efforts. He said the project was
underway. He provided the Commission with a visual presentation of renderings of the proposed
project.

Mr. Matthew Stevens, President and CEO of Bay Club, made a video presentation about the Bay
Club. He said they currently have 25 properties with half of those in Northern California and half in
Southern California. He said this project would be a 40,000 square foot facility providing fithness
and hospitality services. He said they would also have a restaurant, open to the public, called Café
Vita featuring fresh CalMex cuisine.

Mr. Jack Highwart, Cuningham Group Architects, made a presentation with visual images on the
hotel project architecture, landscape and interior plans.

Replying to questions from Commissioner Ferrick, Mr. Bohannon said there had been no change
to building heights and he did not anticipate needing any further extension for the project. He said
they were in the permitting process and conferring with a team person noted the grading permit
was applied for currently; next they would apply for the foundation permit and then in May for the
building permit.

Chair Onken opened the public hearing.

e Sarah Staley Schenk — a Suburban Park resident and Vice President of the Suburban Park
Neighborhood Association commented that their neighborhood was the highest density
residential area in proximity to the project. She requested mitigations for impacts to their
neighborhood including for noise and light impacts from this project and others in the M-2
zoning district.

Chair Onken closed the public hearing.
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Commission Comment: Commissioner Ferrick thanked Ms. Schenk for her comments noting they
were acquaintances. She said that the buildings recently constructed on Commonwealth Avenue
were visible from the Suburban Park residential area despite the distance between the buildings,
which was why she asked about any changes to this project’s building height.

Commissioner Strehl commended the applicant and moved to make a determination that the
property owner has demonstrated good faith compliance with the provisions of the Development
Agreement for the period of January 2015 through January 2016. Commissioner Kadvany
seconded the motion and made comments regarding the creativity of the project design.

Chair Onken confirmed with staff that flood plain measures were included in the project design.

ACTION: Motion and second (Strehl/Kadvany) to make a determination that the property owner
has demonstrated good faith compliance with the provisions of the Development Agreement for the
period of January 2015 through January 2016; passes 7-0.

G. Informational Items

G1.  Future Planning Commission Meeting Schedule — The upcoming Planning Commission meetings
are listed here, for reference. No action will be taken on the meeting schedule, although individual
Commissioners may notify staff of planned absences.

e Regular Meeting: February 8, 2016
e Regular Meeting: February 22, 2016
e Regular Meeting: March 7, 2016

H. Adjournment
Chair Onken adjourned the meeting at 8:08 p.m.
Staff Liaison: Thomas Rogers, Principal Planner

Recording Secretary: Brenda Bennett

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



Community Development

STAFF REPORT

Planning Commission

Meeting Date: 2/22/2016
K&OIF\ILO PARK Staff Report Number: 16-010-PC
Public Hearing: Use Permit/Cheryl Cheng/760 Hobart Street

Recommendation

Staff recommends that the Planning Commission approve a request for a use permit to demolish an
existing single-story residence and construct a new two-story residence with a basement on a
substandard lot as to lot width in the R-1-S (Single Family Suburban Residential) zoning district. The
recommended actions are contained within Attachment A.

Policy Issues

Each use permit request is considered individually. The Planning Commission should consider whether
the required use permit findings can be made for the proposal.

Background

On January 11, 2016, the Planning Commission reviewed an initial version of the proposal for the subject
property. The Planning Commission continued the use permit application with direction to modify the plans.
In particular, the Commission requested a redesign of the project, specifically with regard to reducing the
prominence of the garage, modifying the front gable and shed roof, and a creating a more cohesive roof
plan. The Planning Commission’s approved January 11 minutes are available as Attachment G, and a
selection of the earlier project plans are included as Attachment H.

Analysis

Site location

The subject site is located at 760 Hobart Street, between Santa Cruz Avenue and Middle Avenue. A
location map is included as Attachment B. The subject parcel is surrounded on all sides by single-family
homes that are also in the R-1-S zoning district. There is a mix of one and two-story single-family
residences surrounding the project site which feature architectural styles including ranch, farmhouse,
mission and craftsman style homes.

Project description

The applicant is proposing to demolish an existing single-story, single-family residence and construct a
new two story residence with a new basement. On the basement level, there would be a bedroom and
bathroom, office and game room connected to a lightwell, a sitting room adjacent to the game room and
another lightwell, a laundry room, wine cellar, an additional half-bathroom, and an exercise room. The
exterior lightwell stairs would ascend to the first floor level at the rear yard adjacent to the kitchen. At the
first floor, the front covered porch would open to a foyer which would lead to the hall, living room, dining
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Staff Report #: 16-010-PC

room which would connect to the family room, the interior stairway and the kitchen nook. The first floor
would also feature a guest bedroom, and bathroom, and a mud room. The second floor would have two
bedrooms, two bathrooms, a master bathroom, and a master bedroom with a walk-in closet. The proposed
residence would have five bedrooms and five bathrooms, two half-bathrooms, where one bedroom and
one and a half-bathroom would be on the first floor.

The house is proposed to be 27 feet 6 inches in height, below the maximum permissible height of 28 feet,
and the proposed structure would comply with daylight plane requirements. A data table summarizing
parcel and project attributes is included as Attachment C. Relative to the original proposal, the FAL (Floor
Area Limit) has not changed significantly, although the building coverage has increased slightly due to the
enlargement of the front porch. However, building coverage would still be well below the maximum that
may be permitted. The project plans, and the applicant’s project description letter and summary of public
outreach, are included as Attachments D and E, respectively.

Design and materials
The revised proposal for the new residence, with some slight adjustments, would maintain many of the
same materials and finishes as the previous design. The proposed residence would consist of a modern
farmhouse style with a standing seam metal roof. The exterior material would be off-white painted vertical
wood siding, with a mix of casement windows and bronze metal windows with simulated divided lites and
minimal trim. All lightwells would have metal railings. The new home would have five bay windows on the
first floor and three bay windows on the second floor. The changes made to the original design include the
following:
e The second floor gable has been lowered from the ridge of the shed roof by two feet. The gabled
garage roof has been lowered by one foot. Both front gables would have gable vents.
e The covered front porch would project seven feet into the front yard instead of the originally
proposed five feet.
e The single garage door would be recessed with a wood trellis overhead, and would simulate a
double garage door.
e The revised plans include a sheet (A4.3) that shows the original front elevation in comparison to
the revised proposal.
Staff believes the revised covered porch, modified shed roof, and gable would provide some balance to
the dimensions of the two-car garage and maintain visual compatibility with the surrounding neighborhood.

Trees and landscaping

The applicant has submitted an arborist report (Attachment F) detailing the species, size and conditions of
the trees on or near the site, including four heritage size trees. As part of the initial project review, the
arborist report was enhanced with additional analysis and specificity. None of the revisions to the proposal
since the January 11 meeting would affect the substance of the report. Two heritage coast live oak trees
(trees #16 and #17) are located on a neighboring property in their front yard near the left side property line
of the subject parcel. Two additional heritage trees, one redwood and a coast live oak (trees #9 and #11)
are located in the rear yard of the property. Three non-heritage size trees are proposed for removal.

The arborist report indicates that the heritage coast live oak trees would not be affected by the proposed
project. The arborist states that proposed construction would be outside the drip lines of trees #16 and 17
and protective fencing would be installed at the trees’ dripline. For trees #9 and #11 protective fencing
would be installed along the path and lawn. The proposed site improvements should not adversely affect
any of the trees as tree protection measures will be ensured through standard condition 3g and
recommended condition 4a, which includes additional tree protection measures recommended by the City
Arborist for trees #16 and 17.
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Correspondence
Staff has not received any items of correspondence on the proposed project.

Conclusion

Staff believes the scale, materials, and style of the proposed residence are compatible with the
neighborhood. Although the project would be a two-story residence, the applicant has taken measures to
set the second floor in along the front and side elevations, lower the front gable and modify the roof to
achieve more cohesive projections and articulations to reduce the perception of mass. The extended front
porch, lower garage roof, and decorative elements like the gable vents and trellis would help deemphasize
the garage as a design feature. 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.

Environmental Review

The project is categorically exempt under Class 3 (Section 15303, “New Construction or Conversion of
Small Structures”) of the current California Environmental Quality Act (CEQA) Guidelines.

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.

Appeal Period

The Planning Commission action will be effective after 15 days unless the action is appealed to the City
Council, in which case the outcome of the application shall be determined by the City Council.

Attachments

Recommended Actions

Location Map

Data Table

Project Plans

Project Description Letter

Arborist Report

Planning Commission Minutes — January 11, 2016
Original Project Plans (selection)

IOMMmMOO®m»
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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
None

Report prepared by:
Michele T. Morris, Assistant Planner

Report reviewed by:
Thomas Rogers, Principal Planner
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760 Hobart Street — Attachment A: Recommended Actions

LOCATION: 760 Hobart | PROJECT NUMBER: APPLICANT: Cheryl OWNER: Cheryl Cheng

Street

PLN2015-00088 Cheng

REQUEST: Use Permit/Cheryl Cheng/760 Hobart Street: Request for a use permit to demolish an
existing single-story residence and construct a new two-story residence with a basement on a
substandard lot as to lot width in the R-1-S (Single Family Suburban Residential) zoning district.

DECISION ENTITY: Planning DATE: February 22, 2016 ACTION: TBD

Commission

VOTE: TBD (Combs, Ferrick, Goodhue, Kadvany, Kahle, Onken, Strehl)

ACTION:

1. Make a finding that the project is categorically exempt under Class 3 (Section 15303, “New
Construction or Conversion of Small Structures”) of the current California Environmental Quality Act
(CEQA) Guidelines.

2. Make findings, as per Section 16.82.030 of the Zoning Ordinance pertaining to the granting of use
permits, that the proposed use will not be detrimental to the health, safety, morals, comfort and
general welfare of the persons residing or working in the neighborhood of such proposed use, and will
not be detrimental to property and improvements in the neighborhood or the general welfare of the

City.

3. Approve the use permit subject to the following standard conditions:

a.

a.

Development of the project shall be substantially in conformance with the plans prepared by
Jonathan Jang Architect consisting of fifteen plan sheets, dated received February 10, 20186,
and approved by the Planning Commission on February 22, 2016, except as modified by the
conditions contained herein, subject to review and approval of the Planning Division.

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

Prior to building permit issuance, the applicant shall submit a plan for any new utility
installations or upgrades for review and approval by 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 plans indicating that the applicant shall remove and replace any damaged and
significantly worn sections of frontage improvements. The plans shall be submitted for review
and approval of the Engineering Division.

Simultaneous with the submittal of a complete building permit application, 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 the issuance of grading,
demolition or building permits.

Heritage trees in the vicinity of the construction project shall be protected pursuant to the
Heritage Tree Ordinance.

4. Approve the use permit subject to the following project-specific conditions:

a.

Simultaneous with the submittal of a complete building permit application, the applicant shall

PAGE: 1 of 2




760 Hobart Street — Attachment A: Recommended Actions

LOCATION: 760 Hobart
Street

PROJECT NUMBER:
PLN2015-00088

APPLICANT: Cheryl OWNER: Cheryl Cheng
Cheng

REQUEST: Use Permit/Cheryl Cheng/760 Hobart Street: Request for a use permit to demolish an
existing single-story residence and construct a new two-story residence with a basement on a
substandard lot as to lot width in the R-1-S (Single Family Suburban Residential) zoning district.

DECISION ENTITY: Planning

Commission

DATE: February 22, 2016 ACTION: TBD

VOTE: TBD (Combs, Ferrick, Goodhue, Kadvany, Kahle, Onken, Strehl)

ACTION:

submit a revised arborist report regarding trees numbered 16 and 17 and revised plans
addressing the following, subject to the review and approval of the Planning Division:
1) Include the use of concrete pilings or stitch piers in the area where over excavation of
basement will impede upon the drip line to include the following elements:
a) Piers should be limited in diameter and quantity;
b) The design will include the ability to adjust its position a few inches one way or the

other to minimize root damage

2) Lower the threshold for tree root inspection by arborist prior to cutting from 3 inches to 2
inches; and

3) Install a temporary root protection pad (4 to 6 inch wood chips covered with % inch
plywood or alternative) under areas outside dripline.

PAGE: 2 of 2
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Lot area
Lot width
Lot depth
Setbacks
Front
Rear
Side (left)
Side (right)
Building coverage

FAL (Floor Area Limit)
Square footage by floor

Square footage of
building

Building height
Parking

Trees

760 Hobart Street — Attachment C: Data Table

PROPOSED EXISTING ZONING
PROJECT PROJECT ORDINANCE
10,688 sf 10,688 sf 10,000 sf min.
70 ft. 70 ft. 80 ft. min.
152.7 ft. 152.7 ft. 100 ft. min.
20 ft. 25.1 ft. 20 ft. min.
20 ft. 25.6 ft. 20 ft. min.
10 ft. 9.9 ft. 10 ft. min.
10 ft. 6.7 ft. 10 ft. min.
2,689.1 sf 3,720 sf 3,740.8 sfmax.
25 % 348 % 35 % max.
3,721.8 st 3,720 st 3,722 sf max.
2,103 basement 3,250 sf/1st
2,082 sf/1* 470 st/garage
1,207.1  sf/2™
427.5 sf/garage
5.2 attic > 5ft
175 sf/porch
4.6 fireplace
6,004.4 sf 3,720 sf
27.5 ft. 18.3 ft. 28 ft. max.
2 covered 2 covered 1 covered/1 uncovered
Heritage trees 4* Non-Heritage trees 12 | New Trees 0
Heritage trees proposed | 0O Non-Heritage trees 3 | Total Numberof 17**
for removal proposed for removal Trees

*Two heritage trees are located on an adjacent property.
**Four trees are located on adjacent properties.
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MAIN FLOOR AREA CALCULATIONS

SECTION RIMENSIONS AREA

A 136" x 152" — 207854, FT.
) 10T x (2B ————————————————————— 184 5Q. FT.
c 81" x 26" ———————————————————— 545 S FT.
o4 18°-107 x 9'~4 Jo! 176.4 5Q, FT,
E 18" X 84— 5N28Q FT.
F 201" x IT-7* ——————— 3701 SQ. FT.
Py FIRE PLACE AREA NOT INCLUDED IN FLOOR AREA CALCS
& 272" x 20-10" 56547 5Q. FT.
H 161" x 2-10" ——————————— 4698 Q. IT
HOUSE MAIN FLOOR AREA: 20020 50, FT,
a1 20T X 20T 42335Q.FT
12 2-8 4" x 10 ) 20 %@, FT
NE) 235" x 10 ) 20 sa.FT
SARASE AREA: 4215 %A, FT.

ATTIC AREAS ABOVE &) ————————————————— NOMNE

TOTAL FIRST FLOOR AREA: 2,509.5 SQ. FT.

UPPER FLOOR AREA CALCULATIONS

SECTION DRIMENSIONS AREA
K 127" x 2440 fg* —m——————————————————— 36544 50 FT
L - T 88250 .FT
™ 5047 5, FT.
N 518 5Q FT
[+ 8494 5Q. FT
P T x 88k —— . BBOISA.FT
Q 14'-0" x 21-6" - L 30lo %G FT.
R 8'-4" x -1} - 26335 FT
S 1%°-8 Jo* x 12'-11* 19751 'aQ. PT.
5] B x B'-l Hy' 5.42 Sa. PT.
852 r-8° x b'-2' 111l 8, FT,
T &'-6" x 50" 425 5Q FT
v Bak xB35k T 20029Q FT
VEPER PLOOR AREA) L2071 5@, FY,
ATTIC AREA ABOVE 5%
\4 I'=7* % 83 %" 5250 FT
4 b s
SKYLITEMRLL AREA ABOVE 12 =~ =~ NONE w
20 £
aZ o¥
TOTAL UPPER FLOOR AREA: 1,212.3 8Q. FT. gUJ gn_
EI g §
ZO i
EIRRRLACE 8=
r 4B ——————— 4szsarT ~
COVERED PORCHES
o) AT % T |18 5, PT.
om2 TO %26 ————————————————————————— S8 3Q.PT,

TOTAL COVERED PORCHES —————— T8 86, FT

CANTILEVERED WDO BAYS

OO KT spaan T

TOTAL CANTILEVERED MO0 BAYS ——— 514 56, FT

20-1

b _'i f BUILDING COVERAGE AREA: .12
MAIN FLOOR AREA CALCULATIONS (20830« 483 + Asre o Troe SoA 12 St 35 %)

I 4" « -0




SKYLITE
wcoLe
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AREA

5-0"

124

0"

MAIN FLOOR AREA CALCULATIONS

SECTION RIMENSIONS AREA
A 138" x i5'-2" 2018 5Q FT
B 24| 5@ FT
< 848 3 FT
D 6.4 s FT
E 571.2 63 FT
L 2" x 7= ——————————————————————— 3707 5Q FT.
Ll FIRE PLACE AREA NOT INCLUDED IN FLOOR AREA CALCS
-4 27-2" x 20-10— 56597 SQ FT
H 161" x 210" ——— 4698 50 FT
HOUSE MAIN FLOOR AREA, 2202056 FT
oL 201" x 20-7" 4235 5G. FT
J2 2-3)" x 10k 20 9@. FT
43 -3k x 0 k" 20 Q. FT
ARASE AREA 4215 20, FT.
ATTIC AREAS ABOVE 5% ——————— NONE
TOTAL FIRST FLOOR AREA: 2,509.5 SQ. FT.
{(INCLUDING GARAGH)

_ - -
AN }
Ul I
e "
[ — .
I 12 Ky
R
ey

UPPER FLOOR AREA CALCULATIONS

/4" = 1'-0"

UPPER FLOOR AREA CALCULATIONS

SECTION RIMENGIONS

[3 12'-7* x 29-0 )"
L 584" x T-O"

M T-0 & x T K"
N

o

P

a

R

8

54

52

7

v

VPPER FLOOR AREA:
ATTIC AREA ABOVE 5
v 17" x 98 %~ 52 sa. FT

SKYLTE PELL AREA ABOVE 127 =~ NONE

TOTAL UPPER FLOOR AREA: 1,212.3 8Q. FT.
TRERLALE

" Mrxaen — . 4s2sarr
COVERED PORCHES

Pl 2N RV s1ssq.PT.
—————————————————— h3sa "

TOTAL COVERED PORCIHES ————————————————— B 2, FT

583 5a. PT.

435 0. PT.

ass sa. PT

456 Q. PT.

8.1 5G. PT.

10 G, FT

sinsa.PT
BUILDING COVERAGE AREA: .12 FT.

MAIN FLR+FIRE PLACE+GARAGE+COVERED PORCH
(20820 + 462 + 42715 + I13= 2684.12 sq.ft. / 25 %)
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RECEIVED

February 8, 2016

FEB 0 8 2018
To: Menlo Park Planning Commission ITY OF MENLO PARK
Re: Design Response to 1/22/16 Planning Commission Meeting ~ BUILDING

Please note the following design changes in response to commission comments from the
January 22, 2016 meeting:

To address concern about the garage massing and facade facade:

- The front gable roof pitches (including garage) have lowered from 10/12 to 9/12.
- Gable vent, a trellis, and the garage door recessed 12" add articulation the garage front.
- The front porch moves forward 3'-6" which creates a more recessed massing of the

garage.

To address concern about varying roof pitches:

- The Family room and Bedroomi#1 gable roof pitches have been changed to 9/12 to match
the garage and living room gable roofs.

A suggestion was made of changing the garage roof form to something other than a gable.
The only form options are hip, shed or flat roof forms, - none of which we feel are consistent
with the overall style and gable forms of the house as designed. It is our hope that the
mitigating measures noted above render this suggestion mute.

that these revisions have adequately addressed the main concerns of the Planning
is§ion. Thank you for your consideration.

CT ATLA
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Mayne Tree Expert Company, Ing,

ESTABLISHED 1931 STATE CONTRACTOR'S LICENSE NO. 276793
CERTIFIED FORESTER «  CERTIFIED ARBORISTS * PEST CONTROL + ADVISORS AND OPERATORS
RICHARD L. HUNTINGTON 535 BRAGATO ROAD, STE. A
PRESIDENT SAN CARLOS, CA 94070-6311
JEROMEY INGALLS TELEPHONE: (650) 593-4400
CONSULTANT/ESTIMATOR December 14. 2015 FACSIMILE:  (650) 593-4443
1

EMAIL: info@maynetree.com

(Revised December 29, 2015)

Mr. Jon Jang, Architect, AIA
722 Maple St.
Redwood City, CA 94063

Dear Mr. Jang,

RE: 760 HOBART STREET, MENLO PARK

On December 7, 2015, | inspected 21 trees at the above-referenced site. Only four of
these trees, #9, #11, #16, and #17, are considered heritage trees. Trees #9 and #11 are
in the lot setback, so potential impacts are nearly zero. Trees #16 and #17 are on the
neighboring property and potential impacts again will be zero.

Four of the trees, #1, #3, #16, and #17, are on neighboring properties. None of these
trees will be impacted. The site plan shows proposed tree protection for trees #7-#11,
#12-#14, #16, #17, #18, and #19-#21. | think this will be more than adequate.

| recommend tree protection be installed prior to demolition of the existing house. This
fencing should be chain link on steel poles. See the tree survey for individual tree
information.

Two live oaks, Quercus agrifolia, trees #16 and #17 are along the north fence, about 3 to
4 feet away. All new proposed construction will be outside the driplines. install
protective fencing at the trees’ driplines.

If, however, any roots 3 inches in diameter and larger are encountered, do not cut them
unless the arborist has looked at them and agrees to the cutting.

The other heritage trees that need protecting are trees #9 and #11. Install fencing along
the path and lawn. The owner wants to retain other non-heritage trees. These are
marked with fencing on the site plan.

To significantly reduce construction impacts to all retained trees, keep all construction
equipment and materials outside of this fencing. Also, keep all excavation outside the
fenced tree areas unless the arborist gives his approval. See the enclosed Mitigating
Measures for Construction Impacts on Existing Trees.
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This is a very simple plan and tree protection positioning. | think this report is accurate
and based on sound arboricultural principles and practices.

Sincerely,

ALt

Richard L. Huntington
Certified Arborist WE #0119A
Certified Forester #1925

RLH:pmd
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Tree Survey
Tree Species Diameter Condition Comments
# (inches) ({percent)
1 Deciduous Magnolia 10,8,8 65 South neighbor’s tree; no impacts expected.
2 Japanese Maple 4,5 65 Fence off at dripline.
3  Hopseed 12 60 Keep excavation 8 feet away.
4  Camphor 8 70 To be removed.
5 Camphor 9.3 65 To be removed.
6 Japanese Maple 6,6, 6 65 On neighbor’s property; keep excavation 8
(est.) feet away.

Redwood 14 75 No impacts expected.

Redwood 8 60 No impacts expected.
9 Redwood 16 70 No impacts expected.
10 Camphor 10 65 Thin canopy.
11 Coast Live Oak 22 70 Leans west; most growth on west side.
12 Birch 6.3 65 To be retained.
13 Birch 7.5 65 To be retained.
14  Camphor 9.5 65 To be retained.
15 Camphor 8.8 60 To be removed.
16  Coast Live Oak 24 60 Neighboring tree; 3 trunks at 4 feet; included

@ 2’ (est.) bark.

17 Coast Live Oak 19 65 Suppressed by #16.
18 Magnolia 8 75 To be retained.
19 Birch 4 65 To be retained.
20 Birch 4 60 To be retained.

21 Birch 4.4 65 To be retained.
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MITIGATING MEASURES FOR CONSTRUCTION IMPACTS ON EXISTING TREES
SECTION I: INTRODUCTION

It is an established fact that construction around existing trees will impact the trees to
some degree. The degree of impact is largely predicated on the condition of the tree(s)
before the construction activity begins. It is therefore important to inspect all trees prior
to any construction activity to develop a “Tree Protection Program” based on the
species, size, condition, and expected impact. A Certified Arborist (International Society
of Arboriculture) is suggested for this work. The local University of California Extension
or County Farm Advisors Office has the names of local certified arborists.

SECTION 1i: SITE PREPARATION

All existing trees shall be fenced within, at, or outside the dripline (foliar spread) of the
tree using the following formula: Five inches in distance from the trunk, for every inch in
trunk diameter, measured 4.5 feet above the average ground level. Example: a 24-inch
diameter tree would have a fence erected 10 feet from the base of the tree (24 x 5 =
120/12 = 10). The fencing should not interfere with actual construction, but is intended
to redirect unnecessary traffic, and to protect limbs and roots. No storage of materials,
unnecessary trenching, grading, or soil compaction shall be allowed within the dripline of
the trees. Local ordinances may have different tree protection formulae.

The fence should be a minimum of four feet high, made of pig wire, snow fence, or
cyclone, with steel stakes or pipes as posts.

If the fence is within the dripline of the trees, the foliar fringe outside the fence shall be
raised to offset the chance of limb breakage from construction equipment encroaching
within the dripline.

All contractors, subcontractors, and other personnel shall be warned that encroachment
within the fenced area is forbidden without the consent of the certified arborist on the job.
This includes, but is not limited to, storage of lumber and other materials, disposed-of
paints, solvents, or other noxious materials, parked cars, grading equipment, and other
heavy equipment. The temporary fence shall be maintained until the landscape
contractor enters the job and commences landscape construction.




760 Hobart St., Menlo Park 6 December 14, 2015
(rev. December 29, 2015)

SECTION IlI: GRADING/EXCAVATING

All grading plans that specify grading within the dripline of any tree, or within the
distance from the trunk as outlined in SECTION |l when said distance is outside the
dripline, shall first be reviewed by the certified arborist. The arborist shall outline
provisions for aeration, drainage, pruning, tunneling beneath roots, root pruning, or other
necessary actions to protect the trees. The arborist shall be notified prior to any
excavation within the dripline of any heritage tree.

If trenching is necessary within the area, as described above, said trenching shall be
undertaken by hand labor. All roots 2 inches or larger shall be tunneled and smaller
roots shall be cut smoothly to the side of the trench. The side of the trench should be
draped immediately with two layers of untreated burlap to a depth of 3 feet from the
surface. The burlap shall be soaked nightly and left in place until the trench is backfilled
to the original level. The arborist shall examine the trench prior to backfilling to ascertain
the number and size of roots cut, and to suggest further remedial repairs.

SECTION IV: REMEDIAL REPAIRS, PENALTIES

The arborist on the job shall have the responsibility of observing all ongoing activities
that may affect the trees, and prescribing necessary remedial work to insure the heaith
and stability of said trees. This includes, but is not limited to, all arborist activities
specified in SECTIONS |, Il, and Ili. In addition, pruning, as outlined in the “Pruning
Standards” of the Western Chapter of the International Society of Arboriculture, shall be
prescribed as necessary. Fertilizing, mulching, aeration, irrigation, drainage, pest
control, and other activities shall be prescribed according to the tree needs, local site
requirements, and State Agricultural Pest Control Laws. All specifications shall be in
writing. For a list of licensed pest control operators or advisors, consult the local County
Agricultural Commissioner's Office.

Penalties, based on the cost of remedial repairs and the appraised values provided in
the Evaluation Guide published by the International Society of Arboriculture, shall be
assessed for damages to the trees.

SECTION V: FINAL INSPECTION

Upon completion of the project, the arborist shall review all work undertaken that
impacted the existing trees. Special attention shall be given to cuts and fills,
compaction, drainage, pruning, and future remedial work. The arborist should submit a
final report in writing outlining the ongoing remedial care following the final inspection.

PREPARED BY THE MAYNE TREE EXPERT COMPANY — JANUARY 1, 1994
REVISED - MAY 13, 2014




CITY OF

MENLO PARK

Planning Commission

REGULAR MEETING MINUTES

Date: 1/11/2016
Time: 7:01 p.m.
City Council Chambers
701 Laurel St., Menlo Park, CA 94025

Call To Order

Chair Onken called the meeting to order at 7:01 p.m.

Roll Call

Present: Andrew Combs, Katie Ferrick, John Kadvany, Larry Kahle, John Onken (Chair), Katherine
Strehl (Vice Chair)

Absent: Susan Goodhue

Staff: Thomas Rogers, Principal Planner; Michele Morris, Assistant Planner; Corinna Sandmeier,
Associate Planner

Reports and Announcements

Principal Planner Thomas Rogers said the City Council at its January 12 meeting would consider
the 133 Encinal Avenue project. He said the project, 24 residential units on the former Roger
Reynolds nursery site, was reviewed by the Planning Commission with a positive recommendation
to the City Council with an encouragement to the applicant to work with neighbors regarding the
rear building. He said the applicants have revised the plan in that area and staff was making a
positive recommendation to the City Council to approve. He said the General Plan update or
ConnectMenlo would have a zoning focus group meeting on Thursday, January 14. He said the
draft zoning information has been released online.

Replying to Commissioner Katherine Strehl’s question about the 133 Encinal Avenue project,
Principal Planner Rogers said the applicant had originally proposed to do one three-unit building in
the rear with a residents’ community amenities space in the former carriage house, but now would
remove the carriage-style building. He said that would allow an increase to the first floor of the
residential building, which would pull back the second story and reduce the potential for direct
views to neighbors and limit the height from what was allowable.

Commissioner Katie Ferrick said that former Council Member Andy Cohen had passed away, and
she wanted to acknowledge his many years of public service to the City and his focus on poverty
alleviation and social justice. She said he had encouraged her to become involved in public
service during a town hall meeting in 2003 at a neighborhood coffee house.

Commissioner John Kadvany asked about Facebook’s plan to study the Dumbarton corridor.
Principal Planner Rogers said that he did not have information beyond the news article he had
seen, but he would find out if there was any additional information to share with the Commission
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later.

Public Comment

There was none.

Consent Calendar

Approval of minutes from the December 7, 2015 Planning Commission meeting. (Attachment)

ACTION: Motion and second (Strehl/Combs) to approve the minutes as submitted; passes 5-0
with Commissioner Ferrick abstaining and Commissioner Goodhue absent.

Public Hearing

Use Permit/Karen Douglass/1253 University Drive:

Request for a use permit to demolish an existing single-story, single-family residence and
detached garage and construct a new two-story, single-family residence with an attached garage
on a substandard lot with regard to lot width and area in the R-1-U (Single-Family Urban) zoning
district. (Staff Report #16-001-PC)

Staff Comment: Associate Planner Corinna Sandmeier said there was a correction to the data
table to include the basement in the total square footage.

Applicant Comment: Mr. Alan Douglass said he and his wife Karen were the property owners.

Commissioner Larry Kahle noted the letter from the neighbor at 1265 University Drive and asked if
they had addressed that neighbor’s concerns about the facing windows and the location of the air
conditioner.

Mr. Douglass said they had worked with that neighbor and relocated the air conditioning unit and
reduced the size of the windows.

Replying to a question from Commissioner Ferrick, Mr. Douglass said the air conditioner unit would
be in the light well in the left back corner if facing the house. Commissioner Ferrick asked if the
neighbor on that side had been informed about the location of the air conditioner. Mr. Douglass
said they had worked with that neighbor on the location of trees and that home’s bedrooms were
on the opposite side from their home.

Responding to a question from Commissioner Ferrick regarding the changes to the windows, Mr.
Jim Stoecker, Stoecker and Northway Architects Incorporated, project architect, said they had
raised the sill heights to 36-inches on all the side yard windows on the east and west.
Commissioner Ferrick asked if both neighbors had an opportunity to review the changes. Mr.
Stoecker said he sent an email to both neighbors regarding the change to the plans after they
made their first revision.

Chair Onken asked about the first floor gable and roof junction on the south elevation, Mr. Stoecker
said that they slipped the roof under the gable, noting the gable roof extends from the back to front
yard.

Commissioner Strehl confirmed with the architect that the garage was two-car; she noted the data
sheet showed a one-car garage, which was acknowledged as an error.
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Commissioner Kahle said there were numerous and different roof styles. He said on the front
elevation, the ridge from the back at the master bedroom would be visible from the street. Mr.
Stoecker said that it would not appear as prominent on the structure as it appeared in the 2-D
graphic. He said the only solution would be to bring that gable forward, and he thought a small
gable would look odd on top of the ridge spanning from east to west.

Commissioner Ferrick asked for detail on why the property owners chose this particular design
style on this lot. Mr. Stoecker said the lot was only 50-foot wide and substandard in lot size as well.
He said the property owners’ goals were to have a style appropriate for the community and to
maximize the floor area ratio and lot coverage allowed. Commissioner Ferrick asked why they
wanted to maximize the square footage. He said the 2,800 square feet allowed was modest
compared to other homes in the area and the property owners wanted bedroom space.
Commissioner Ferrick asked about energy efficiencies that might minimize the environmental
impact of a large home. Mr. Stoecker said CalGreen standards required certain levels of
efficiencies in development. He said additionally they would use spray-in insulation at the rafter
level and would have a high-recovery water tank system. Commissioner Ferrick asked about the
plate heights. Mr. Stoecker said the first floor plate height was eight-feet, nine-inches.

Chair Onken asked if a street parking space was lost due to the driveway widening. Associate
Planner Sandmeier said she did not think there was a designated parking space in front of the
project site.

Chair Onken opened the public hearing. There being no speakers, he closed the public hearing.

Commission Comment: Commissioner Kadvany noted that 10-foot of curb was being lost with the
driveway widening and he suggested this loss of curb and street parking was something they
needed to start paying attention to with development projects.

Recognized by the Chair, Mr. Stoecker said they had looked at how best to provide access to the
two-car garage and protect a tree by doing a curb cut around it. He said there had been no
comments received about on street parking space preservation. He said he was not sure if there
were parking space marks on the street.

Commissioner Ferrick noted the Google photo showed a red curb there.

Commissioner Kahle said this was an R-1-U lot that interfaced with a commercial and more urban
area. He said it was a nicely designed project with the exception of the piece of ridge toward the
back of the house he would like to see eliminated. He moved to approve as recommended in the
staff report. Commissioner Kadvany seconded the motion.

Commissioner Ferrick asked about landscape screening between the project and adjacent
neighbors. Mr. Stoecker said they considered landscape screening particularly for the west side
yard as that neighbor had a concemn. He said an existing pittosporum and liquid amber tree were
directly in front of the main two-story elements and almost as tall as the window heights on the
second story, which greatly protected that adjacent property. He said on the other side that
currently it was a driveway without plant screening. He said he did not think having a side yard
path on that side would worsen the existing situation. Commissioner Ferrick said she disagreed as
the project would be built to the five-foot setback where now there was open air, space and light.
She suggested a robust planting plan of hedges or trees to reduce the impact to the neighbors’
views of a large structure.
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Commissioner Strehl said the project met all of the specific standards but was a very big house on
a small lot. She said she would support the project but thought this amount of lot coverage was
something to be discussed in an appropriate context such as residential design guidelines.

Commissioner Combs said he was supportive of the project. He suggested that more discussion
regarding building to the maximums should occur.

Commissioner Ferrick said the design was beautiful but she wished the lot was much larger. She
said this project was built to the maximum and all the elements that were allowed to encroach,
such as the eaves and chimney, were encroaching. She said one reason a project like this had
discretionary review rather than administrative review was for an experienced body like the
Commission to look at the nuances of a project within the context of the neighborhood. She said
with the lack of screening she would need to oppose the project.

Commissioner Kadvany said with this project and the area in which it was situated that there
should be more of a setback on the second story element. He said if they needed to have a front
facing garage, it should be pushed back so that visually living space was dominant.

Commissioner Combs said he understood the concerns being expressed. He said the
neighborhood context in addition to the adjacent one-story and modest two-story residences was
commercial and included a multi-story building.

In response to Chair Onken, Commissioner Ferrick said requiring a landscape plan would help
alleviate her concerns. She said Commissioner Combs made a good point that there was greater
density and more developable area in the larger area beyond the immediate neighbors’ properties.
She said however she was sensitive to the impact of a much more massive residence just five feet
away from smaller scaled homes. She said the project would stand out because of the bulk.

Commissioner Kadvany suggested screening could be planted along the path on the west side. Mr.
Stoecker said within the five-foot setbacks there were window pop-outs and they were trying to
maintain a three-foot wide path. He said they would have about two feet of planting area and any
planting would need to be a vertical shrub along the fence. Commissioner Kadvany said he
thought it was essential to have a screening plan.

Chair Onken confirmed with Commissioners Kahle and Kadvany as the makers of the motion to
approve and the second to add a condition for a landscaping plan.

Mr. Stoecker said that fortunately on the west side where they would have window bump outs there
was quite a lot of screening on the neighbor’s property including a liquid amber and pittosporum.
He asked adjacent to the bump outs if they could leave the area clear to the fence and create a
little planting strip on either side of the bump outs so the path would weave around those.

Chair Onken said the plan needed to show clearly on either side what would be planted. He said
they should work with staff on the details and then staff would email the Commission with it and
ask if the Commission found it in conformance with the project approval.

Commissioner Kadvany asked whether the pavers were pervious. Mr. Stoecker said that they
were interlocking pavers and as such partially pervious. Chair Onken said driveways were either
pervious or not.

Commissioner Ferrick said a letter from a neighbor asked how airborne dust particles from the
basement excavation would be mitigated. Mr. Stoecker said the only way was to water it; he said
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they had talked with the neighbor about that concern. Commissioner Ferrick asked if the neighbor
acknowledged their acceptance of that. Mr. Stoecker said they were fine with all the solutions and
measures they had discussed including the curb cut around their tree, the basement excavation,
and debris issue.

ACTION: Motion and second (Kahle/Kadvany) to approve the item with the following modification;
passes 5-1 with Commissioner Ferrick opposed and Commissioner Goodhue absent.

1. Make a finding that the project is categorically exempt under Class 3 (Section 15303, “New
Construction or Conversion of Small Structures”) of the current CEQA Guidelines.

2. Make findings, as per Section 16.82.030 of the Zoning Ordinance pertaining to the granting of
use permits, that the proposed use will not be detrimental to the health, safety, morals, comfort
and general welfare of the persons residing or working in the neighborhood of such proposed
use, and will not be detrimental to property and improvements in the neighborhood or the
general welfare of the City.

3. Approve the use permit subject to the following standard conditions:

a.

Development of the project shall be substantially in conformance with the plans prepared by
Stoecker and Northway Architects Incorporated consisting of 12 plan sheets, dated
received January 4, 2016, and approved by the Planning Commission on January 11, 2015,
except as modified by the conditions contained herein, subject to review and approval by
the Planning Division.

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

Prior to building permit issuance, the applicant shall submit a plan for any new utility
installations or upgrades for review and approval by 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 plans indicating that the applicant shall remove and replace any damaged and
significantly worn sections of frontage improvements. The plans shall be submitted for
review and approval of the Engineering Division.

Simultaneous with the submittal of a complete building permit application, 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 the issuance of
grading, demolition or building permits.
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g. Heritage and street trees in the vicinity of the construction project shall be protected
pursuant to the arborist report by Kevin Kielty Arborist Services LLC, dated received
December 18, 2015.

4. Approve the use permit subject to the following project-specific condition:

a. The lightwell on the left (east side) of the property shall be constructed using shotcrete
techniques as described in the letter from GeoForensics Inc, dated received December 4,
2015. The building permit plans shall include clear specifications to this effect, subject to
review and approval of the Planning Division.

b. Simultaneous with the submittal of a complete building permit application, the
applicant shall submit an enhanced landscape plan, which shall have the objective of
providing additional screening along both side property lines. The revised landscape
plan shall be subject to review and approval of the Planning Division. The Planning
Commission shall be notified by email of this action, and any Commissioner may
request that the Planning Division’s approval of the revised landscape plan may be
considered at the next Planning Commission meeting. The revised landscape plan
shall be fully approved prior to issuance of the overall building permit.

F2.  Use Permit/Cheryl Cheng/760 Hobart Street:
Request for a use permit to demolish an existing single-story residence and construct a new two-
story residence with a basement on a substandard lot as to lot width in the R-1-S (Single Family
Suburban Residential) zoning district. (Staff Report #16-002-PC)

Staff Comment: Assistant Planner Michele T. Morris said there were no additions to the staff report.

Applicant Comment: Mr. Jon Jang, project architect, said the home was a mixture of gables with
shed roofs coming off those gables. He said the upper floor side walls were set back and there
was a fair amount of articulation of the upper floor side wall mass. He said the front second-story
massing was also setback. He said the garage although attached in front was mitigated somewhat
by the veranda.

Chair Onken asked if they had considered the second-story view from the side facing windows and
the neighbors’ privacy. He said there was considerable fenestration on the east side.

Mr. Jang said the window placement had addressed not looking over into any of the neighbors’
patio living area.

Chair Onken opened the public hearing. He closed the public hearing as there were no speakers.

Commission Comment: Chair Onken said in contrast to the last project they saw this project’s
mass was moved back on the second story. He said the roof lines were challenging but he
appreciated the complexity. He said his only concern was the size of the windows on the second-
story sides specifically on the east side, where there was a large pair of casements between two
other windows with two-foot, six-inch sills. He said he would like the sill height to be higher on a
side second-story wall.

Commissioner Kahle said the last project had six roof pitches and this one has nine roof pitches.

He said his main concem was how the second-story massing on the front elevation seemed so
much larger than that of the first story. He said he did not think the shed roof of the gable should
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be tied into the main roof but should have a secondary ridge drop from there. He said he would
like the massing addressed if not the roof pitches.

Chair Onken said this house from the street would be seen as a two—car garage. He asked if there
was something they could do to mitigate the appearance of the double garage doors. Mr. Jang
said he agreed with that but his client’s preference was for a single garage door. Chair Onken said
there were ways to visually alter the appearance so it did not look like a single garage door.

Mr. Jang said he could see Commission Kahle's point about not having the shed roof tie into the
ridge but he worried that the shed roof pitch would get very shallow when viewed from the side.
He said regarding pitch roof variations that they vary on the gables and while they looked
prominent in the 2-D drawings he did not think people would notice them in reality from one gable
to another.

Chair Onken said he was comfortable with varying roof pitches.

Commissioner Kahle said the siding was noted as vertical v-groove. He asked if this was intended
to have a farmhouse type of look. Mr. Jang said it was not intended noting the client liked the v-
groove look. Commissioner Kahle asked if they had thought about using some other material or
vents for the gable noting there was a lot of the v-groove around the gables at the garage end and
elsewhere. Mr. Jang said a vent or trellis would help.

Commissioner Kadvany said this was a 70-foot wide lot and the two-car garage was as prominent
as it possibly could be. He said the existing home, which was a one-story was configured similarly,
but it would be demolished. He said this was one of the nicest streets with some of the nicest
homes in Menlo Park, and he could not support the project as designed. In reply to Chair Onken,
Commissioner Kadvany said that possibly a side-facing garage would work.

Commissioner Ferrick said she thought there were options for split-look garage doors. She said if
the garage was moved to a side entrance most of the front landscaping would be destroyed. She
said there were two trees that would need to be removed for that type of garage placement. She
concurred however with minimizing the garage face.

Commissioner Kahle said he still could not support the project. He said he thought the project
needed another round of design refinement.

Commissioner Kadvany said that from the aerial view the garage would not line up with neighbors’
garages.

Commissioner Ferrick said if they recommended to continue that she would like to see more
articulation about the plant screening for the project. She said she was comfortable with the size of
the house on this size lot.

Commissioner Kadvany moved to continue the project for redesign. Motion died for lack of a
second.

Chair Onken said the garage door needed to be looked at; but also the roof form at the garage. He
asked if the gable there had to come all the way out or whether it could stop and another roof pitch
come down lower noting there was no habitable space over the garage except rafters. He said
they were concerned about the size and prominence of the garage.
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Commissioner Kahle asked about neighbor outreach. Assistant Planner Morris said the neighbors
had received notices, and she had received no comments on the project.

Commissioner Strehl said she had to leave. She said she agreed the prominence of the garage
was problematic. She said she felt some frustration with voting for a continuance because this
project was a better house than the last one they approved and this project provided greater side
setbacks.

Chair Onken noted Commissioner Strehl had departed. He said he would like to make a motion to
continue the project.

Commissioner Combs said he could not vote for a continuance unless he knew the specific
guidance they would provide to support the continuance.

Chair Onken said the desired changes he would like to see was to adjust the roof at the garage so
there was not a full tall gable all the way to the front. He said if there was enough scope to do so
the garage could be moved back. He said additionally the garage door could be articulated so it
did not appear to be such a wide double-garage door.

Commissioner Kahle asked if the applicant could also create a more cohesive roof plane noting
especially the second story front gable and how that affected the shed behind it. He suggested
they also consider a better refinement of the materials noting the predominance of one material,
and as suggested by Commissioner Ferrick some type of landscape plan.

Commissioner Combs said he could support a continuance based upon reducing the prominence
of the garage door and providing landscaping plan information. He moved to second the motion.

ACTION: Motion and second (Onken/Combs) to continue the item with direction for redesign, in
particular with regard to reducing the prominence of the garage; passes 5-0 with Commissioners
Goodhue and Strehl absent.

Informational Items

Future Planning Commission Meeting Schedule — The upcoming Planning Commission meetings
are listed here, for reference. No action will be taken on the meeting schedule, although individual
Commissioners may notify staff of planned absences.

e Regular Meeting: January 25, 2016
e Regular Meeting: February 8, 2016
¢ Regular Meeting: February 22, 2016

Adjournment
Chair Onken adjourned the meeting at 8:28 p.m.
Staff Liaison: Thomas Rogers, Principal Planner

Recording Secretary: Brenda Bennett
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Community Development

STAFF REPORT

Planning Commission

Meeting Date: 2/22/2016
mOIF\ILO PARK Staff Report Number: 16-011-PC
Public Hearing: Use Permit/Judith Wilson/220 Robin Way

Recommendation

Staff recommends that the Planning Commission approve a request for a use permit to add a secondary
dwelling unit to an existing detached accessory building that is a nonconforming structure on a lot located
in the R-1-U (Single-Family Urban Residential) zoning district, at 220 Robin Way. The value of the work
would exceed 75 percent of existing replacement value in a 12-month period. The recommended actions
are contained within Attachment A.

Policy Issues

Each use permit request is considered individually. The Planning Commission should consider whether
the required use permit findings can be made for the proposal.

Background

Site location

The subject site is located at 220 Robin Way, between McKendry Drive and Marmona Drive. A location
map is included as Attachment B. The subject parcel is surrounded on all sides by single-family homes
that are also in the R-1-U zoning district. There are primarily one-story single family residences
surrounding the project site which feature architectural styles including ranch and farmhouse style homes.
Most of the nearby parcels are also substandard with regard to lot width and feature one-car attached
garages.

Analysis

Project description

The applicant is proposing to add to an existing detached accessory building (a one-car garage and
additional accessory space), in order to create a new accessible secondary dwelling unit of approximately
648.8 square feet in size. Secondary dwelling units are allowed a maximum square footage of 640 square
feet. However, secondary dwelling units that comply with disabled access requirements are allowed a
maximum square footage of 700 square feet. This proposal would comply with such accessibility
regulations.

Secondary dwelling units that meet all applicable regulations are designated as permitted uses, with no
Planning Commission review required. However, the existing garage portion of the building encroaches
into the side and rear setbacks, making it a nonconforming structure with regard to the provisions of the
Zoning Ordinance. Because the addition/remodel work would exceed 75 percent of the replacement value

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



Staff Report #: 16-011-PC

of the nonconforming structure, use permit approval is required. The valuation calculation is discussed in
more detail in a following section.

With regard to the areas of new construction, the Zoning Ordinance requires that a rear setback of 10 feet
be provided for new secondary dwelling units, although a setback of five feet may be authorized by
contiguous neighbors, or by the Planning Commission through a use permit. The owners of the subject
property have acquired written approval from their contiguous neighbors to reduce the rear setback to five
feet for the new secondary dwelling unit. Therefore, Planning Commission approval of this setback is not
required.

Although the existing detached one-car garage would remain as-is, the existing accessory building space
of 233 square feet would be converted into a new kitchen, dining room and bathroom. The new bathroom
would include grab rails in the bathroom and in the shower, in order to meet the accessibility requirements
referenced earlier. The living room/bedroom would be newly added square footage and would include
French doors leading out to concrete landing with an accessible ramp. The front entry would also include
an accessible ramp.

The secondary dwelling unit is proposed to be 12 feet, two inches in height, below the maximum
permissible height of 17 feet, and the proposed structure would comply with daylight plane requirements.
A data table summarizing parcel and project attributes is included as Attachment C. The project plans and
the applicant’s project description letter are included as Attachments D and E, respectively.

Design and materials

The exterior materials of the secondary unit would match the existing stucco siding and composition
shingle roof of the main residence. The proposed roof pitches would complement the existing roof design
of the structure. The new windows and new French door (with sidelights) would echo the existing grid
windows. Opposite the French door there would be an earth swale in the rear yard and a new pervious-
paved pathway which would lead through the yard to the front entry area. Although the expanded one-
story structure would not be particularly visible from the public right-of-way or adjacent properties, staff
believes that the scale, materials, and design of the proposed secondary dwelling unit would be consistent
with the main building of the subject property and neighborhood’s mix of architectural styles.

Parking and circulation

The subject property owners currently have an agreement with the owners of the adjacent lot on the left
side of the subject property for access to the driveway which straddles the shared side lot line. Off-street
parking for the new secondary unit would be provided on the driveway beyond the existing gates. As
permitted by the Zoning Ordinance, this would be an uncovered space located in tandem with the garage.
The portion of the driveway wholly on the subject parcel would be repaved with pervious materials. An
existing additional parking area at the front right of the property would be reduced in size in order to
comply with Municipal Code requirements regarding parking in yards.

Trees and landscaping

The applicant has submitted an arborist report (Attachment F) detailing the species, size and conditions of
the trees on or near the site, including three heritage trees. Heritage tree #2 is in the City right-of-way
immediately next to the front lot line, and tree #3 is in front of the adjacent right side property. Tree #4 is in
the rear yard and not a heritage-sized tree. An additional heritage walnut tree (tree #1) is located on a
neighboring property beyond the rear lot line of the subject property.

The arborist report indicates that the heritage tree #1 would not be affected by the proposed project and
the proposed construction would be approximately 18 feet away from the proposed construction. Standard
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Staff Report #: 16-011-PC

tree protection fencing would be installed for tree #3 which is close to the point of access for construction.
Although the applicant is proposing to remove tree #4, the proposed project is not anticipated to adversely
affect any of the remaining trees, as tree protection measures would be ensured through standard
condition 3g.

Valuation

The City uses standards established by the Building Division to calculate the replacement and new
construction costs on which the use permit threshold is based. The City has determined that the
replacement cost of the existing accessory structure would be $64,100, meaning that the applicant would
be allowed to propose new construction and remodeling at this site totaling less than $48,075 in any 12-
month period without applying for a use permit. The City has determined that the value of the proposed
work would be approximately $118,950. Based on this estimate, the proposed project exceeds 75 percent
of the replacement cost of the existing structure, therefore requiring use permit approval by the Planning
Commission.

Correspondence
Staff has not received any items of correspondence on the proposed project.

Conclusion

Staff believes the scale, materials, and style of the proposed secondary dwelling unit are compatible with
the main building of the subject property and the surrounding neighborhood. The applicant has designed
the addition to match the materials and design of the existing main residence. The recommended tree
protection measures would help minimize impacts on the nearby heritage trees. Aside from the fact that
the new secondary dwelling unit would be constructed as an addition/alteration to an existing
nonconforming structure, it would meet all other applicable requirements. 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.

Environmental Review

The project is categorically exempt under Class 3 (Section 15303, “New Construction or Conversion of
Small Structures”) of the current California Environmental Quality Act (CEQA) Guidelines.

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 naotification 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.

Appeal Period

The Planning Commission action will be effective after 15 days unless the action is appealed to the City
Council, in which case the outcome of the application shall be determined by the City Council.

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

Recommended Actions
Location Map

Data Table

Project Plans

Project Description Letter
Arborist Report

Tmoow»

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
None

Report prepared by:
Michele T. Morris, Assistant Planner

Report reviewed by:
Thomas Rogers, Principal Planner
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220 Robin Way — Attachment A: Recommended Actions

LOCATION: 220 Robin | PROJECT NUMBER: APPLICANT: Judith OWNERS: Judith Wilson
Way

PLN2015-00100 Wilson and Enrique Cuellar

REQUEST: Use Permit/Judith Wilson/220 Robin Way: Request for a use permit to add a secondary
dwelling unit-to an existing detached accessory building that is a nonconforming structure on a lot located
in the RB-1-U (Single-Family Urban Residential) zoning district. The value of the work would exceed 75
percent of existing replacement value in a 12-month period.

DECISION ENTITY: Planning DATE: February 22, 2016 ACTION: TBD

Commissioh

VOTE: TBD {Combs, Ferrick, Goodhue, Kadvany, Kahle, Onken, Strehl)

1.

ACTION:

Make a finding that the project is categorically exempt under Class 3 {Section 15303, “New
Construction or Conversion of Small Structures”) of the current California Environmental Quality Act
(CEQA) Guidelines.

Make findings, as per Section 16.82.030 of the Zoning Ordinance pertaining to the granting of use
permits, that the proposed use will not be detrimental to the health, safety, morals, comfort and
general welfare of the persons residing or working in the neighborhood of such proposed use, and will
not be detrimental to property and improvements in the neighborhood or the general welfare of the

City.

Approve the use permit subject to the following standard conditions:

a.

Development of the project shall be substantially in conformance with the plans prepared by
Margaret Wimmer Residential Design consisting of sixteen plan sheets, dated receivad
February 10, 2016, and approved by the Planning Commission on February 22, 2016, except
as modified by the conditions contained herein, subject to review and approval of the
Planning Division.

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

Prior to building permit issuance, the applicant shall submit a plan for any new utility
installations or upgrades for review and approval by 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 plans indicating that the applicant shall remove and replace any damaged and
significantly worn sections of frontage improvements. The plans shall be submitted for review
and approval of the Engineering Division.

Simuitaneous with the submittal of a complete building permit application, 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 the issuance of grading,
demoliticn or building permits.

Heritage trees in the vicinity of the construction project shall be protected pursuant to the
Heritage Tree Ordinance.

PAGE: 1 of 1
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Lot area
Lot width
Lot depth
Setbacks
Front
Rear
Side (left)
Side (right)

Building coverage

FAL (Floor Area Limit)
Square footage by floor

Square footage of
building

SDU Building height
Parking

Trees

220 Robin Way — Attachment C: Data Table

PROPOSED EXISTING ZONING
PROJECT PROJECT ORDINANCE
8,117 sf 8,117 sf 7,000 sfmin.
53 ft. 53 ft. 65 ft. min.
113.3 ft. 113.3 ft. 100 ft. min.
24.7 ft. 24.7 ft. 20 ft. min.
55 ft. 55 ft. 20 ft. min.
10 ft. 10 ft. 5 ft. min.
49 ft. 4.9 ft. 5 ft. min.
2,729.3 sf 23135 sf 3,117.3 sfmax.
336 % 285 % 38.4 % max.
2,586.3 sf 2,170.5 sf 3,079.3 sf max.
1,687.5 st1¥ 1,687.5 st/1st
250 sf/garage 250 sf/garage
648.8 sf/SDU* 233 sf/acc.
143 sft/porch structure
143 sf/porch
2,729.3 sf 2,313.5 sf
12.6 ft. 12.6 ft. 17 ft. max.

1 covered/2 uncovered

1 covered/1 uncovered

1 covered/1 uncovered

Heritage trees

2*"

Non-Heritage trees

New Trees 0

Heritage trees proposed | 0

for removal

Non-Heritage trees
proposed for removal

Total Numberof 4
Trees

*SDU is an abbreviation for secondary dwelling unit.
**Two heritage trees are located on an adjacent property.
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PROJECT SCOPE:

475,75 square foot addltion to existing detached 250.0 square foot garage with existing 233.0 square
foot dwelling space.
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ADA standards for disabled persons. 2013 CMC - Callfomia Mechanical Code
2013 CEC - Callfornla Electric Code
The square footage of all levels of the secondary dwelling unit shall not exceed 640 square feet, A 2013 Celifornia Bullding Energy Efictency Standards
except buildings complying with all aspects of the disabled access requirements for kitchens, 2013 Californla Fire Code
and ible routes in the Califomnia Building Code for adaptable 2013 Callfomla Administrative Code

2013 Califomia Energy Code
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A20 General Notes
A3.0 General Notes, Existing Floor Plan and Exterior Elevations
A4.0 Proposed Floor Plan
AS5.0 Lighting and Electrical Plan
A5t Gas Wall Heater Speclfication, Gas Diagram
ABO Proposed Exterlor Elevations
A0 Bullding Sections, Venting Details
Flood Certificate

residential dwelling units shall have a maximum square footage of 700 square feet. The maximum
square footage does not include the square footage of an atiached accessory building for which there
is no intemal connection to the secondary dwelling unit. (Section 16.79 040(5)(A)}
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i PROJECT DATA:
_IJ devhach ! 38 b & ropnivas . ‘Address: 220 Robin ey
| Foalty soring ditret send sty oot Mcpremests A mu' ::gmMunlquusMr . ‘f
| St 10 e valng i Lot area: 2.111.08q. 8. é
LT et o Occupmey v R a0
T S s e e Sonstruction Tupe: b w R
vy puiaty Fire Sprinklers: N | ]
Flood Zone: AE [ 8
Sy Base Flood Elevation: +50.7 o
/st ey Floor Area Limk: 230125800,
Bullding Lot Covernge: *3,1170 sqf msmdmum A\
EXISTING FLOOR AREA:
] TE5T58q K. )
NOTES: B s i L=
1. "All materials below BFE shall be resistant to flood damage.” (i.e., concrete, Redwood or ! g E
pressure treated Douglas Fir), "':"""559 ADOMION: BT - QS Q
2. PRIOR TO APPROVAL OF FOUNDATION INSPECTION, A LICENSED SURVEYOR SHALL m SW 3
VERIFY FOUNDATION ELEVATION BY SUBMITTING A SIGNED, STAMPED STATEMENT. . A [ M <
3. A "FINISHED CONSTRUCTION" ELEVATION CERTIFICATE WILL BE REQUIRED AT SECONILARY DNELLING FLOORAREA. - ,_E 1S
PROJECT COMPLETION. Conversion Arear 850398, 5S4
4. Any frontage improvements which are damaged as a result of construction will be required to Lo Tod Dueling Area: 6 Baak o — o
be replaced. BB T 107 MK Uncondtones pe (Cormge) 28003 £l §
6. An encroachment permit will be required for any work in the public right of way. The water ICDING: 75 84, 3l ¥
provider is Menlo Park Water District. Coordinate accordingly if water meter or service needs to LOT COVERASE: § D 1
be upgraded. Wiain House: T VO éﬂ
6. The sanitary sewer provider is West Bay Sanitary District Main House nz“d Porch: ”1‘:51;’ M-: g‘ =~
7. On May 5, 2015, the City Council passed Resofution 6261 in response to the 2014 Water : 39 E < z £
Shortage Contingency Plan (WSCP), as required by the State of California, to address the % £Q S
present drought. The resolution requires that potable irrigation water be delivered only by drip or arephic scalo ':“’_’_‘;’: v e § 0 o
micro-spray irrigation devices. \ FIE%EF% Side Yard Setbacks: 50" A W 1 N
8. AT THE TIME OF FINAL INSPECTION AN OPERATION AND MAINTENANCE MANUAL ) T arrE Pl AN 4 Accesson, Bulding Setback: En'd el
SHALL BE PROVIDED TO THE BUILDING OCCUPANT OR OWNER (CGBSC Section 4.410) | T/TLE-24 REQUIREMENTS: @ SITE PLAN | - Fi T 2 < Z
CELING INSULATION R0 wmin. scale: 1/6"-1'-0 § & ; 2f Forasy, 3
WAL INSULATION Rei3min. RIS Sy ik ¥
SLAB FLOOR INSULATION NA 5 . =t | I3
RADIANT BARRIER ON ROOF 5’l ,/ _." § g (‘ onaen
NEN NINDOVS DOUBLE GLAZED ) . : ‘; i 2N00ts
LR -y =) Rl
uammh-mmuﬁummmmmmwmmmmmnmmm i . g i . ST No.
anail contrast whtn their Address numbers shall bo Arabkc niumbers or siphabetical lettera, Kumbers shall b 8 ON DEMAND 6A8 FATER HEATER iz o o, {1
minlmum of 4 Inchies high with a minimum stroke LuidiN of 172 inch, Y¥here access ks by means of a privats rosd and the bullding 199,000 BTUMR 0,65 EF . 5 3
Bddress cannot be Viewed from the public ey, & monument, poie or other sign or means shall be used to identidy the sinicture. 2 SEl hd nw;..._.’;“ =
AG FANS HERS VERIFICATION REGUIRED P R o e
VICINFF AP A-1.1

scale: nts
RO




— N N N N N

201

200"

J—

l\'%*

'i_ﬂ

2

e A\
/ @oaracE

180"

’ 20sq

/ ® \

4
7 UNCONDITIONER ',
/ \

/ NI K
/

TAREA
230sqr

graphic scale

EXISTING GARAGE AREA TO REMAIN

EXISTING AREA TO BE
CONVERTED TO INTERIOR SPACE

% PROPOSED ADDITION

COUNTS TONARD COUNTS TONARD

MAIN DWELLING SIZE FLOOR AREA LOT COVERAGE
g - x20-1 a1 .00 2q.4
AREA2: 11-1/4" x 8'5.25" x 112 19.08q.R. 1908q.t.
AREA 3: F-1/4" % 24'4 5° 22025891 202589t
AREA 4: q-1/4" x 7-9.75" % 112 1215 eq 1. 12.T5saft.
AREA 5: T8.75° % 3-0.75" 55. 75 8q.R. 55.15 6q..

\

grephic scale

AREA 6: 200" x 180 36003 360.0 sq.f.
SECONDARY DRELLINGT — 3875 C L 'W.-Ts’gnl N

SECONDARY DWELLING AREA CALCULATION

Bobsak
L3

EXISTING UNCONDITIONED AREA: 2230349
TOTAL (E) DETACHED ACCESSORY BUILDING: 4830 3q.R.

(640.0 sq 1. MAX")

* LIVING AREA MAY BE INCREASED

:f,.ceo-mﬁ%PWELUNG AREA CALCULATION %Hﬁ_ (

GREEN BUILDING NOTES:

[Caitoreen 4.504,1]
16.1 Adnesives,

, seslants and caulks used on the project chall
air distrct rules

UF TO 700 sq.1. IF ADA COMPLIANT

o ¢
o e _/\__.'\._/‘—_/‘—h/"*-—/ J\“_’/{rmw/t:hnymcwu

B0 T5sq.

/
-

J\_/\-—’\__/\h P A N‘—/

Nm‘M“m,.ﬂm.mh“mmﬂmmmvﬂhmmwﬁ)mlmh
Tabies 4.504.1- 4.504.9.° [CaiGreen 4.504.2.1 theu 4.504.

.2.3] Finish materiats for pollutent control shall compiy uith this section,
mect the requirements of the follcwing standards uniess more stringent

local or poltution or
16.1.1 Adhesives, adhesive

bonding primers, adnesive primers,
wnmmquwmmmmw

pply
.M.mm.wmmmmbedmm
or SCAGMD Rule 1168 VOC fimits, &3 shown In Table

4.504.1 or4,sad,2,aswpm.5ua|mwudmmudmmemﬂuwuwmmmcmdmmuumm
mﬂmw),mhmm@,uw

(chioroform, ethyjene dichioride, methiiane chioride,
betow.

16.1.2Aeron0l adhesives, and smatler unit sizes of adhesives, end sealant or caul

nd coatings shall comphy with VO fimits In Table 1 of the ARB

Iking compounds (in unlts of produict, lesa packaging,
ounces) shall comphy with statewlde YOG standards and
mmumwdmnw«mm.umu«dwum.mn.m

> Architectural
mhfﬂet!(”j.MMMMMWWVOCWIMIMWMQMMWW#

mmmmmewmw.swkwww
mm.baeamhm.-amahmam.430.&\4443151“2001

the coaling as a Fiat, Nonfiat or Nonfist-high
Callfornia Ar Resources Board,

ColtolM:mm,.umcwnuporulﬂgMNM‘WWMMVOCMhTMJ.!O‘,SM
163 wummmmmmrwmmwnllwhmhsmum-xs)mm

prohibitions on use of certain tax compounds and ozone

requirements,
substances, in Sections W52cX2) and (d)2) of Cafifonia

Inchuding depieting
Code of Raguiations, Thie 17, commencing wkth Section 94520; nd in areas unde the jurls- diction of the Bay Aves Alr Gualtty
District

the percent voe by weight of product imits of Reguristion 8, Rule 49.

164 w.mmmumﬁumdwmmmmm

MW.MQMWE.NM:
16.4.1 Manufachurer's specification,
16.4.2 Field verification of on-slte produc containers

17, Carpet systams shal meet Green Bullding Ragquirements. [CaiGreen 4.504.3]
17.1 Al new carpet Installed In the bullding Interior shall meet

17.1.1 Carpet and Rug Insttute’s Green Label Plus.
17.1.2Callfornla D
17.1.3NSFIANSI 140 at the Goid lavel

the testing and product requirements of one of the following

Program
of Public Health's Speciication 01350

11.1.45clentific Certifications Syatems Indoor Advantage™ Gokd
112 Allinew carpet cushion nstalied In the bullding Interior shall meet the requirements of the Carpet snd Rug Instihute Green Label

Pprogram. [CelGreen 4.504.3.1]

178 All carpet adhesives shail mect the requirements of Table 4.504.1 [CaiGreen 4.504.3.2]

D
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220 Robin Way ~ Menlo Park CA 94025




] GENERAL NOTES:

e

e S o o e+ e Lo A

[GRC-R308.1] LIGHT AND VENTILATION - Al habltable rooms shall have an aggragata glasing ares of not keas than 5% of the
Mmdmmmmmumm,mlmwmmmbumt
mmmuwmmmammummwhmmm.m
mumwmwmmmumuhm-umw.

[CRC-R503.9) BATHROOMS shall be provided with an sggrogats glazing ares of not less than 3 squane feet wikth 15 square foot

[CRC-303.3.1] BATHROOM EXHAUST FANS - Each bathroom containing e bathtub, shower or tubvshower combination shall be
‘vertliatad for purposes of humidity control
the Caffornla m,mmmummmmmm.mm
Division 4.5. Note: Windaw operation Is not a method of providing bathroom extuaust for humidity control.
[CRC R304.1, R304.2 and R204.3] MINIMUM ROOM AREAS - Every dweiing unt shail have at least one hababie room that shad
have not less than |mw-umdmbwmmmmm“hm-mmo‘mbumw.qm
feet, and HabRabie imenaion.

NER-216
Re-isavid March 1, 2004

T —
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SKYLIGHT EVALUATION REPORT

Fooms shall ot be leaa than 7 feet in any horizontal d| 3
Halways, Mm.mm,mummmdwmm
spaces shall have a ceiling height of not less than 707,

[CRC-R307.2] BATHTUB AND SHOWER SURFACES - Eathiub and shower fioors and wails above bathhubs with [nstalled shower
MNIHMWMMMWIWW.MMWMMW!W‘&M
less than & feet above the foor.

[CRC-R211.6] MEANSOFEGESB-MN.WMWMO‘IMMMMBIMEM
[CRC-RA01.3] FOUNDATION DRAINAGE - Lots shall be graded io dralr from
minknum of 6 within the first 10,

[CRC-R30S.1) CEILING HEIGHT -

The grade shefi fall &

INTERIOR WALL FINISHES

[CRL-RT02.8} 6YPSUM BOARD - Typical Interior waits shal have 1/2° @upsum board - 5/8" IS PREFERRED.

[CRC-R1023.5(E)) GARAGE NALLS and celling, and enclosed sraas nder etsiumys shall have minimum S/5* pe X gupsum
board.

(GROLR‘IDQ,SA] WATER RESISTANT 6YPSUM BOARD - Shail be Instalied at Kkchens and demp rooms shall have & minimum of
112" green board or epproved molsture resistive gupsum board.

[CRC-R102.3.8) WATER IESPSTANTGYPSUMwARD-&MMMWw.MﬁImemhlmw
tub compartment.

[CRC-R102.3.8.1] NATER RESISTART GYPSUM BACKING BOARD - Shall not be
water, of In areas subject to high humidiny.

[R302.T) UNDER STAIR PROTECTION - Enciosed accessible space under stakrs shall have walls, under-star surface and any
soffts protected on the enclosed skis with 172 inch gupsum board.

[CRC-R102.4.2) Fioer-cement, fbermat reinforced cementitious becker units, giass mat gupsum backers or fiber-reinforcad gupaurm
backers Instafied In shail be used & backers for wel the In tub end shawer areas
and wedl panels In shawer areas.

there wi be direct to

PLUMBING

[CRC-R201.2] MWBMDMRWM“MHMWWMMM“IHM
shall be a Such well surfaces shall extend to a height of not kess than b feet above

the floor.

(CPC-403.6] mmmmmdmwlnrmc:rsmmmuuumpqmmgww.
[CPC403.1) WmmmdmmeMVATa"FmﬂmmI.S“bnlwrnmﬂwpll.
[CPC401.5) Tamwlumm.mmmuumwdnmmmwwmoml«.-unulm-uu
space in front of not less than 24",
[crc-«n.i.l]mlum-mumum«wmmummmmuemwmmnw
Pal. The madmum flow rate at 2 20% reduction ls 2 gom.
[CPC402.12] FAUGETS st Kichens, lavatories, wetbers, Isundty sinks or other similer use fidures shall bo designed snd
0 0F 22 galions per minute measured et £0 psl.
[CPC402.2.\}WATER CLOSETS (tollets) shall have an average consumption of a medmum of 1,28 galions of weter per fush.
[CPC407.5] WATER CLOSETS (toliets) shafl be SET level and in proper reference lo No wster closet or
uummu.mmmm(mmmuwwwmmwmmmmmm)lmmw
center to any similar fodure. The clear space in front of ary water cicast or bidet shail be not leas than Luenty-four (24) Inches.

[CPC-411.6] SHONER DOORS must be at least 22" wiie and complywith [ORC-R308.4] SAFETY GLAZING.
[CPG-M‘.T]mﬂWPWEMMNMmd1M4nmmﬂMMMISO‘mML
[CRC-R308.4] In Hazardous Locations. Glmss shower and tub enclosure must be sefet giazing.
[cmu.wlmowmwm.c«mmwwmuMmmmam
mmmwummmmmwawnmmbmmum
bather can adjust the valves prior o stepping Into the shower spray.

[CPC414.0] BATHTUBS and NHIRLPGOL TUBS - Uniess otheruise listed, bathiubs snd whirlpool bathtubs shall comply with the

folouukng requirementa:
{CPC414.1] A removable panel shail be provided to sccesa and remove the purn. Nhipool pump acceas locatod in the cru space
Mummmmm(m)MMmmmhpm.umm.

{CPC414.2] The circutation pump shell be kocated sbove the crown weir of the trap.

referenced

[CPC-414.4] Suction fitings on whinipool bathtubs shall comply with the kstad standands.

[CPC-414.5] Limitation of Hot Water In Batntubs and Bethtube. The medmum hot water temperature discharging from the

bathtub and whirpool bathtub filler shall be limited to 120°F (49°C) The water hoator thermostat shall not be considered a control for
this

Pprovided with Indidusl control valves of the pressure balance,

meeting this provision.
[CPC-418] Shawer and Tub-Shawer COMBINATION WNTIDLVMVES-MMMMBMWMMM
or pressure mibdng

vaive bpe that provide scaid snd thermel shock protection.
[cPC - 603.23] Mmmmmmmmemanmmwwww
prevention devices instatied,

(UP(—GOS.Q.T]HO&EBIBBS‘MNMW-WMWWWM,-WM

IOPG-GOQJO]NHWMWWMWWMVMHWMDGWHMWATERHAMHER
emmester(s) o sbsorb high pressures resulting from the quick closing of these vaives.

NINDONSIGLAZING )
[CRE-R303.1} LIGHT AND YENTILATION - All habitable rooms shail heve an aggrogate giaring area of not leas than 8 percent
of the floor erea of such rooms. Nmuwmmuumqnm,mu.bummmwwww
outdoor air. Such operings shal be provided th read access or shall otherwise be readiy controllable by tho bullding
occupants. The minimum openable area to the outdoors shall be 4 percent of the oor area being ventabed.
[CRC-RS03.3) weter cioset and aiher elmiiar rooms shall be provided with an aggregats glaring srea
in windows of not less than 3 8.k, one-half of which must be openabie.
[CRG R300.1) Each pane of glazing installed in hazarous locations as defined In Section [CRC-308.4) shall be provided whh &
' apphed the the Wpe of glasa and the safed, glazing standard
with which & complies, which s visibie In the final Installstion. The designation shat be scid eiched, sandbiastad, ceramic-fired,
laser etched, embesaed, or be of @ Wpe which once applled cannct be removed without being destroyed. A labe! shall be
permitied In hou of ihe manufacturer's designation.

| [CRC-R308.4.1) Glszing In et foted and operabie panets of swinging, siding and bifokd doors.

[CRC-R303.4.2] Glazing nmhmummwwmmmnm.uwmmmmmhm-

surfaces 36 inches , ginzing.

{CRC-R308.4.4] Al giaring In railings regardiess of area o haight above a waiking surface. Included are sinuciuesl beluster
paneis and nonstructural Infill 3

(mm.‘.!]ﬁhﬂmhmmfauu‘:mmm.m, seunes, steam rooms, bethitube and showers

whers the bottom expased edge of e glaxing Ia less than 60 Inches measured vertically abova an, standing of welking suace.
Giazing within 60 of the weters edge, and kess than 60" above the foor must be sefehy glass.

glazing,
), lngs and remos uithin 36 Inches horizontaily of & welking surface
©xposed surfaca of the giazing in leas than 60 Inches abova the piane of the adjscent weiking surface.

EMERGENCY ESCAPE AND RESCUE OPENINGS
[Eﬁw.ummnapemw. Bmu,wuﬂammmmmmnum
operable
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court

[R810.1.1] All emergency escape and rescus shall have s minlmum net clear opening of 5.7 square feet.
[R510.1.2) Tho mirkmum net clear opening HEIGHT shatl be 24 Inches.

[R310.1.5] The minimum net clear opening YNIDTH shall be 20 inches.
mﬂ.ﬂMHW.MWMMWWIMMNWMWhmm.WMM
egress shall provide a continuous and unobetructed peth of vertical
mmmm&mdwmdmmuwmoahdnmm-mmwmwm
requiring travel through a garage:

58] G D Opéninga betveen garage and shiall be solid wood not less that 1-9/8" In

. 80lld or haney-comb-core stel doors not lesa than 1-3/2" Inches tink , or 20 minuts fre-rated doors, equipped Wi
&nd seif istching devices.

[CRC-R311.2] EGRESS DOORS - Al least one ogrese door shall ba provided for each dweliing unit. The egress door shal be

slde-hinged, and shall provide & minimum cleat Lidth of 32 inches when messured behueen the face of tne door and the stop,

it tha door open 90 degrees. The minlmum clear helght of the door opening shall not be less than 78 Inches in height

measured from the top of the threshold to the bottom of the stop. Other doors shall not be required to compy win these
dimensions. Egness doors shall be readt from Inside the dwelliy use of & key or speciai

knaudedge or effort.
[OFC-n".a]DMWMMATWEWWN-MMMIMWWMMMNMW
door. The width of each landing shall not be less than the door served. Eveny landing shall have & mininum dimension of 56
Inches measured In the direction of travet. Extarior landings shall be permitted to have a slope not to exceed 1/4 unkt vertical in

12unks , or 2%.
[CRC - R311.5.1} INTERIOR FLOOR ELEVATIONS st the required egress doors shall not be MORE than 112" kawer then the
top of the treshold.

nmwmmwum-wmm-use'hrm-mhnumo‘mnmml
MAWS-MW‘MMMWMNMofbor,'l%'belaunmdmhm.
WTSNNSINGDOOKE_EVATIONS-MMAMMMI,WMWIMMMM|hr)lbmuhm

Ihreshold.
[CMC-101.3} Provide COMBUSTION AIR for the Gas Dryer by means of a louvered door,

m}.zmmmm.mmwammsm:

1. Laminated glass with a minimum 0.01%-inch polgdnyl bubyrel interiayer for glass panes 16 square feet or lesa in area locetod
such that the highest point of the glass ls not more than 12 foet
muudﬂr\qwmwmmmhhwuwﬁn,WMmWMﬂﬂluam
e, 2. giass., 3. Heat glase.

4. Viired giass., 3. Approved plastics.
mb.a}wm-umlmmm-ww-mmmmmmh12unhnaw
mm)mummmnmwawuwmmmmdummmm
n s

FRAMING MEMBERS

{CRC-R311.1) Protecion

Luhen closer than 16 Inches.
Ui 10 paviphen, of the bulding foundation,
2

wood
For e apwcles, product, pressrvative and end Lee. Nood jolets or e bollem of @ Lood stnuchurl Roor

{R702.3.8] iater-resistant gupsum board shall not be Installed over 8 CLASS | or Il vapor retarder In a shower or tub
[R102.3.6.1] iNater-reaistant g,peurm becking board shall not be used whene there Wil be direct expoRe bo watsr, or kn areas subjoct
1o continuous high humidth,.

[R702.4.2] Fiber-cement, fibermat relnforced cementitious backer units, glmsa mat Qupsum backers or fiber-reinforced gUpsuUM backers
Instatied In shall be used a3 backers for i tiie In tub and shower arcas and wall
panels In shower aress.

[CPC - 807.4] AIR GAP - No domestic
udthout the use of an

Mmuummwnmmummm
dishuesher airgap fiting on the discharge side of the dishumshing machine. Listed airgaps shal be
Instaied with the Aood-lavel (FL) & or abave the flood level of the sink or drainbosrd, whichever Is higher.

{CPC-A06.2] PLUHDINGVENTTERMINATIGN-l\dcﬂmﬂmmbﬂlmdthlwfmm.orlw?m

any operabie siight.
[CPC-12125] 6AS utitzation applience connectsd to & piping sysicm shal have an accasslbic, approved MANUAL SHUT OFF VALVE

lmmbbﬂﬁmﬂlw.

. ™

9. Mood skding, shestting snd umit Zinches
porch skabe, patio siabs, and

Y soporting molek,

GENERAL NOTES
SKYLIGHT SPECS

A Secondany Dwelling Unit For The

WILSON/CUELLAR Family
220 Robin Way ~ Menlo Fark CA 94035

vRAWN BY:

1

[CRC-R317.1.2) GROUND CONTACT Aluoad In the ground, In concrets In direct the ground
o embedded In concrete expoaed supports Intendad for human be
approved pressure-preservative-trested

wood sultable for ground contact use, except maybe entirey bekox level or

submergod In fresh weter,
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MECHANICAL NOTES:

[CRC-RB03.5.1) Each BATHROGM containing 8 bathtub, shawer or shall be ICALLY
VENTILATED for puspases of humidly control In sccondance with CMC Chapler 4; and GAL Green Division 4.5, The minimum
Jocal extiaust rates shall be B0 cuble feet per minute for intermittent vent2ation or 20 cubic foet per mimate for continuous
ventiation. Exheust sir from the space shall be exhauttad directiy o the outdoors.

[CPC-1212.5) GAS wtiization spplance connected lo  piping system shall have an accessible, spproved MANUAL SHUT
OFF VALVE Installed within 6 feet of the spplance k serves.

[CMC-804.0) SERVICE ACCESSICLEARANCE. Uiniess athenuise specified, not less than 50 inches in depth, uidh, and
height of working space shall be provided.

Cooktop hood exhaust termination must be 4 feet from any uindauw or door

[CMC-301.1 and 307.2] Provide minkmum 36° MECHANICAL CLEARANCE (Acor to celling) bn front of sl mechanical
equipment as required.

[CMC-307.1] PROTECTIOR AGAINST DAMASE. Appilances installed in garages shall be guarded against such damage by
being Installed behind y

‘auwiiches at least eighteen 18" sbove the floor

[CRCR-303.4.2, CRC-R303.5) EXHAUST AIR shalt not be directed onto wellueus, Alr exhaust and Intake operings that
temminata outdoors shall be protected with coroslon-resistant screens, lowvers or grilles having s minimum opening size of
Xinch and & mapdmum opening size of % Inch, In any dimension, Outdoor sir exhaust and Inteke openings shali meet the
provisions for exterior well opening protectives In accordance wkh this coda

[CMC-304.11.1) ACCESS - Appllances Instaled In sitic. or under Roor shall be accessibio though an opening at least as terge
a8 the largest component of the 2nid not less than 230"

[CMC-904.11.2 & CMC-304.11.8 | PASSAGENAY HEIGHT - If loss than 6 feet high, the distance 10 the appltance shall lo
exceed 20 foet. PASSASENAT shail have SOLID FLOORING not loss than 24" uida from the ertrance opening to the

appliance
[CW.NL]LIGH‘HNGANDGONVENIENC!OUTLET-|MW“WM¢WIMMWW
appliance with sultch control loceted et the access entrance
(cnoqw.uwwmw-mwmu-mawmmmu-mbwu
installed per s with a3 required by the 's
Insiructions. Provide minimum clearances to combustible materiats,

[CMC-420.0] Open-Top Broller units shall be provided with 8 hood and an exhaust fan having a minimum capaclty of 100
cublc feet per minute per square foot of hood Intake area.
[CHGW.B]MMMU&.MW
ot iess than (0.9 mm) thick uith a clearance of not less than 14" bedween the hood and the underside of
MMMMAAmddHM'MIMWMWMWHWM
Mwmmmmwmluum-m-mmmunkmmmmm
ICMC-‘IDJ]RtFNGEMTDE-ShIIb‘WMMITthMdhmM|2"oml7l¢bp
for ventiation (or as Instructed bu the manufacturer)
[cnm.zlDonzsncmuvsws-Mwmmmmmmuwmwmm
thmm.mhmwmmwmmm.

NATER HEATER [CPC-508.5)
ﬂmmm means In
ddition fo ts control ot

separate enclosed space having
, sppilances shall be permittad to be instalied at flcor ievel,
wmmmwmthummhmdhw‘
[GPC-50b.2] Water heaters shait be anchorsd for protection from SEISMIC DAMAGE or strapped bo resist
horizontsl “wmm.&mmunmmmmmmw
lower one-third of Rs vertical dimensions. At the lower point, & minimum distance of four (4) Inches shall be
sbove the controls whh the etrapping.
[cm.mmmwmmmmmm level concrete or ather approved base
extending not less than throe 3” inches above the adjoining ground lavel.
[GPG!OBA]NMIMWIIWH‘!.!I&.M
mmwmwmm.wmm,-wmd
mmulmmmwmmmmmm«md

| &nlnch diameter drain 1o an approved location

DOMESTIC CLOTHES DRYERS
(CMC-804.3.2] DOMESTIC CLOTHES mw-mwmh-mmm
uw,-mma-mmmmdwm(mmudmm

[CMCG-904.11.0] Appliances (HYAC UNITS) In Attics - Provida min, 225%G0° ACCESS,
[CHW.HJ]MNW#NWWIHbumthmMN
passagewa sccess to the appliance shal not excensd 20 feet.
[GH(—W,‘LB‘]WMMMWMMMIWMMB’IM“'
wide.

[cn&w.na]mw-m-mmmmwmmwwwhmum

[CMGWAL!]mlm‘MMMm“lW\gMnMNhsﬂednlt
the . The auitch controlling the ight shall be loceted at the entrance o the
[eMc-8025.2.1] nwfmwmwwwmwm-wrm
sbave the highest point Luhers k passes through @ roof of a bullding and st laast Luo 2 feet higher than any
portion of & bullding within & horizontal distanca often 10" fost.

[EMC-1309.4.1) SIZING OF GAS PIPING SYSTEMS - Gas piping sustems shail be of such size and so
|muwm-mumnmwmwmmuuum¢uum
#ppllance Iniet at not less than the minimum supphy pressurs required by the sppliance. Guldeline usage is
as follows:

WATER HEATING APPLIANCES:
35,000 btumour

Water heater 50 gal tank 40.000 bhuhour
COOKING APPLIANCES:

3 3 65,000 bluhour
Bulk-n oven or broller unkt, domestic 25,000 bhuhour
Buikt-in top unkt, domestic 40,000 btuhour
OTHER APPLIANCES:
Clothes dryer, Type 1 {domestic) 35,000 btumour
Gas frepliace, direct vert 40,000 bhuhour
Gas log 80,000 btuhour
Gas Barbecuo 86,000 bruhour
HYAC SYSTEM  [Square Feet x 28] TBD bhuwhour
Note: 1 Buuhr = 0.293 W

64 TANKLESS SE
Cantineses hot water for 1-2 hathroom
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EXISTING FLOOR PLAN
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ELECTRICAL NOTES

‘GENERAL

1 Mrwm»mmumm.m.m,m.mm-mmdmwhmmmw

uiring.

2.Contractor shaliVerfy power

prior to electrical rough In and order

3, Light suitches shail be mounted at +49° (to certerline) sbove finlshed floor.

4.Typical wall mounted hall be mounted \LLY and CENTERED udthin the BASEBOARD.

!.Mwmm!'%‘mhmmmwlhmm‘MTOOM)MHWM

. at +34” high bath: lope shalt be mounted ot +40” (lo centeriing) above finished ficor

[CEC-21037] [~ - Vg clearance |n front of ail mechanical and electrical

feet high and 5 feet wide with a door that suings open G0° minimum

[CEC-210.5(A)] GROUND FAULT CIRGUIT INTERRUPTER - Provide 125-voll, singla-phase, 15- and 20-ampere ground-fauk

dircult-interrupter protection receptacies instafied In Bathrooms, Kitchen, Laundny, Garages, Outdoor, Crau spaces st ot below
basements,

[CEC-210.11{D)] BRANCH CIRCUITS REQUIRED - {2) or more 20-ampere Smak-Appllance
Mmmm.(ﬂwLNWMCHMMMWMMWMM(UW
WMMMMWMNMWMMMMMMHMMMW
outiets,
[CEC-210.12(A)) ARC FAULT CIRCUIT INTERRUPTER All 120-vok, single phase, 15- and 20- ampere branch clrcults
supphng outlets Instalied in dueling Lt famisy rooms, dining rooms, living roome, pariors, lbraries, dens, bedrooms,
Sunrooms, recrestion rooms, closets, mwumumormmumw-wmlmrmm
combination-type, Installed to provide protection of the branch clrcult.
[csc-mo.smlmemoweumumuummnmmmmmmmmmwm
space Is more than & R. from a receptacie outiet. Any space (2 R.) or more In width (inchuding spece measured sround comers)
, and simitar

receptacie outiets unjess located within 18 in. of the wal.

[5:5-210.!2(5).11/\wmwumnmwmwzmﬁmmbuh.am Recaptacie

Mebmbelmwmnmmmmmlmhmmylu.mmmuwmh

thet space. Am“mmumunwmmwm-wmu 24in. or grester

and a short dimenision 12 1n. or greater, At least one receptacie outiet shall be installad at esch countertop spece with

along dimansion of 24 In. or greater and a short dimension of 12in. or grester. (CEC-210.52(C).5] Locate Countertop

Receptacies uithin 20 inches of the Countertop.

[CEC-210.52(C).2 & .3) Provide et least One In each ISLAND, and One In each PENINSULA.

[CEC-210.52(C) 4] COUNTERTOP SPACES SEPARATED by range tops, refrigerators, o sinks shall be considered as
outiets be

Separats countertop epaces. 3 . the countertop.
accessible by applances fastened In place shall not be consldered as these required 1
shall be instalied In bathrooms within 3 & of the outslde edge of each basin. The \

of sl Kkchen WMHW,MM.W.WMM

[CEC-210.52(D)) Provide One 3FEET ola Besin or Countertop.

€-210.52(E)] OUTDOOR OUTLETS - For a one fami, dwefiing that Is at grade levei, at least one receptacle outiet accessibi

while standing et grade level and located ot more than 66" sbove grado shall be Instalied at the front and back of the

duweiling. At Baiconles, Dacks and Porches, acceasible from inside the duefing unit shall have at least one

Instaied within

[CEC-406.9(A)) Receptacies In WET OR DAMP locations shall have a weatherproof cover.

(CEC-220.52] SMALL-APPLIANCE and Laundry Loads. (A) Smail-Appiiance Crcutt Lowd. In esch unl, the load shat

be calcutated at 1500 vott-amperos for each 2-uire small-appiiance branch circuk as covered by [210.1(C).1). Where the load Is

subdivided through kuo or more feeders, the calculated load for each shal Include not less than 1300 vot-amperes for each

2-uire smai spplance branich cheuk. These loads shatl be permitted to be Included with the general ighting load end sublectad

to the demand factors provided In Table 220.42. (B) Leundry Clrcult Load. A load of hot less than 1500 volt-amperes shall be

Inchuded for each 24uive laundny branch clreut Installed as covered by 210.11 (CX2). This load shell be permitted to be Inchuded

with the general lighting load and subjected to the demand factors provided in Table 220.42.

[CEC-220.53) APPLIANCE LOAD - It shail be permissibie to apphy 8 demand factor of T5 percant o the nameplate rating load
fastened

of four ot more 1 piace, other than electric renges, clothes dryers, aquipment, or air
quumuunmwwm&edammmmmmmmmw.
{CEC-220.54] Electric CLOTHES DRYERS - The load for household electric clothes dngers shall be elther 5000 wetts

(vol—ampau)ormemm,m«hw.hmdwm‘mmwmwbmdwn
B & 3-phase, 4-wie foadet or service, the total load shall be caiculated on the basts of uice the medmum,
[CEC-220.95) ELECTRIC RANGES and Other Appllances. The load for household eleciric ranges, wail-mourted
m,mmmmm.wmmmmmmmmmdummu
wbwmhmwTﬂm.ﬁ.Mmmhmwafw
loads calculeted under this section.
[CEC 406.12/CEC 210.52) TAMPER RESISTANT RECEPTACLES In Dueling Units In all eresas specified in 210.52 every
ktmen.hrﬂ;mn,dﬁnqmm,mM,W.Mdm,wmm,beﬁmmm.bdmn.m,
basement, lsundry and outdoor area, all 125-voR, 15- and 20-wmper shail be Ested tamper
[CEC-422.16(B)] NASTE DISPOSERS, Bull-in DISHNASHERS and Trash Compaciors shall be permitted to be cord and-
Pphug-connacted uith a Rexibie cord identified of the

spplance. Range hoods shall be
permitted to be cord and- phig-connecied ukth a Rextble cord entified a3 sulsbie for use on range hoads In the installation

of the appliance
[CEC410.10(A)] Luminalres nstalled in WET OR DAMP LOCATIONS shall be Instailed such that weter cannot enter or
Inwiring or ather elecirical parts. All iuminaires Instalied In wet locations shail be
marked, “Sultabie for et Locations.” Al fuminsires Instalted in damp locations shall be marked "Sultable for Net Locaions® or
"Sulable

for Damp Locations.”
[CEC-410.74] All uminaires shall be marked with the Madrrum Lamp Watinge or electrical rating, manufacturer's name,
trademark, or other sultable means of ldentification.

f—

Wv_v—‘v—\, e e
SMOKE DETECTORS AND CARBON MONOXIDE ALARMS
[CRE- #74) SHORE DETELTORSALARME shak be LISTED 88 compaging whih UL 77, e i
TERES 4T IS AL AR shal be riobiodlc

[c:aumb)ua'mmemzﬁwumunmwmnmmwuwh-mmm
(1) A surface-mounted or recessed with 8 losed lamp, (2) & surface-mountsd or recessed
, (3) @ surface mounted or LED luminaires ldentified &s sultable for installation within the storage
area. Aﬂm1fmkmmwmwlmﬂwmmummh
door.

Ame-mhmwmmwumnwuxEMMmema

Mounted on the well above the door.

A minkmum 6° clearance [s required between recessed INCANDESCENT fodure mountsd on the celling or mounted on the wedl

sbove the door

[CEC410.10(D)] Bethtub and Shawer Areas - CEILING SUSPENDED Luminaires, Fans, Track Lighting or Assoclatad Parts Shafl

umm-m:msmmubmmmwmamWm«muw
mmmmmummwmuumhmm.wmm

where subject to shower spray.

[CEC410.116] CLEARANCE AND INSTALLATION

(1) Non-Type IC. A recassed luminaire that Is not identified for contact with [nsulation shall have all recessed parts spaced net less
murkommmmmpwudumnmmmmwwhmmwumm
be permitted to be In contact with combustible materisls,

@D Type 1 Awmmuw&mmm,xmm,mummbb-hmm
combustiole materists et recessed parts, pokts of support, and portions pesaing through o finishing off tha opening I the bullding

(!)IMrLWMMIMMWMIWMW!WMNMMMi
m.mmwm,mnmv«wmmmnhwmnmmmmw

R303.7] mlm.utwnmmmuwm-mbmmm,m
the landings and treads. Interior stainumys shall be
mmmmulgnmmhwmmamwnqdwmrwkwmnm
gt sources shail be capabie of Kumi treads
nmummwm1m«mmuwmdmwm.mmmu
provided ulth an artificlal ight source located in the kmmediate vicint of the top landing of the Exterior stainues providing
mb-wmnwmmmupmmmmmmmhmmm
of the bottom landing of the stainuey.

i i e Ve

P ! r 3 /‘_\_M
In each sleeping room, Outslde each separats siceping area In the mmedinte o tne bedraoms, on each addiional ston, of
the dwetling, Inckuding besements and habkabie attics.

[CR&@M.’S.Z]S"WMMNWN in uth the s and shail be

REPLACED AFTER 10 YEARS from the dete of manufacture.

(cl!c-mus.ﬂmmbrmmmm-uMumwrmnnmuwm.m
4 and have a featu

battery re.
[CRC-R314.8.4) SPECIFIC LOCATIONS FOR SMOKE DETECTORS:
mmmuw.mmmwwm«umm-mwm

applience.
mmmuwmmm-ammmmmaawmd-ummm-
bathtub or shawer.
mmmuw-nmmmsummmwma-mmmhm
registers of a forced sir heating or cooling system and outside of the direct sirflow from those registers.
Mmmwmmm,-mmwuwwmmmhmwmmn
prevented from reaching the smoka detector b an Intervening door or obstruction
P«mmuupm-wmzm.smmmmmmmwmmmmwmm.
FWT'FAYORCOFFEREDCEILINGS,MDMMNWMNNMMdWMwMWW
Portion of the celling within 12 inces vertically down from the highest point.

[GWD-RBMAMH‘!.IJIMWHMMWMWMFNMPMRMWW“M
ummmmuumm-wmmumummm-mmm Smoke slarms with

emit a signal when the batteries ars low, g permanent and uithout a diaconinecting sutch other than ss raquired for
over current protection. Alarm wiring shall be directh) connectad o the L]
other than for over current

[cwmu.s-\amua.s]m;mmu;umnwmm-mhmwuhﬁumhm
WMMWG‘MMNmmmlmmNNEcﬁﬂhm.mthdwm
umuammnwmmmmmmummhmmmwmm

with wl intervening doors closed.

[CRC- R315] CARBON MONOXIDE aiarm shafl be LISTED as comphjng with UL 2034 and UL 2078,

[CRC- R315.1] An spproved CARBON MONOXIDE sistm shall be Instalad outside each sleeping area In the Immadiate vicinl of
bedrooma in dweling unks and in siceping units within Which fuek-buming appiancas are Instalied and in dwelling unkts thet have
sttached

garages.
[CRC- R313.2] LOCATE ALARMS ouside of sach separate duelling unit sleeping area in the Immediate vicinity of the bedrooms and
basements.

on every level of a dwalling unk Including

NOTE: FOR PLACEMENT OF SMOKE ALARMS AND CARBON MONOXIDE ALARMS [N ROOMS NITH YARIATIONS IN GEILING

HEIGHT (SLOPED, PITCHED, ETC.) REFER TO THE MANUFACTURERS GUIDELINES FOR PROPER PLACEMENT.
Insulation shall conform to fame spread rating end smoke density requinements of 2013CRC-R302.10,

KITCHEN LIGHTING SCHEDULE
Trre |aGrY.

DESCRIPTION PATTS  [TOTALPATTS
[-] 5 | RECESSED MIGH EPFICIENGY DOVINLIGHT 134 107
HALD 8MLB60 900 SERIES LIGHT ENGINE
HIGH EFFICIENGY LIGHTING INATTS: 10THATTS
OTHER FATTAGE: OPATTS

GREEN BUILDING REQUIREMENT:

M
FAN ON TIMER OR HUIDISTAT (CGBSC 4.507.2)

REVISIONS

LECTRICAL SCHEDULE

AT

single pole aukch

A |owons mn

occupancy sensor sultch (marasl *or”, sutomatic "off)

El
4
4, | Sumimacn
t
L]
*

helf hotmudiched recaptacts

9 | 220 V. spociet usa receptacie

ground fault receptacie

wsher prootigasketed recaptacie

carbon manoudde delechor

exheust fanfight comblnation

Aetephons or dets e jack

dslerdaion cable Jeck

push button

hermostat

| 8] = [p @@ ®F

GHTING SCHEDULE

descriphion

recassed incandescert dounkight

racassed LED dowriight

recassed LED lensed shaser Aght

Ul mounied decorathve sconce
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undercabinet LED tsiignt

KiNERRRE

‘surface mounted fuorescent fdure

@drior secury loht ud

ELECTRICAL PLAN
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The material being Instailed for gas services is a medium density

polyethdene (PE) pipe, OR APPROVED EQUAL

NEN TANKLESS
WATER HEATER
157,000 btuMHR 3
12+ 10
NEW GAS B_IT_ 15
DRYER
35,000 btuHR
1-1/4°0
=

OWNER'S MANUAL

INSTALLATION INSTRUCTIONS

AND

WALL FURNACE
MODELS

0V-210-108G
DV-215-108G

4

DIRECT VENT

REVISIONS

This appllance mey be Inetalied & B sfber-market,

1
WARNING: f it information i thees inetrecions
200 not fellowsd exscly, a fire or explosion mary
 property damage, personel

== De not skors or use paeoiing or other Temeneble.
vapors smd iquids in the vickity of e or mny
ot appllance.

~— WHAT TO DO ¥ YOU SHELL GAS

codes.

NEW sDU

DWELLING

EXISTING MAIN

5§

|
TO STREET

EMPIRE DV-215
GAS WALL

~— Instatiation and service must be performed by &
Qualfied Inetatier. service sgancy of tha ges eup-
Pl

HEATER
15,000 buHR

EXISTING GAS
RANGE
65,000 btu/HR

EXISTING
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WATER
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GAS HEATER
SPECIFICATION

A Secondary Dwelling Unit For The:
WILSON/CUELLAR Family
220 Robin Way ~ Menlo Park CA 94025
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EXTERIOR ELEVATION GENERAL NOTES

EXTERIOR SIDING NOTES
EXTERIOR STUCCO NOTES

[CRC-R709.6.1] ALL LATH snd Lath shati be of S i

materials. Expanded metal or woven wire lath shall be sitached

FOUNDATION WEEP SCREED INSTALLATION DETAIL

pt————
REVISIONS
o BT,

Aowions ma

P.O. BOX 60681
PALO ALTO. CA 94306
MMW!MMEREYAHOO.COM

1650) 646-1610

MARGARET WIMMER|
RESIDENTIAL DESIGN

PROPOSED
ELEVATIONS

Secondary Dwelling Unit For The
ILSON/CUELLAR Family
220 Robin Way ~ Menlo Park CA 94025

e

uith 1-172* nalls, spaced at no more than & Inches. ::u:‘:"'n:‘v
[CRC-R08.6.2) EXTERIOR STUCCO Plastaring with portiand cement plaster materlais shail be In comphiance whh ASTM ¢ 406 and ASTM € P | DT e
1063 and shal be a minlmum of 1/8" thick and not less than three coats when appled over metal tath or wire lath and shall ba not less than e
three conts when appled over o or decay 3 specified In Section RINT.1 .
wmunb-akhq.vmmmhmmwmmmummuwhmmm.mm [y Pr—
need <coats, provided the total thickneas I as set forth In Table R102.1(1). forr i e e—
[CRC-RT03.6.2.1] WEEP SCREED - A minimum comosion-resistant eep screed or plastic weep screed, with & mirimum vertical i - | T, e
ment flanga of 3-112 Inches shall be provided el or belaw the foundation plata ne on exterior stud wells, The weep scraed shal bs placad
a minkrm of 4 In. sbove the earth or 2 in. sbove pavod areas and shallbe of a pe that udll allow trapped water 1o drain to the exterior o the N !
buding, conatruction ith an on-grade fioor slab system, extorior plaster shall be applied Lo cover, but not extend belcw, leth, 3 " 11 ¥
and screed, i 9
(?n:mosb.m WATER RESISTIVE BARRIER (FOR STUCGO) - shat be instaed e3 required In where spplled over wood-based sheathing, '} { |
shetl et barrier with a ai least equivalent to o layers of Grade 'D' Paper. The Individusl e { L
lazrs shal be instalied independently such that each ayer provides 8 separate continuous plane and any flashing Intended 1o drain 1o e = e
Weter-resistive barrier Is directed betueen the layers. Py X_ ' }
A 2
[CRC-R314.1} Bulldings shal have approved ADDRESS NUMBERS, buliding urmbers or spproved bulding kiertifcation placed In a position
that s plaing, legibie and visibie from the sireet or road fronting the These numbers shail contrast with their background. o [R—
numbers shalt be Arsblc numbers or aiphabetical letters. Numbers shall b& & minimum of 4 inches high with a minkmum of 12 Inch. smmmnann || v P airitaid e
WEEP SCREED DETAIL HETIDONGE | Liewe J“"".:"
[CRC RA21.7.5) EXTERIOR NALL COVERING ASSEMBLY SHALL BE OF —_—
NON-COMBUSTIBLE MATERIAL, STANT MATERIAL, HEAVY TIMBER scale: nts rof Ko oy
LOG PRALL , OR FIRE RESISTIVE AS REQUIRED. |
[GRC R827.3.5.1) THE EXTERIOR INALL COVERING SHALL EXTEND PROM THE TOP OF THE FOUNDATION NOTES:
LoD ENMES, TERATE N s S P LOCKIN BETEEX RATTERS AT AL ROOT OVERANGS, O T cASE o7 1. “All materials below BFE shall be resistant to flood GARDEN SIDE (EAST) ELEVATION
[CRC RA2Y.1.4] MATERIALS FOR OPEN ROOF EAVES, :ua.on‘%n ROOF EAVES OR SOPPITS, EXTERIOR FORCH GELINGS, FLOOR PROJECTIONS, ga:;'goeR. To APPROVAL OF FOUNDATI oN sule. 1/4 .1 -o A
UNDER FLOOR AREAS, AND UNDERSIDES OF APPENDAGES TO COMPLY ST/ UDING: .
IR TR ISATION RESISTANT MATERAL ONE LATER 3 P 67 50, INSPECTION, A LICENSED SURVEYOR SHALL VERIFY
FOUNDATION ELEVATION BY SUBMITTING A SIGNED,
STAMPED STATEMENT.
3. A*FINISHED CONSTRUCTION” ELEVATION
CERTIFICATE WILL BE REQUIRED AT PROJECT ,
COMPLETION. o ,
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ROOFING REVISIONS
168 - 130.1 {c) 2] RADIANT BARRIER - Provide roof pigiood Whh required radiart barmer Whlh shiney sirface 1o Tace w5 | AT
towerd the attlc space.
[cu-mz-v,s.um.uuoorcovemss-wmmmwmm-mbnmhwmmm ATTIC ACCESS AND CRANLSPACE VENTILATION
roof decking, the spaces shal be construcied o prevent the intrusion of flames and embers, be fire.stoppad whh [CRC-R206. 1] Provida 8 method of roof verdlistion e be kess than 11150 of the area of the spece ventiated,
oproved materials or fave one Laer of minimurm 12 pound minerak-surfaced non-perforated cap sheet complying it 1GRC-R806.7] The tota net frea ventiating area shall not bo iess than 1/150 of the e of the space verlatad except thet reduction of
ASTM D 3904 Instaled over the combustibie dacking, ha lotal area Lo 1/300 s permited provided that st lesst 30 percent and not more than 80 percent of e raquired vertiating arta
[cRc-m.w]mam:odwvmdmmmmmmmnusmwm:EN*nnz M-d;un:ﬂmmhhwg:mdhm::MAHBmemwwrmWMN
F area ia replaced ulthin enyonie-year perlod, tha entive roof covering of eveny new siructurg, baiance of the required venthation provided by eave or comice verts,

fnomw;ummm,m:: e dhm:,,,, e :"m"mﬁm [CRC-R806.3] Vhers eave or comice vents are instalad, nsuiation sl nct block the e o of i, A mirkmum of 8 1-inch spece
ook covering thet is at least Clase . shal be providad bekueen the insulation and the roof shaathing and at the location of the vent. ; —
{CRC-RA05.4.6] FLASHING shall be instated in a manner that prevents molshurs from entsring the well and roof [CRC-RB0T 1] ATTIC ACCESS - efing ot roof shall have sn sitic access opening 1o attic srcas P S
theough joints In coplngs, through molsture permeable materiala snd &t Intersections with panapet wetls s other that exceed 30 squars feet and have  vertical height of 30 nches or grester, The vertical height shall be Measure from the top of the

through the roof plane. mmmwnmdnwwm.mwmmmummzwm
[GRC-R03.2.1 FLASHING ahal be Installed at ue and 1oof Intersoctions, wherever there Is a changa In roof slope or 50 Inches and shal be locatnd I 2 halku, or otrer resdlly accessible location. hen located In @ wel, the opening shat be & mrbman

and eround roof openings. A feshing shell ba Instatied to divert the water s, from where the eave of a o 22inchies uide by 30 inches high,

sioped roof kntersocts a vertical sidewall. Phere flashing Is of metal, the metal shall be corrosion resiatant with »
thickness of ot less than No. 26 gaivanized sheet. m:mvmmhmm.nuunmmm,wwwmmmn
[CRC-R308.2.3) A CRICKET OR SADDLE shall be Instailed on the ridgs side of any chimney or penetration more then opRed drectyto the underalde of roof raters, and under loor ventialion operings shall be fu covered kh metal e mesh, verts,
30 Inches uide 83 measured per-pendicular to the slope. Cricket or saddle coverlngs shal ba sheet metal or of the other materials, or cther devices that maet the requirements:
sane material a3 the roof covering. Excaption: Link skyghts Instalied In accordance ukth Section R306.6 and flashed in 1 The dimenslons of the openings therein shatl be a minimum of 1116 inch and shall not exceed 1/8 inch, ;

whh the ‘s shall be permitted Lo be installed uithout a cricket or saddle. 2. The materisis used shall be norcombustivie ”
[CRC-R403,3] COPING - Parapet wells shall be <oped with noncombustible, materials of a width
P leas e he e prepctuot esnerpct CORAVENT Ridge & Soffit
[CRC-R403.4) ROOT DRAINAGE - Uniess roofs are sloped to deain over roof edges, roof drains shel be kstafied et On NEW or REROOF Instailetions.
e8ch law polnt of the roof < ETHT O - i bt e B T C—
[cnc-m.zlAsstmneLEs-uuumwmmm&-,nmenmmmﬁw o ol X ogl o proelory
unla verticalIn 12 unks horizontal, or reater. For roof slopes frorm 2:12 to 4:12, double underisment apphication ls R 1T ]
required. o —~ froiee
(cm.z.b.s]nmrzm-mumummmdmum.mmamm T e e - o vt o R
shell be overlapped @ minkmuem of 2 Inches. Drip edges shall extznd  minimum of 0.25 Inch beloww the roof sheathing S e« ot el e e et R T s & ey = \Z>
e aarowyas A mreen o2 . DY s (N) ATTIC VENTING CALCULATION = : e T AL

o iy bt - v v

mmumwwmmm--wmzm.-a.c.mm-uwmedh
smm.z.s.ummmmwlmumwwmmmnmw

on
qwlec.UMWMWNM&MM.MW"WMNMWN“W. Cealculation
[CRC-R905.2.7] UNDERLAYMENT APPLICATION xﬂum Arca NEWATTIC ST;AC
Puwmm::ﬂupbl:ﬁ.WTMLAYEE‘I”FELTWMMWN" -5 o4

T T

P.0. BOX 60681

PALO ALTO, CA 94306
MMWIMMER@Y AHOO.COM
1650) 646-1610

RESIDENTIAL DESIGN

g

2
mdrmnTmtr et | el E
EE= ] - 2

For rook siopes from 4:12 and grester provide ONE LAYER 138 FELT (36" uide and overlapped 67} required venting G50 =5d5q Rorbe2sqinches T T
venting provided: (25) Linear Ridge Vents @ 17 sq.inchesffoct - 425 5q. inches I[_ —:
(CRC - R571.5.3 & R908.2.6.7) ROOF VALLEYS - Vihere valley flsshing s Instailed, the flashing shall be not loss than ROW VENT: . Inches = i
0.01Hnch No. 26 gage gaivanized shast comoslon-resistant metal Instalied over ot less than one laer of minimum gl)a::' fm:v?mwu)rm::uulgu InJhole =
T2-pound mineral-srfaced non-perforatad cap sheet comping uith ASTM D 8909, CLOSED VALLEYS sha have bas @314 50, | |
wwmmmmuwmwwauvmmmzwmmmmm 12.56 8q.n. per rafter bay x 12 = 301 sq.In. | |
Adl length of the
[.:nc-mu.alalmwma-mwmm-mmmmumam =870 8q. Inches Total | | z
flsating and sholl be s minimum of 4° In height and 4 Inches In width and shal direct wator muy from the vertical e COMPLIES®® Q
sidewsall onto the roof and Into the guiter | | P
O
[CRC - R327.5.4) ROOF GUTTERS - Roof Gutters shall be the means to o - | | in
leaves and debris in the gutter. 2 rofer by (49) | | [
)
[GRC - R405.2.0.5) A DRIP EDGE shall be provided st eaves and gables of shingle roofs. Adjacent places of drp edge AxEn= 3 Sz
shall be overlapped & minimum of 2 Inches, Drip shail extend a minimum of 0.25 Inch bekxw the roof sheathing 125650 m.fE Ay 8 o
#nd extend up the roof deck & minkmum of 2 Inches. Drip edges sheft be fastened to the roof deck st a pur|
mandmum of 12 inches o.c. Lt fasteners as speclfied In Section R905.2.5. Underiagment snall be Installed over the 3
4¢wmmwmmmmm.umwmwmmkm. @ @ @ @
mhﬁu.&mwbnmmhﬁbwA
{CRC-R905.9.1] BUILT-UP ROOFING shall have a design siope of a minimum of one-fourth urik vertical in 12 units !
umnm)hmw.mhmm-upm,mmm-wmu. Norvcompeive maks wamtt J
5.2 i mzm“mmm&u A with the standsrds in Teble R905.9.2
R4%05.9.2 Material standards. Bullt-up roof shall compl with the ‘able R905.9.2 or UL
instructions. scale: NTS &
[CRC- R321.6.1] ATTIC VENTING “nhere provided, vertilation openings for enclosad atice, enclosed ssve sofft
spaces, enclosed mmmmnwmwwmdmfm‘mm
Boor ventiation shall b In accondance with Section 1208 of the Callfornia Bulding Code and Sections RBZT.6.1
through RS21.6.3 of this section to reslat bullding igntion from the intrusion of buming embers and flarne through the
ventiiation openings. ICC-ES Evatuation Report ESRA478
{CRC-R321.6.2) Requirements. Ventiation openings for enclosed ettics, enclosed eave sofik spaces, enciosed rafter etrovd Ocober 2016
mwmmawwwwmawm,mmmmmw Tl et 0 M40t 10 e Oty 2010
Mluwmmmmm.wm.MMmmmmmmwm AL S | (BOV) CEIETT | (562) GO0MAD A Subeithory of e dnhoritionl Gocle Couml®
requiremants:
1 The dimensions of the openings therein shall be a minimum of 16" and shall ot exceed 178° DhICH £ 6408~ DAL AND MOTIRS ;-;-::::-.-—_:-:

z.mmwmum.m:vmmummmm,mmumd
m.wwwmdhmmwmmm,mmammm,
3.

i
!

[C:RG-@TI.b.!] Yeniliation openinga on the UND.!HIDE OF EAVES and comices: Vents shak not be Instalied on the
comices.

underslde of eaves and
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A Secondany Dwelling Unit For The
WILSON/CUELLAR Family
220 Robin Way ~ Menlo Park CA 44025
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REVISIONS
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2~  Construction Best Management Practices (BMPs)

SAN MATEO COUNTYWIDE

Water Pollution
Prevention Program

Clean Water. Healthy Community.

Materials & Waste Management

Non-Hazardous Materials

Q Berm and cover stockpiles of sand, dirt or other construction material
with tarps when rain is forecas! or if not actively being used within
14 days.

O Use (but don’t overuse) reclaimed water for dust control.

Hazardous Materials

O Label allh dous materials and h wastes (such as
pesticides, paints, thinners, solvents, fuel, oil, and antifreeze) in
accordance with city, county, state and federal regulations.

Q Store hazardous matcrials and wastes in watcr tight containers, store
in appropriate secondary containment, and cover them at the end of
every work day or during wet weather or when rain is forecast.

Q Follow fe *s application i ions for hazard
materials and be careful not to use more than necessary. Do not
apply chemicals outdoors when rain is forecast within 24 hours.

Q Arrange for appropriate disposal of all hazardous wastes.

Waste Management

Q Cover waste disposal containers securely with tarps at the end of
every work day and during wet weather.

Q1 Check waste disposal containers frequently for leaks and to make
sure they are not overfilled. Never hose down a dumpster on the
construction site.

Q Clean or replace portahle toilets, and inspect them frequently for
leaks and spills.

O Dispose of all wastes and debris properly, Recycle malerials and
wastes that can be recycled (such as asphalt, concrete, aggregate base
materials, wood, gyp board, pipe, etc.)

O Dispose of liquid residues from paints, thinners, solvents, glues, and
cleaning fluids as hazardous waste.

Construction Entrances and Perimeter

O Establish and maintain effective perimeter controls and stabilize all
construction entrances and exits to sufficiently contral erosion and
sediment discharges from site and tracking off site.

O Sweep or vacuum any street tracking immediately and secure
sediment source to prevent further tracking. Never hose down streets
to clean up tracking.

as they apply to your project, all year long.

Equipment Management &
Spill Control

Maintenance and Parking

O Designate an area, fitted with appropriate BMPs, for
vehicle and equipment parking and storage.

QO Perform major maintenance, repair jobs, and vehicle
and equipment washing off site.

Q Ifrefueling or vehicle maintenance must be done
onsite, work in a bermed area away from storm drains
and over a drip pan big enough to collect fluids.
Recycle or dispose of fluids as hazardous waste.

8 If vehicle or equipment cleaning must be done onsite,
clean with water only in a bermed area that will not
allow rinse water to run into gutters, streets, storm
drains, or surface waters.

O Do not clean vehicle or equipment onsite using soaps,
solvents, degreasers, steam cleaning equipment, etc.

Spill Prevention and Control

O Keep spill cleanup materials (rags, absorbents, etc.)
available at the construction site at all times.

O Inspect vehicles and equipment frequently for and
repair leaks promptly. Use drip pans to catch leaks
until repairs are made.

O Clean up spills or leaks immediately and dispase of
cleanup materials properly.

Q' Do not hose down surfaces where fluids have spilied.
Use dry cleanup methods (absorbent materials, cat
litter, and/or rags).

O Sweep up spilled dry materials immediatety. Do not
try to wash them away with water, or bury them.

O Clean up spills on dirt areas by digging up and
properly disposing of contaminated soil.

Q Report significant spills immediately. You are required
by law to report all significant releases of hazardous
materials, including oil. To report a spill: 1) Dial 911
or your local emergency response number, 2) Calt the
Govemnor’s Office of Emergency Services Warning
Center, (800) 852-7550 (24 hours).

Earthwork &
Contaminated
Soils

Erosion Control

Q) Schedule grading and excavation work for
dry weather only.

O Stabilize all denuded areas, install and
rmaintain temporary crosion controls {such
as erosion control fabric or bonded fiber
matrix) until vegetation is established.

O Seed or plant vegetation for erosion
control on slopes or where construction is
not immediately planned.

Sediment Control

Q Protect storm drain inlets, gutters, ditches,
and drainage courses with i

Paving/Asphalt Work

QO Avoid paving and seal coating in wet
weather, or when rain is forecast before
fresh pavement will have time to cure.

O Cover storm drain inlets and manholes
when applying seal coat, tack coat, slurry

Q Collect and recycle or appropriately
disposc of excess abrasive gravel or sand.
Do NOT sweep or wash it into gutters.

Q Do not use water to wash down fresh
asphalt concrete pavement.

Sawcutting & Asphalt/Concrete Removal
ac cover or barricade storm

BMPs, such as gravel bags, fiber rolls,
berms, etc.

O Prevent sediment from migrating offsite
by installing and maintaining sediment
controls, such as fiber rolls, silt fences, or
sediment basins.

O Keep excavated soil on the site where it
will not collect into the street.

Q Transfer excavated materials to dump
trucks on the site, not in the street.

Q Contaminated Soils

Q If any of the following conditions are
observed, test for contamination and
contact the Regional Water Quality
Contro} Board:

@ Unusual soil conditions, discoloration,
or odor.

B Abandoned underground tanks.

& Abandoned wells

® Buried barrels, debris, or trash,

drain inlcts when saw cutting. Use filter
fabric, catch basin inlet filters, or gravel
bags to keep slurry out of the storm drain
system.

Q Shovel, abosorb, or vacuum saw-cut
slurry and dispose of all waste as soon
as you are finished in one location or at
the end of each work day (whichever is
sooner!).

Q If sawcut slurry enters a catch basin, clean
it up immediately.

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

Concrete, Grout & Mortar

Q Store concrete, grout and mortar under
cover, on pallets and away from drainage
areas. These materials must never reach a
storm drain.

Painting & Paint Removal

Painting cleanup

{ Never clean brushes or rinse paint
containers into a street, gutter, storm
drain, or surface waters,

O For water-based peints, paint out brushes
to the extent possible. Rinse to the
sanitary sewer once you have gained
permission from the local wastewater

0 Wash out 4
offsite or in a contained arca, so there
is no discharge into the underlying soil
or onto surrounding areas. Let concrete
harden and dispose of as garbage.

O Collect the wash water from washing
exposed aggregate concrete and remove it
for appropriate disposal offsite.

Dewatering

.‘

Q Effectively manage all run-on, all
runoff within the site, and all runoff that
discharges from the site. Divert run-on
water from offsite away from all disturbed
areas or otherwise ensure compliance,

QO When dewatering, notify and obtain
approval from the local municipality
before discharging water to a street gutter
or storm drain. Filtration or diversion
through a basin, tank, or sediment trap
may be required.

O In areas of known contamination, testing
is required prior to reuse or discharge of
groundwater. Consult with the Engineer to
determine whether testing is required and
how to interpret results. Contaminated
groundwater must be treated or hauled
off-site for proper disposal.

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

hority. Never pour paint
down a drain.

Q For oil-based paints, paint out brushes to
the extent possible and clean with thinner
or solvent in a proper container. Filter and
reuse thinners and solvents. Dispose of
residuc and unusable thinner/solvents as
hazardous waste.

Paint removal

O Chemical paint stripping residue and
chips and dust from marine paints or
paints containing lead or tributyltin must
be disposed of as hazardous waste.

O Paint chips and dust from non-hazardous
dry stripping and sand blasting may be
swept up or collected in plastic drop
cloths and disposed of as trash.

Landscape Materials

Q Contain stockpiled landscaping materials
by storing them under tarps when they are
not actively being used.

0 Stack erodible landscape material on
pallets. Cover or store these materials
when they are not actively being used or
applied.

Q Discontinue application of any erodible
landscape material within 2 days before a
forecast rain event or during wet weather.
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MARGARET WIMMER, residential desigm

P.O. Box 60681~PaLo ALTto, CA ~94306
(650) 646-1610 ~ MMWIMMER@YAHOO.COM

Date: November 2, 2015
RE: Judith Wilson & Enrique Cuellar
220 Robin Way

Menlo Park, CA 94025

PROJECT SCOFPE:

The proposed project includes a 415.75 square foot addition to existing 483.0
square foot detached building that consists of a 250.0 square foot garage
with adjoining 233.0 square foot unconditioned space. The resulting building
will be a total of 898.75 square foot consisting of a 250.0 square foot garage
with adjoining 648.75 square foot conditioned secondary dwelling space. The
new dwelling space includes a full kitchen and new bathroom, as well as a
laundry area.The new dwelling unit shall comply with all Menlo Park zoning
regulations and shall comply with ADA standards for disabled persons.




Advanced Tree Care 220 Robin Way, Menlo Park

P. O.Box 5326 Redwood City, CA 94063 January 26, 2016
Judith Wilson .
Vil P, Chsuizs RECEIVED
January 26, 2016 FEB 0 2 2015
Site: 220 Robin Way, Menlo Park C'TV%Z l,\ﬁgl'\l'\l‘_g PARK
Dear Judith, ~

At your request I visited the above site for the purpose of inspecting and commenting on
the heritage trees around the property. A living space addition is planned for the garage,
prompting the need for this tree protection report.

Method:

The location of all the notable trees on this site can be found on the plan provided by you.
The trees are measured at 54 inches above ground level (DBH or Diameter at Breast
Height). A condition rating of 1 to 100 is assigned to each tree representing form and
vitality on the following scale:

1 to 29 Very Poor
30 to 49 Poor

50 to 69 Fair

70 to 89 Good

90 to 100 Excellent

The height and spread of each tree is estimated. A Comments section is provided for any
significant observations affecting the condition rating of the tree.

A Summary and Tree Protection Plan are at the end of the end of the survey providing
recommendations for maintaining the health and condition of the trees during and after
construction.

If you have any questions, please don’t hesitate to call.

Sincerely

T o
2 )
/Tﬁ’“ )

DL A ’ ,,
W4 — \\%\ﬁ/

Robert Weatherill
Certified Arborist WE 1936A



Advanced Tree Care 220 Robin Way, Menlo Park

P.O.Box 5326 Redwood City, CA 94063 January 26, 2016
Tree Survey
Con

Tree# Species DBH Ht/Sp Rating Comments

1 Walnut 71.5”  60/50 65  Large healthy tree on neighbor’s property
Juglans nigra Regulated

2 Sycamore 18.0”  30/20 50 Good health and condition, topped for PG
Platanus acerifolia and E. Street tree, Regulated

3 Sycamore 32.9”  30/20 50  Good health and condition, topped for PG
Platanus acerifolia and E. Street tree, Regulated

4 Plum 8.0” 20/10 40  Poor health and condition
Prunus cerasifera Not Regulated.

Summary:

There are 4 trees on this property of which 2 are street trees, 1 is not regulated and 1 is
regulated on the neighbor’s property.

Tree # 1 is regulated and growing on the neighbor’s property. The tree is 15.5 feet from
the fence and therefore approximately 18 feet from the closest point of construction.
Tree #s 2 and 3 are both street trees and should be protected.

Tree # 4 is not regulated and perhaps should be removed

Tree Protection Plan

The Tree Protection Zone (TPZ) should be defined with protective fencing. This should
be cyclone or chain link fencing on 1%” or 2” posts driven at least 2 feet in to the ground
standing at least 6 feet tall. The TPZ should be defined by the dripline of the tree.

Tree #1 is on the neighbor’s property and a good distance away from the closest point of
construction. No Tree Protection is needed for this tree

Tree No. 2 is a street tree on the neighbor’s property and also a good distance from the
construction and the construction access. No Tree Protection is needed at this time.

Tree No. 3 is a street tree close to the construction point of access. This tree should be

wrapped in 4 layers of plastic snow fencing to prevent damage from passing vehicles and
equipment.

Page 2 of 7
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Advanced Tree Care 220 Robin Way, Menlo Park

P. O. Box 5326 Redwood City, CA 94063 January 26, 2016

Any excavation in ground where there is potential to damage roots of 1 or more in
diameter should be carefully hand dug or with an air spade. Where possible, roots should
be dug around rather than cut.

Normal irrigation should be maintained at all times. Supplemental irrigation or deep
watering may be necessary if root zones are impacted.

If roots are broken, every effort should be made to remove the damaged area and cut it
back to its closest lateral root. A clean cut should be made with a saw or pruners. This
will prevent any infection from damaged roots spreading throughout the root system and
into the tree.?

Any pruning and maintenance of the tree shall be carried out before construction begins.
This should allow for any clearance requirements for both the new structure and any
construction machinery. This will eliminate the possibility of damage during
construction. The pruning should be carried out by an arborist, not by construction
personnel. No limbs greater than 4” in diameter shall be removed.

Do Not: .#

Allow run off or spillage of damaging materials into the area below any tree canopy.
Store materials, stockpile soil, park or drive vehicles within the TPZ of the tree.

Cut, break, skin or bruise roots, branches or trunk without first obtaining permission from
the city arborist.

Allow fires under any adjacent trees.

Discharge exhaust into foliage.

Secure cable, chain or rope to trees or shrubs.

Apply soil sterilants under pavement near existing trees.

Where roots are exposed, they should be kept covered with the native soil or four layers
of wetted, untreated burlap. Roots will dry out and die if left exposed to the air for too
long.®

Route pipes into alternate locations to avoid conflict with roots.®

Where it is not possible to reroute pipes or trenches, the contractor is to bore beneath the
dripline of the tree. The boring shall take place no less than 3 feet below the surface of
the soil in order to avoid encountering “feeder” roots.®

Compaction of the soil within the dripline shall be kept to a minimum.?

Any damage due to construction activities shall be reported to the project arborist or city
arborist within 6 hours so that remedial action can be taken. .

Ensure upon completion of the project that the original ground level is restored.

Page 3 of 7



Advanced Tree Care 220 Robin Way, Menlo Park

P.O.Box 5326 Redwood City, CA 94063 January 26, 2016

<

Location of trees and TPZs

@ Page 4 of 7




Advanced Tree Care 220 Robin Way, Menlo Park

P.O.Box 5326 Redwood City, CA 94063 January 26, 2016
Glossary
Canopy The part of the crown composed of leaves and small twigs.?
Dripline The width of the crown as measured by the lateral extent of the foliage.()

Root crown  The point at which the trunk flares out at the base of the tree to become the
root system.

Species A Classification that identifies a particular plant.

References

(1) Matheny, N.P., and Clark, J.P. Evaluation of Hazard Trees in Urban
Areas. International Society of Arboriculture,1994.

(2) Harris, R.W., Matheny, N.P. and Clark, J.R.. Arboriculture: Integrated
Management of Landscape Trees. Shrubs and Vines. Prentice Hall, 1999.

(3) Carlson, Russell E. Paulownia on The Green: An Assessment of Tree
Health and Structural Condition. Tree Tech Consulting, 1998.

(4) Extracted from a copy of Tree Protection guidelines. Anon

(5) T. D. Sydnor, Arboricultural Glossary. School of Natural Resources, 2000

(6) D Dockter, Tree Technical Manual. City of Palo Alto, June, 2001
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Advanced Tree Care 220 Robin Way, Menlo Park

P.O.Box 5326 Redwood City, CA 94063 January 26, 2016

Certification of Performance®™

L, Robert Weatherill certify:

* That I have personally inspected the tree(s) and/or the property referred to in this
report, and have stated my findings accurately. The extent of the evaluation and
appraisal is stated in the attached report and the Terms and Conditions;

* That I have no current or prospective interest in the vegetation or the property that is
the subject of this report, and I have no personal interest or bias with respect to the
parties involved,;

* That the analysis, opinions and conclusions stated herein are my own, and are based on
current scientific procedures and facts;

* That my compensation is not contingent upon the reporting of a predetermined
conclusion that favors the cause of the client or any other party, nor upon the results of
the assessment, the attainment of stipulated results, or the occurrence of any subsequent

events;

* That my analysis, opinions, and conclusions were developed and this report has been
prepared according to commonly accepted Arboricultural practices;

* That no one provided significant professional assistance to the consultant, except as
indicated within the report.

I further certify that I am a member of the International Society of Arboriculture and a
Certified Arborist. I have been involved in the practice of arboriculture and the care and
study of trees for over 15 years.

Signed

/) ) S
A D)

sgC\E Yoo
& ?’}%%é

Date: 1/26/16
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Advanced Tree Care 220 Robin Way, Menlo Park

P. O. Box 5326 Redwood City, CA 94063 January 26, 2016

Terms and Conditions(3)

The following terms and conditions apply to all oral and written reports and correspondence pertaining to
consultations, inspections and activities of Advanced Tree Care :

1. All property lines and ownership of property, trees, and landscape plants and fixtures are assumed

to be accurate and reliable as presented and described to the consultant, either verbally or in writing. The
consultant assumes no responsibility for verification of ownership or locations of property lines, or for
results of any actions or recommendations based on inaccurate information.

2. Itisassumed that any property referred to in any report or in conjunction with any services
performed by Advanced Tree Care, is not in violation of any applicable codes, ordinances, statutes, or other
governmental regulations, and that any titles and ownership to any property are assumed to be good and
marketable. Any existing liens and encumbrances have been disregarded.

3. All reports and other correspondence are confidential, and are the property of Advanced Tree Care
and it’s named clients and their assignees or agents. Possession of this report or a copy thereof does not
imply

any right of publication or use for any purpose, without the express permission of the consultant and the
client to whom the report was issued. Loss, removal or alteration of any part of a report invalidates the
entire appraisal/evaluation.

4. The scope of any report or other correspondence is limited to the trees and conditions specifically
mentioned in those reports and correspondence. Advanced Tree Care and the consultant assume no liability
for the failure of trees or parts of trees, either inspected or otherwise. The consultant assumes no
responsibility to report on the condition of any tree or landscape feature not specifically requested by the
named client.

5. All inspections are limited to visual examination of accessible parts, without dissection, excavation,
probing, boring or other invasive procedures, unless otherwise noted in the report. No warrantee or
guarantee is made, expressed or implied, that problems or deficiencies of the plants or the property will not
occur in the future, from any cause. The consultant shall not be responsible for damages caused by any tree
defects, and assumes no responsibility for the correction of defects or tree related problems.

6.  The consultant shall not be required to provide further documentation, give testimony, be deposed,

or attend court by reason of this appraisal/report unless subsequent contractual arrangements are made,
including payment of additional fees for such services as described by the consultant or in the fee schedules
or contract.

7. Advanced Tree Care has no warrantee, either expressed or implied, as to the suitability of the
information contained in the reports for any purpose. It remains the responsibility of the client to determine
applicability to his/her particular case.

8. Any report and the values, observations, and recommendations expressed therein represent the
professional opinion of the consultants, and the fee for services is in no manner contingent upon the
reporting of a specified value nor upon any particular finding to be reported.

9. Any photographs, diagrams, graphs, sketches, or other graphic material included in any report,

being intended solely as visual aids, are not necessarily to scale and should not be construed as engineering
reports or surveys, unless otherwise noted in the report. Any reproductions of graphs material or the work
product of any other persons is intended solely for the purpose of clarification and ease of reference.
Inclusion of said information does not constitute a representation by Advanced Tree Care or the consultant
as to the sufficiency or accuracy of that information.
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Community Development

STAFF REPORT

Planning Commission

Meeting Date: 2/22/2016
K&OIF\ILO PARK Staff Report Number: 16-012-PC
Public Hearing: Use Permit/Greg Klein/1215 Valparaiso Avenue

Recommendation

Staff recommends that the Planning Commission approve a request for a use permit to demolish an
existing single-story, single-family residence and construct a new two-story, single-family residence on a
substandard lot with regard to lot width in the R-E (Residential Estate) zoning district, at 1215 Valparaiso
Avenue. The proposal also includes a request to allow the combined square footage of all accessory
buildings and structures to exceed 25 percent of the square footage of all levels of the main building, and
a request to allow an accessory building to be located on the front half of the lot. The recommended
actions are contained within Attachment A.

Policy Issues

Each use permit request is considered individually. The Planning Commission should consider whether
the required use permit findings can be made for the proposal.

Background

Site location

The subject site is a panhandle lot, located at 1215 Valparaiso Avenue, near the intersection of Valparaiso
Avenue and San Mateo Drive. The lot is irregularly-shaped, with a substandard width at the back right
corner. The site is surrounded by single-family homes that are also in the R-E zoning district. Sacred Heart
School, located in the Town of Atherton, is directly across Valparaiso Avenue from the subject property.
The surrounding area is a mixture of one and two-story structures.

Analysis

Project description

The applicant is requesting use permit approval to demolish an existing single-story, single-family
residence and construct a new two-story, single-family residence on a substandard lot with regard to lot
width in the R-E zoning district. The proposal also includes a request to allow the combined square
footage of all accessory buildings and structures to exceed 25 percent of the square footage of all levels of
the main building, and a request to allow an accessory building to be located on the front half of the lot. A
data table summarizing parcel and project attributes is included as Attachment C. The project plans, and
the applicant’s project description letter and summary of public outreach, are included as Attachments D
and E, respectively.
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Although the existing residence would be demolished, the existing garage, carport and pool house, all
attached to each other and located in the back right corner of the property, would remain. The garage is
located approximately 2.8 feet from the right side property line where three feet is required, and is
approximately 17.5 feet in height where 14 feet is the height limit for accessory buildings. However, this
structure is considered to be a legal non-conforming structure and may be permitted to remain. An existing
arbor, located behind the proposed residence, would also remain.

An existing utility shed, located near the front, left corner of the property, is proposed to be relocated to the
left of the proposed residence, outside of the required 20-foot front yard setback for the main residence.
Accessory buildings are required to be located in the rear half of the lot, although they may be located in
front half of the lot, outside of the required front setback for the main building, with use permit approval.

An existing well and accompanying water conditioning equipment, including approximately 4-foot tall tanks,
are also located in the front setback. This equipment is being replaced and moved to a new concrete pad
to the left (north) side of the parcel, adjacent to the proposed residence. The well itself would remain in its
existing location. The equipment is considered an accessory structure (as opposed to an accessory
building), and the new location would comply with the requirement that accessory structures be located
outside of the 20-foot front setback for the main residence. The site plan also includes a proposed trash
enclosure, to the south of the residence, and a proposed barbeque area, to the southeast of the residence.
The water conditioning equipment, the proposed trash enclosure and the proposed barbeque are all
considered accessory structures. However, these structures do not count towards the floor area or

building coverage for the lot as they are uncovered.

The proposed residence would have a floor area of 4,343 square feet, including 620 square feet of attic
area over five feet in height. The existing accessory buildings and structures, including the garage and
carport, the pool house, the arbor, and the utility shed, would have a total area of 1,406 square feet.
Including the basement but not including the attic areas, the square footage of all levels of the main house
would be 4,683 square feet and the total square footage of all accessory structures and buildings would be
30 percent of the square footage of the main house.

The total proposed floor area for the lot would be 5,655 square feet where 6,100.8 is the floor area limit
(FAL) and the total building coverage would be 22.3 percent where 30 percent is the maximum permitted.
The residence would have four bedrooms and four bathrooms, with one bedroom and two bathrooms on
the first floor, and three bedrooms and two bathrooms on the second floor. A basement is also proposed
for storage and mechanical equipment. The house is proposed to be 24.1 feet in height, below the
maximum permissible height of 30 feet.

Staff does not anticipate any problems with allowing the combined square footage of all accessory
buildings and structures to exceed 25 percent of the square footage of the main building or allowing the
utility shed to be located on the front half of the lot as these structures are not visible from the right-of-way
and only patrtially visible from neighboring properties due to landscaping and the large size of the subject
parcel.

Pursuant to Zoning Ordinance Section 16.68.030, recommended condition of approval 4a, requiring the
applicant to record a declaration of conditions and covenants relative to the uses of the proposed
accessory structures and buildings, has been included.

Design and materials

The architect describes the proposed design as a farmhouse/cottage style. The siding would consist of
painted horizontal lap siding and/or painted shingles. The simulated true divided light windows would be
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painted wood or clad casement or fixed windows. The design includes painted trim and decorative exterior
panels below the bay windows, as well as decorative brackets and oval windows to add visual interest.

The second story windows along the west elevation, located at least 20 feet from the front property line,
would have sill heights of two feet. Long windows are proposed at the staircase, with sill heights of 1.5 feet
above the stair landing. Additionally, small attic windows are proposed on this elevation. The second story
windows along the north elevation, which is over 17 feet from the left side property line, would have sill
heights of at least 2.5 feet. The second floor windows along the east elevation, located over 32 feet from
the nearest property line, would have sill heights of at least two feet. A small attic window is also proposed
on this elevation. No second story windows are proposed along the south elevation.

Staff believes the scale, materials, and style of the proposed residence are compatible with the
neighborhood. Although the project would be a two-story residence, the second floor would be limited in
size, at 915 square feet of usable area, and occupy less than half of the footprint of the first story. In
addition, the proposed residence and the accessory building and structures would not be visible from the
right-of-way as the subject site is a panhandle lot and would only be partially visible from neighboring
properties due to landscaping and the size of the subject parcel. The surrounding area is a mixture of one
and two-story structures.

Trees and landscaping

The applicant has submitted an arborist report (Attachment F) detailing the species, size and conditions of
the trees on or near the site. As part of the initial project review, the arborist report was enhanced with
additional analysis and specificity. The arborist report indicates that no heritage trees would need to be
pruned to accommodate the proposed construction and no impacts to heritage trees are expected as a
result of the proposed project.

Three heritage redwood trees (tree #2, tree #3 and tree #4) are located along the west side of the property.
The arborist report indicates that the rerouting of the water line from the current location of the well tanks

to their location along north side of the proposed residence would be dug by hand to avoid any impacts to
the heritage redwood trees.

In order to meet Menlo Park Fire Protection District requirements, the applicant is proposing to replace the
existing paver driveway with an all-weather surface capable of supporting a 4,500 pound fire apparatus
and expanding the driveway width from approximately 10 feet to 12 feet. A heritage valley oak tree (tree
#14) and heritage redwood tree (tree #17) are both located on 1205 Valparaiso Avenue, to the north of the
subject parcel’s driveway. To ensure that there would be no impacts to these trees, the removal of the
existing paver driveway would also be done by hand, and the base rock would be replaced or reused.

Additional heritage trees with canopies that extend over the subject site are not located near proposed
construction. These trees include a heritage coast live oak tree (tree #5) and a heritage green ash tree
(tree #6), both located on 1319 San Mateo Drive. An additional two heritage trees, an incense cedar tree
(tree #10) and a black walnut tree (tree #11), are located on 1241 Valparaiso Avenue near the subject
property's southern property line.

Several non-heritage trees are proposed for removal, including a weeping beech tree (tree #7) and birch
tree (tree #8), both located near the proposed barbeque area. Additionally, 11 Grecian laurels (trees #18-
#28) are proposed for removal to accommodate the widening of the existing panhandle driveway from
approximately 10 feet to 12 feet pursuant to the requirements of the Fire District. The applicant indicated
that a series of evergreen trees with a maximum height of 15 feet to 20 feet would be planted in the two-
foot wide planting strip along the northern side of the panhandle driveway. Recommended condition of
approval 4b has been added requiring the applicant to submit a revised site plan showing the proposed
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new evergreen trees in the landscape strip along the northern boundary of the panhandle driveway as part
of the building permit submittal.

The proposed site improvements should not adversely affect any of the trees as tree protection measures
in the arborist report will be ensured through recommended condition 3g.

Parking and circulation

As noted earlier, the applicant is proposing to widen the panhandle driveway to a width of 12 feet and to
replace the existing paver driveway with an all-weather surface in order to address the Fire District’s
access requirements. The existing two-car garage and attached two-car carport are proposed to remain.
In addition, the applicant is providing an uncovered, two-car, guest parking area, as required for
panhandle lots, in front of the south side of the proposed residence.

Correspondence

Staff received a letter and an email from the property owner at 1205 Valparaiso Avenue, in addition to
photographs taken from her property, expressing several concerns about the proposed project including
construction impacts, the location of the proposed second floor, the windows along the west elevation, a
lack of landscape screening between the two properties and exterior lighting. Staff received an email from
the property owner at 1251 Valparaiso Avenue stating she has no objections to the proposed project but
objects to the removal of trees visible from her property. Staff received additional emails in favor of the
proposal from several neighboring property owners. All correspondence received by staff is included as
Attachment G.

Concerns regarding construction activities, including dust control, should be addressed by Building and
Engineering Division standards at construction. Construction activities are also subject to the Noise
Ordinance during nights and weekends. The windows along the west elevation would be at least 20 feet
from the property line and approximately 54 feet from the residence at 1205 Valparaiso Avenue. Although
the second story bedroom windows would be at least partially screened by the existing heritage redwood
tree (tree #3), as well as small trees along the west property line, the Planning Commission may wish to
consider requiring higher sill heights. The Grecian laurels that would be removed to widen the proposed
driveway are visible from 1251 Valparaiso Avenue. However, their removal is required to accommodate
the driveway width required by the Fire District and the applicant is proposing to plant evergreen trees
along the northern boundary of the driveway. As noted earlier, Attachment E describes the applicant's own
outreach.

Conclusion

Staff believes the scale, materials, and style of the proposed residence are compatible with the
neighborhood. Although the project would be a two-story residence, the second floor would be limited in
size, at 915 square feet of usable area, and occupy less than half of the footprint of the first story. In
addition, the proposed residence and the accessory building and structures would not be visible from the
right-of-way as the subject site is a panhandle lot and would only be partially visible from neighboring
properties due to landscaping and the size of the subject parcel. The tree protection measures in the
arborist report would protect the existing trees. 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.
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Environmental Review

The project is categorically exempt under Class 3 (Section 15303, “New Construction or Conversion of
Small Structures”) of the current California Environmental Quality Act (CEQA) Guidelines.

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.

Appeal Period

The Planning Commission action will be effective after 15 days unless the action is appealed to the City
Council, in which case the outcome of the application shall be determined by the City Council.

Attachments

Recommended Actions
Location Map

Data Table

Project Plans

Project Description Letter
Arborist Report
Correspondence

@MMOUO®m>

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
None

Report prepared by:
Corinna Sandmeier, Associate Planner

Report reviewed by:
Thomas Rogers, Principal Planner
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1215 Valparaiso Avenue — Attachment A: Recommended Actions

LOCATION: 1215 PROJECT NUMBER: APPLICANT: Greg Klein | OWNER: Craig and
Valparaiso Avenue PLN2015-00091 Jane Williams

REQUEST: Request for a use permit to demolish an existing single-story, single-family residence and
construct a new two-story, single-family residence on a substandard lot with regard to lot width in the R-E
(Residential-Estate) zoning district. The proposai also includes a request to allow the combined square
footage of all accessory buildings and structures to exceed 25 percent of the square footage of all levels
of the main building, and a request to allow an accessory building to be located on the front half of the lot.

DECISION ENTITY: Planning DATE: February 22, 2016 ACTION: TBD

Commission

VOTE: TBD (Combs, Ferrick, Goodhue, Kadvany, Kahle, Onken, Strehl)

ACTION:

1.

Make a finding that the project is categorically exempt under Class 3 (Section 15303, “New
Construction or Conversion of Small Structures”) of the current California Environmental Quality Act
(CEQA) Guidelines.

Make findings, as per Section 16.82.030 of the Zoning Ordinance pertaining to the granting of use
permits, that the proposed use will not be detrimental to the health, safety, morals, comfort and
general welfare of the persons residing or working in the neighborhood of such proposed use, and will
not be detrimental to property and improvements in the neighborhood or the general welfare of the

City.

Approve the use permit subject to the following standard conditions:

a.

Development of the project shall be substantially in conformance with the plans prepared by
John Malick & Associates, consisting of 15 plan sheets, dated received February 12, 2016,
and approved by the Planning Commission on February 22, 2016, except as modified by the
conditions contained herein, subject to review and approval by the Planning Division.

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

Prior to building permit issuance, the applicant shall submit a plan for any new utility
installations or upgrades for review and approval by 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 plans indicating that the applicant shall remove and replace any damaged and
significantly worn sections of frontage improvements. The plans shall be submitted for review
and approval of the Engineering Division.

Simultaneous with the submittal of a complete building permit application, 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 the issuance of grading,
demolition or building permits.

Heritage trees in the vicinity of the construction project shall be protected pursuant to the
Heritage Tree Ordinance.

PAGE: 1 of 2
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1215 Valparaiso Avenue — Attachment A: Recommended Actions

LOCATION: 1215 PROJECT NUMBER: APPLICANT: Greg Klein | OWNER: Craig and
Valparaiso Avenue PLN2015-00091 Jane Williams

REQUEST: Request for a use permit to demolish an existing single-story, single-family residence and
construct a new two-story, single-family residence on a substandard lot with regard to lot width in the R-E
(Residential-Estate) zoning district. The proposal also includes a request to allow the combined square
footage of all accessory buildings and structures to exceed 25 percent of the square footage of all levels
of the main building, and a request to allow an accessory building to be located on the front half of the lot.

DECISION ENTITY: Planning DATE: February 22, 2016 ACTION: TBD
Commission

VOTE: TBD (Combs, Ferrick, Goodhue, Kadvany, Kahle, Onken, Strehl)

ACTION:

4. Approve the use permit subject to the following project-specific conditions:

a. Simultaneous with the submittal of a complete building permit application, the applicant shall
submit a draft declaration of conditions and covenants relative to the uses of the accessory
structures and buildings, subject to review and approval of the Planning Division and the City
Attorney’s office. Prior to issuance of a building permit, the applicant shall submit
documentation of the approved declaration of conditions and covenants’ recordation, subject
to review and approval of the Planning Division.

b. Simultaneous with the submittal of a complete building permit application, the applicant shall
submit a revised site plan showing proposed new evergreen trees in the landscape strip
along the northern boundary of the panhandle driveway, subject to review and approval of the
Planning Division.
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1215 Valparaiso Avenue — Attachment C: Data Table

Lot area (gross)
Lot area (net)
Lot width
Lot depth
Setbacks
Front
Rear
Side (left)
Side (right)
Building coverage

FAL (Floor Area Limit)
Square footage by floor

Square footage of buildings
Building height
Parking

Trees

PROPOSED EXISTING ZONING
PROJECT DEVELOPMENT ORDINANCE
22,003.0 sf 22,003.0 sf 20,000.0 sf min.
110.0 ft. min.
140.0 ft. 140.0 ft. 130.0 ft. min.
20.0 ft. 21.0 ft. 20.0 ft. min.
95.7 ft. 87.0 ft. 20.0 ft. min.
17.3 f. 21.0 ft. 10.0 ft. min.
36.8 ft. 27.0 ft. 20.0 ft. min.
49120 sf 5,484.0 sf 6,600.9 sfmax.
223 % 249 % 30.0 % max.
5,655.0 sf 4,899.0 sf 6,100.8 sf max.
960.0 sf/basement 3,587.0 sf/1% floor
2,808.0 sf/1% floor 880.0 sf/garage and
915.0 sf/2" floor carport
620.0 attic>5 365.0 sf/pool house
7.0 sf/chimney 67.0 sf/shed
880.0 sf/garage and 94.0 sf/arbor
carport 491.0 sf/porchftrellis
365.0 sf/pool house areas
67.0 sf/shed
94.0 - sf/arbor
691.0 sf/porch/trellis
areas
7,407.0 sf 5,484.0 sf
27.6 ft. 18.0 ft. 30.0 ft. max.
4 covered/ 2 uncovered 4 covered/ 2 uncovered 1 covered/1 uncovered

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

Heritage trees: 9* Non-Heritage trees: 19 | New Trees: o™
Heritage trees Non-Heritage trees Total Number of
proposed for removal: 0 proposed for removal: 13 | Trees: 15

number is not yet known

* Six of the heritage trees are located on adjacent properties
** New evergreen trees are proposed along the panhandle driveway but the specific
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January 20, 2016

Corinna Sandmeier, Associate Planner i aoed g
City of Menlo Park

Community Development Department T REENLY
Planning Division 't o -
701 Laurel Street z
Menlo Park, CA 94025

(650) 330-6702

SUBJECT: Project Description Cover Letter (Use Permit Application) — Revised
Williams Residence, 1215 Valparaiso Avenue, Menlo Park

Dear Corinna,

I am writing on behalf of Craig and Jane Williams, in order to describe our proposed project for their new residence
located at 1215 Valparaiso Avenue, Menlo Park.

We are applying for a use permit for the following reasons:

1) Request to demolish an existing single-story, single-family residence and construct a new two-story, single-
family residence on a substandard lot with regard to lot width in the R-E (Residential Estate) zoning district.

2) Request to retain all existing, accessory buildings and structures on the site (i.e. pool, pool house,
arbor/trellis, Garage, Carport, and small shed), which currently exceed the prescribed limits of 25% of the
square footage of all levels of the main building or 700 square feet. These structures are to remain
completely unchanged, except that the existing shed shall be relocated outside of the front setback
prescribed by the main building.

3) Request to relocate the aforementioned existing shed outside the front setback prescribed by the main
building, but still within the front half of the lot. The shed is considered an “accessory building” per Section
16.04.110 and must normally be located in the rear half of the lot. We have indicated the front and rear
halves of the lot by subtracting the panhandle portion of the lot (greatest length front to back 291.94° —
panhandle portion 120.00° = 171.94").

The current residence is a low, one-story “farmhouse style” home with yellow horizontal lap siding and white trim
that sits more or less in the middle of the site, and is surrounded by varied, lush landscaping, gardens, and a pool
and pool house structure on the east side of the lot. Because the lot is considered a “panhandle” lot in shape, the
driveway access runs along the southern portion of the site, with an enclosed Garage and Carport at the southeastern
end. The current uses of the home are distributed as follows: an entrance porch at the west, which is rarely used and
is not very visible as an “entrance” from the driveway casement, kitchen and living arcas toward the north end of
the home, and two bedrooms, a bathroom, and the Master Bedroom Suite at the southern end of the house, nearest
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the pool and arbor areas, which are the more “public” areas of the site. The current home also has very little to no
crawl space, wood roof shakes that have reached the end of their life, and several flat-roofed areas that are
constantly posing leakage and repair problems.

The purpose of our proposal is to improve the layout of the house and the manner in which it is situated on the site,
as well as its relationships to the landscaping, gardens, garage, pool, and pool house. As such, the scope of the
project includes demolition of the existing one-story home and construction of a completely new, partial two-story
residence, better situated on the site to respond to the various landscaping, garden, and pool elements.

The first floor plan of the proposed residence relocates the entry to the south end of the house with a recognizable
entry porch and doorway, which is more visible from the driveway easement as one enters the property from the
street. North of the entry are the dining room, kitchen, and breakfast room, which are on axis with the pool and
situated much closer to the garage areas, where the owners are more likely to be walking from to enter the house.
North of these spaces and at the heart of the home is a large Great Room, which has glazed doorways along both the
east and west sides, simultaneously accessing private garden areas as well as public, trellised areas to the east, more
planting space, and the pool areas. The Master Bedroom Suite and three guest bedrooms and bathrooms have all
been relocated to the northern-most end of the site and home, which is the most quiet, private area of the lot.
Existing trees and large redwoods along the northern perimeter of the site will also screen much of the partial
second story, which is low and utilizes gable roofs for space, from adjacent properties. Relocating the guest
bedrooms to an upper story has also made the footprint of the home much more compact, allowing the house to be
set back much further away from the southern property line and creating a landscape buffer of planting and trees
from the driveway at the entry porch, giving the home a much more comfortable, casual feel upon entering.

We are proposing a farmhouse / cottage architectural style, which uses painted horizontal lap siding and/or painted
shingles, as well as an expressed exterior chimney in stone, to create an interesting, textured exterior finish. The
general intent for the exterior of the home is to be casual, warm, inviting, and disarming, similar to a cottage. We
are also proposing painted trim and decorative exterior panels below the windows at the bays, as well as decorative
brackets, oval windows, and windows at the gables to create visual, playful architectural interest. The roof will be
either composite asphalt shingles or treated wood shakes. We have attached images of the references and traditional
farmhouse styles that we are using as inspiration and precedent for the proposed exterior. It primarily derives from a
traditional American farmhouse style predominant in the eastern United States, but widely adopted elsewhere. The
use of clapboard siding, shingles, decorative paneling, and brackets is reminiscent of the traditional Victorian and
shingle style homes of California and specifically the Bay Area, but in a more simplified, modest form. The scope
of the new landscaping work will include a new deck and private garden area to the west of the Great Room,
additional landscaping to the east, and a covered porch to the south. There will also be an improved barbeque area
near the pool and arbor, as well as an improved, enclosed utility shed area to the northwest, at the most private (and
least desirable) part of the lot. The owners feel that the new placement of the house on the lot, as well as the
rearrangement of the spaces within the residence, greatly improves the relationships between the house and the site
elements around it and makes for a more welcoming, desirable home.
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The owners have also conducted neighborhood outreach regarding this proposal. We have attached the documents
package that the owners put together to send, at a minimum, to the following contiguous neighbors at the following
addresses:

- Eric Saltzman at 1251 Valparaiso Avenue

- Jeffrey Guardino at 1241 Valparaiso Avenue

- Diane Bregler at 1215 Valparaiso Avenue

- Great Universal Holdings LLC at 1325 San Mateo Drive
- Kenneth Kim at1319 San Mateo Drive

The owners sent out the neighborhood outreach package by US Mail on Monday, November 16, 2015. They have
sent them first to the five (5) neighbors abutting their property, and plan to send them to additional neighbors within
the 300 mile radius of the home. In addition, they have attempted to visit each neighbor and personally explain the
proposal and address any questions or concerns they may have in person. So far, these are excerpts of the
summaries of feedback we have received from Craig Williams by email, and any other feedback will be forwarded
to you as they receive it:

Email from Tuesday, November 17, 2015 at 10:18 a.m.:

“Finally, Jane and I completed the ‘outreach’ document on the project over the weekend and have begun talking
with our neighbors about it. We are starting with the five abutters because the impact on them will be the greatest,
but plan to talk with others this week. Those whom we cannot reach in person will get a copy of the document by
US Mail. So far, we have contacted Diane Bregler (Jane went by her office at her house today but Diane did not
have time to discuss the document or our plans so we will re-connect by email), the Kims (our abutters to the rear)
who believe the project is fine as proposed, plus the Stritters and the Whelans who also have no objections. They
have indicated that they would support the project in the form of an email to you.”

Email from Sunday. November 22, 2015 at 9:33 p.m.:

“To catch you up on the outreach effort, I have talked to 3 of the homeowners on Corinne Lane, each of whom think
the project will have no impact on them whatsoever. In fact, two of them said, “I can’t even see your house from
here”. They all said they would send you an email indicating support, but I did not ask them to copy me. Jane went
over to San Mateo Drive and Garden Lane today and had a similar response. [ have also spoken with all of our
abutting neighbors, except Diane Bregler who received our document by hand from my wife, Jane, but didn’t have
time to discuss it. My wife did let her know in a follow up email that we would be available to talk with her about
her concerns and to have our architect join us to hear what she had to say. FYT, the homeowner of 1325 San Mateo
is a Chinese national who lives at his home in China. The Menlo Park house is occupied by his daughter who is a
junior at Sacred Heart and, occasionally, by her brother who is a student at Columbia University in NY. They have
someone older living there, but inasmuch as none of them are the legal owners, do you have any particular thoughts
on what requirements I might have with respect to that property. The remaining three abutters — two of whom
have a more direct view of our property than Ms. Bregler — have indicated that they can’t see any issues with the
project. As with the others, I’ve asked them to indicate that to you in an email. I may contact you in a week or two
to see if you have received any input from them.
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Finally, please also note that a Request for Evaluation for Potential Historic Significance, along with a Cover Letter,
Unit Appraisal Record for 1215 Valparaiso, List of Building Permits Issued Since 1960, and eight (8) photographs
of the existing structure and outbuildings, were submitted to you both electronically and personally on November 4,
2015. We were made aware of this requirement some time ago and put together the information so that you could
have it earlier rather than later, so it is our understanding that you have this already with our Use Permit Application
materials. Please let us know if there is anything else you need.

Thank you in advance for your attention, and please feel free to contact me at (510) 595-8042 or greg@jmalick.com
with any questions about our proposal for this project.

Sincerely,

ey e

Greg Klein
Principal, John Malick & Associates

Attachments: (1) Cover Letter Addressing Planning Department Comments from 11/05/15
(1) Revised Data Sheet
(1) Set of Project Plans and Survey, 24”x36” (Full Size)
(1) Set of Project Plans and Survey, 11”x17” (Reduced Size)
(1) Arborist Report
(1) Copy of Neighborhood Project Proposal Package
(2) Precedent Images of “Farmhouse Style” Homes, 8.57x11”
(1) Copy of Title Report with Legal Description of Property
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November 18, 2015, revised January 20, 2016 and February 04, 2016

Mr, Craig Williams
1215 Valparaiso Avenue
Menlo Park, CA 94025

Site: 1215 Valparaiso, Menlo Park, CA
Dear Mr. Williams,

As requested on Wednesday, November 11, 2015 and again on Tuesday, January 19, 2016, I
visited the above site to inspect and comment on the trees. A new house is planned for this site
and your concern as to the future health and safety of the trees has prompted this visit.
Neighbors trees located close to the property line will be included in this report as required by
the city of Menlo Park.

Method:

All inspections were made from the ground; the trees were not climbed for this inspection. The
trees in question were located on a map provided by you. The trees were then measured for
diameter at 54 inches above ground level (DBH or diameter at breast height). The trees were
given a condition rating for form and vitality. The trees’ condition rating is based on 50 percent
vitality and 50 percent form, using the following scale.

1 - 29 VeryPoor
30 - 49 Poor
50 - 69 Fair
70 - 89 Good
90 - 100 Excellent

The height of the tree was measured using a Nikon Forestry 550 Hypsometer. The spread was
paced off. Comments and recommendations for future maintenance are provided.

Survey:

Tree# Species DBH CON HT/SP Comments

1 Holly 13.2 55 25/15 Good vigor, poor-fair form, codominant at 6
(Ilex aquifolium) inches.

2 Redwood 47.1 85 95/35 Good vigor, good form, 3 feet inside fence.

(Sequoia sempervirens)

()
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Tree# Species

3

5*

6*

10%

11*

12

13

14%

15

16

DBH
Redwood 224
(Sequoia sempervirens)
Redwood 49.4
(Sequoia sempervirens)
Coast live oak 26est
(Quercus agrifolia)
Green ash 50est
(Fraxinus uhdei)
Beech 10.2
(Fagus sylvatica)
Birch 12.8
(Betula pendula)
Tristania 6.6

(Tristaniopsis laurina)

Incense cedar 20est
(Calocedrus deccurans)

Black walnut 20est
(Juglans californica)

Chinese pistache 10.2
(Pistachia chinensis)

Chinese pistache 9.6
(Pistachia chinensis)

Valley oak 40est
(Quercus lobata)

Strawberry madrone 5.4
(Arbutus marina)

Strawberry madrone 8.5
(Arbutus marina)

CON
80

55

50

55

55

60

55

50

75

55

50

65
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HT/SP Comments

75/30

75/35

40/35

70/60

20/20

45/35

25/15

40/30

25/30

30/35

30/25

45/40

20/15

30/20

Good vigor, fair form, 6 feet from well
holding tanks.

Fair vigor, fair form, trunks lean north
slightly.

Good vigor, poor-fair form, suppressed by
#6.

Good vigor, poor-fair form, multi leader
with poor-fair crotches.

Good vigor, poor-fair form, codominant at
1 foot with a poor crotch.

Good vigor, poor-fair form, grown as a

clump.

Good vigor, fair form, slightly suppressed.

Fair vigor, fair form, trunk leans south.

Fair vigor, poor form, codominant at 4 feet.

Good vigor, fair form, heavy over drive.

Fair vigor, fair form, suppressed.

Good vigor, poor-fair form, topped in past.

Fair vigor, fair form, suppressed.

Good vigor, fair form, located near drive
entrance.

@
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Tree# Species DBH CON HT/SPComments
17*  Redwood 40 70 120/45 Good vigor, fair form, near entrance gate.
(Sequoia sempervirens)

18 Grecian Laurel 6.3 55 15/15 Good vigor, poor-fair form, hedge-like.
(Laurus noblis)

19 Grecian Laurel 6.2 60 15/15 Good vigor, fair form, hedge-like.
(Laurus noblis)

20 Grecian laurel 6.1 50 15/15 Good vigor, poor-fair form, topped.
(Laurus noblis)

21 Grecian laurel 5.8 60 15/15 Good vigor, fair form, hedge-like.
(Laurus noblis)

22 Grecian laurel 5.0 55 15/15 Good vigor, fair form, heavily trimmed.

(Laurus noblis)

23 Grecian laurel 63 45 15/15 Good vigor, podr form, sunscald on trunk.
(Laurus noblis)

24 Grecian laurel 49 45 15/15 Good vigor, poor form, sunscald on trunk.
(Laurus noblis)

25 Grecian laurel 3.7 50 15/15 Good vigor, poor-fair form, minor sunscald.
(Grecian laurel)

26 Grecian laurel 34 45 15/15 Good vigor, poor form, sunscald.
(Laurus noblis)

27 Grecian laurel 35 50 15/15 Good vigor, poor-fair form, sunscald.
(Laurus noblis)

28 Grecian laure] 46 50 15/15 Good vigor, poor form, sunscald.
(Laurus noblis)
*indicates neighbor’s tree
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Summary:

The trees on and close to the site are a mix of native and imported trees. The front of the
property is dominated by large redwood trees. The redwoods should not be affected by the
proposed construction. The re-routing of the water line from the current location of the well
tanks to their new location on the north wall of the new house will all be dug by hand and will all
be outside the dripline of heritage redwood #3. There will be no dripline or tree root interaction
with the other redwood in the corner of the lot. There also will be no impact to tree roots of
heritage redwood #3 due to the installation of a small section of new walkway in the
northwestern corner of the lot.

The neighbor’s trees will not be affected by the proposed construction. The widening and
installation of the new driveway should have no effects on the neighbor's redwood tree (#17) and
oak tree #14. The removal of the existing paver drive will be done by hand and the base rock
will be replaced or re-used requiring very little excavation. The driveway bed will be inspected
by the site arborist after excavation. Mitigating measures if needed will be provided at that time.

The utilities will be located along the southern edge of the drive (in their existing location)
minimizing impacts to any neighboring trees and redwood #2. The utility trench will cross the
drive to the house well outside the dripline of redwood #2. Trenching for the installation of the
utilities will be done by hand when roots are present. Any root impacts will be inspected by the
site arborist. The site arborist will provide mitigating measures if needed at that time. Impacts
are expected to be non-existent to minor with no long term impacts expected.

No pruning of any of the heritage trees will be required to accommodate the construction of the
second floor.

Several small trees will be removed including the weeping beech (#7), birch (#8), and the 11
Grecian laurels (#18-#28) along the drive. The laurels will be removed per the fire departments
request to widen the drive. The following tree protection plan will help to reduce impacts to any
protected trees during construction.

Tree Protection Plan:

Tree protection zones should be established and maintained throughout the entire length of the
project. Fencing for the protection zones should be 6 foot tall metal chain link type supported
my 2 inch metal poles pounded into the ground by no less than 2 feet. The support poles should
be spaced no more than 10 feet apart on center. The location for the protection fencing should be
as close to the dripline as possible still allowing room for construction to safely continue. Signs
should be placed on fencing signifying “Tree Protection Zone - Keep Out”. No materials or
equipment should be stored or cleaned inside the tree protection zones.

Areas outside the fencing but still beneath the dripline of protected trees, where foot traffic is
expected to be heavy, should be mulched with 4 to 6 inches of chipper chips. The wooden

fencing will suffice for the neighbor’s trees.
2
F4
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Trenching for irrigation, electrical, drainage or any other reason should be hand dug when
beneath the driplines of protected trees. Hand digging and carefully laying pipes below or beside

protected roots will dramatically reduce root loss of desired trees thus reducing trauma to the
entire tree. Trenches should be backfilled as soon as possible with native material and
compacted to near its original level. Trenches that must be left exposed for a period of time
should also be covered with layers of burlap or straw wattle and kept moist. Plywood over the
top of the trench will also help protect exposed roots below.

Normal irrigation should be maintained throughout the entire length of the project. The imported
trees on this site will require irrigation during the warm season months. Some irrigation may be
required during the winter months depending on the seasonal rainfall. During the summer
months the trees on this site should receive heavy flood type irrigation 2 times a month. During
the fall and winter 1 time a month should suffice. Mulching the root zone of protected trees will
help the soil retain moisture, thus reducing water consumption.

The tree protection measures will be inspected by the site arborist prior to the start of any
demolition or construction. This inspection is required by the city of Menlo Park. Other

inspections will be on an as needed basis.

The information included in this report is believed to be true and based on sound arboricultural
principles and practices.

Sincerely,

Kevin R. Kielty
Certified Arborist WE#0476A






COMMENTS REGARDING THE WILLIAMS OUTREACH PAPERS

I've been getting a bit confused about the mixed information regarding what is presented in the Outreach papers.

According to information received from an appraiser friend of mine, records show the current house is 3,160 sq

ft and has 6 BR and 5 BA on the .51 acre lot. Yet the Williams say that the house is 3,587 sq ft with 4 BR and 4

BA, and that whatever they have done to the house "was done without greatly altering the interior layout or
adding new square footage".

The supposed "footprint" of the new main house is to be 2,730 sq ft. but there will be additional areas of 640 sq
ft of attic with no mention of where it will be located or whether at some point in time it will become

inhabitable. In addition, there is to be 875 sq ft of second story space with 3 BR and 2 BA. All of which seems

to total 4,245 sq ft rather than the mentioned 3,605 so I'm assuming they are not counting the attic even though
it will be under the roof of the house.

CONCERNS ABOUT THE PROJECT
1. Obviously, the noise factor since I have no idea how long the project will take, nor when it will begin.

2. Because of the proximity to my property, the invasion of privacy to my backyard which is rather shallow

with the greatest distance from house to fence being 40'. The West elevation of the new house plans appears
to be mostly 2-story in height with many windows on both stories. Not counting the entry porch area, there
appears to be only about 26' of single story footage.

The 4 or 5 trees that were planted to replace their twin redwoods don't afford any privacy, mainly because

all of their trees, including the remaining redwoods, are so close to the fence that they overhang onto my
property and don't provide any screening. (pictures showing view of current house from inside my house
were previously submitted to Corinna)

4. Debris and dirt from the demolition and construction are a concern because I have two small dogs who got

out in their enclosed patio area which is only 10' from the fence so I need to be concerned about their safety.

5. Ido not intend to take responsibility for any damage to our common fences, nor for any replacement
necessitated because of this project.

6. If as stated, the replacement of their driveway is necessary, I will be happy to give permission for them to
also pave the area of my property next to said driveway that they and their invitees currently use to
sometimes make turns out of their driveway, and always use for their garbage day pick up, which I might
add has been done since street pick up was mandated and without having ever asked permission.

In conclusion, let me say that I'm pleased the Williams have a plan for their later years but that situation is not
one I had planned for mine and apparently I've hit that plateau sooner than they have. I thought retirement was
supposed to be a time of joy, relaxation, peace and quiet, rather than upheaval and noise intrusion that causes
grief and despair.

Diane Bregler
1205 Valparaiso Avenue
Menlo Park
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From: dfb <dfb@cal-ida.com>
Sent: Wednesday, February 17, 2016 4:50 PM
To: Sandmeier, Corinna D
Subject: For future reference
Hi Corinna,

You and I at our last meeting discussed the fact that there was no indication of outdoor lighting upon the plans
we reviewed. If there is still future discussion about this project, you might want to ask the architect about that.

Since we haven't had too much sun lately because of the weather being weird this year, I noticed yesterday how
the morning sun impacted my property and thought about how an additional story would not allow that to
happen.

What can [ say other than things I now see day to day seem to bring up additions situations to ask about.

Guess, I'm the only neighbor who really cares for various reasons........ mostly because of the proximity, but I'd

still seriously like to see a modification that would please all of us.

Diane



Sandmeier, Corinna D

From: The Saltzmans <thesaltzmans@comcast.net>
Sent: Friday, November 27, 2015 11:16 AM

To: Sandmeier, Corinna D; craig3000@gmail.com
Subject: re proposed construction at 1215 Valparaiso Ave.

Dear Ms. Sandmeier,

We live at 1251 Valparaiso, and have received information from Craig Williams regarding their proposed construction at
1215 Valparaiso. While we do not have objections to any of the three proposed housing designs we would like to go on
record now to state our objections to any plans that will result in loss of trees visible from our property.

Peace and Grace

Amy Saltzman
650-575-5780
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From: Jody Buckley <jodybuckley@msn.com>

Sent: Sunday, November 22, 2015 3:47 PM

To: _Planning Commission

Subject: Use Permit Application for 1215 Valpariaso - Neighbor comment

Dear Planning Commission;

I had the pleasure of meeting my neighbor, Jane Williams, this afternoon. She discussed with me at length the plan she
and her husband Craig Williams have for construction on their property at 1215 Valparaiso. | examined their site plan
and was impressed by their goal of maintaining their current square footage but shrinking their house’s already
conservative footprint by adding a second story. | think it is an efficient and thoughtful plan and, as a neighbor, support
it fully.

Please feel free to contact me if you wish to discuss.

Jody Buckley
1309 San Mateo Drive
650-328-5768

%

7N
\2-@



Sandmeier, Corinna D

From: Paul Goehner <paulgas@aol.com>

Sent: Monday, November 23, 2015 3:43 PM

To: Sandmeier, Corinna D

Subject: Proposed improvements at 1215 Valparaiso

| am emailing you to lend my support to the proposal to improve 1215 valparaiso. Living in Menlo Park since 1988 and
having built several homes here | can attest to the need to allow development and improvement to the older housing
stock. This allows dramatic energy savings improved quality of living lower water usage and general increase in the tax
base of the town. It is far better to have committed long term residents like the Williams who wish to make tasteful sub
maximum sized homes on their existing property rather than developers bent only on maximizing size and sq footage of
what they build to generate gains. The Williams have shared their plans with the neighborhood and made every attempt
to have their project be low impact on the neighbors. | hope you will ook favorably on this project.

Paul and Terri Goehner
1395 Corinne Lane
Menlo Park
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From: Craig Williams <craig3000@gmail.com>
Sent: Monday, November 23, 2015 6:39 PM
To: Sandmeier, Corinna D

Subject: Fwd: Our home project

Corinna,

One of the contacts on our "outreach list" is Gabe Whelan on Garden Lane. Iknew the Whelans were away for
the Thanksgiving holiday so emailed him a copy of our plan. This is his positive response. If you need him to
address something directly to you, I'll ask him to do so. Please LMK if this is sufficient documentation of his
support. Thanks.

Craig C. Williams
Cell: 650-248-1526
email: craig3000@ gmail.com

—————————— Forwarded message ----------

From: Gabe Whelan <gwhelan@wgcm.com>

Date: Tue, Nov 17, 2015 at 7:53 AM

Subject: Re: Our home project

To: Jane Williams <jwilliams @sandhillglobaladvisors.com>

Cc: Debbie whelan <dbwhelan @ mac.com>, Craig Williams <craig3000@ gmail.com>

Hi Craig and Jane

Thanks for the update. Exciting time for you to be working on the plan and it Looks terrific. Well presented and
detailed. Do you have to have neighbors sign off as it would be easier and more efficient to have them like us
just sign our name and check the approval box. Anyway good luck and if you need to interview contractors we
have a recommendation if you like. Have a great Thanksgiving holiday with the family and we look forward to
resuming out soccer get together at Menlo next year '

Best to all

Gabe

Sent from my iPhone

> On Nov 16, 2013, at 8:52 PM, Jane Williams <jwilliams @sandhillglobaladvisors.com> wrote:

>

> Dear Debbie and Gabe,

>

> Craig and I are launching a project as monumental as yours (perhaps larger, since we now know we will have
to tear the house down and start over). We have a nice, evolving plan, thanks to Greg Klein of John Malick &
Company and are need to gain an use permit since we plan to put on a partial 2nd floor. It will have no impact
on you as you will see, and even if it did, I think you'd be happy with it. '

>

> Craig has crafted a letter to describe the project which I am attaching. We would love both your input to the
letter as we plan to circulate it to all those within a perimeter which includes you guys, and we would really

f’fmx‘a
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Sandmeier, Corinna D

From: » Susan Myers <susanmyers650@yahoo.com>
Sent: Tuesday, November 24, 2015 1:10 PM

To: Sandmeier, Corinna D i

Subject: 1215 Valparaiso Avenue

| wanted to send this email to the City of Menlo Park to let you know that | have spoken to our
neighbors at 1215 Valparaiso regarding the rebuild of their home at this address in Menlo Park.

Mr. Williams spent about an hour with me and reviewed the footprint of their current home and the
plans for the construction of a new home with two stories at 1215 Valparaiso.

My husband Tom and | live at 1390 Corinne Avenue and would like to give our approval for the
Williams' plan to construct a new two story home at 1215 Valparaiso. :

Please let me know if you have any additional questions. Also please let me know that you received
this email.
Sincerely,

Susan Myers, CPA
Cell: (650) 533-3461
Fax: (650) 560-6250

CONFIDENTIALITY NOTICE: This e-mail message is for the personal and confidential use of the recipieni(s) named above. This message may also
contain privileged client information or work product. If the reader of this message is not the intended recipient or an agent responsible for delivering it to
the intended
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From: Leilani <Istritter@yahoo.com>

Sent: Sunday, December 13, 2015 12:38 PM

To: Sandmeier, Corinna D

Subject: in support of plans/permits for 1215 Valparaiso Avenue

Dear Corinna,

We, the homeowners at 1315 San Mateo Drive, would like to express our support for the building plans and permits for
1215 Valparaiso Avenue, home of Jane and Craig Williams. We have studied the plans and believe that the new design is
an improvement which keeps the same character and spirit of the original house with minimal impact on the
neighborhood. We are familiar with their architect, John Malick & Associates, and can attest to his design sensibility and
eye for creating beautiful structures that are appropriate to the lot as well as the community.

Best Regards,

Leilani and Skip Stritter
1315 San Mateo Drive
Menlo Park, CA 94025
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From: Rogers, Thomas H

Sent: Tuesday, January 12, 2016 8:44 AM

To: Sandmejer, Corinna D

Subject: FW: [Sent to Planning ]Support for 1215 Vaiparaiso Ave remodelling

From: Ken [mailto:kensckim@gmail.com]

Sent: Tuesday, January 12, 2016 7:18 AM

To: PlanningDept

Cc: Grace Kim '

Subject: [Sent to Planning JSupport for 1215 Valparaiso Ave remodelling

Planning Division Team of Menlo Park:

Good morning. As I'm sure you know, Craig and Jane Williams are seeking to remodel their house on 1215 Valparaiso Ave, Menlo Park,
including getting a Use Permit.

My family and I live on 1319 San Mateo Drive, and are one of the Williams’ neighbors. They have carefully and thoughtfully explained to
us their plans to remodel their existing home, and sought out any concerns from us which we appreciated.

My wife Grace and I have reviewed their proposal, and wanted to let you know that we are supportive of their remodeling plans.

If you have any questions or matters to discuss, please feel free to contact me at any time.

Thank you,

Ken Kim

650-303-2852 (mobile)

kensckim@ gmail.com

1319 San Mateo Drive



Community Development

STAFF REPORT

Planning Commission

Meeting Date: 2/22/2016
CITY OF taff R rt Number: 16-013-P
MENLO PARK Staff Report Numbe 6-013-PC
Public Hearing: Use Permit/Justin Young/435 University Drive

Recommendation

Staff recommends that the Planning Commission approve a use permit to partially demolish, remodel, and
construct first- and second-story additions to an existing single-story, single-family residence on a
substandard lot with regard to lot width and lot area in the R-1-U (Single-Family Urban Residential) zoning
district at 435 University Drive. The proposal would exceed 50 percent of the existing floor area on the lot
and is considered equivalent to a new structure. The recommended actions are included as Attachment A.

Policy Issues

Each use permit request is considered individually. The Planning Commission should consider whether
the required use permit findings can be made for the proposal.

Background

Site location

The project site is located at 435 University Drive, between Middle Avenue and College Avenue in the
Allied Arts neighborhood. A location map is included as Attachment B. Adjacent parcels are also zoned R-
1-U, with single-story, single-family residences on the south side of University Drive, and a small number
of two-story, single-family residences on the north side of the street and on the east side of College
Avenue in the vicinity of the proposed project. Single-story residences on University Drive predominantly
feature ranch and bungalow styles, while two-story residences on nearby College Avenue feature a variety
of contemporary, craftsman, and traditional styles.

Analysis

Project description

The subject site is presently occupied by a single-story ranch/bungalow home with an attached single-car
garage. The applicant is proposing to maintain 1,366.1 square feet of the existing residence, including the
single-car garage, while demolishing the remaining 275.9 square feet of existing single-story living space
at the rear right side of the residence. The proposal includes construction of a new second-story addition
of 1,148 square feet. As a result, the proposed floor area of the residence would increase by over 872
square feet when compared with the existing residence. The residence would become a four-bedroom,
three-bathroom home. A covered porch that intrudes into the rear setback would be demolished, and the
building coverage would be brought into conformance. A data table summarizing parcel and project

City of Menlo Park 701 Laurel St., Menlo Park, CA 94025 tel 650-330-6600 www.menlopark.org
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attributes is included as Attachment C. The project plans and the applicant’s project description letter are
included as Attachments D and E, respectively.

The floor area, building coverage, and height of the proposed residence would all be below the maximum
amounts permitted by the Zoning Ordinance. Additionally, the structure would comply with the daylight
plane for a two-story home in the R-1-U zoning district.

Design and materials

The low profile, basic hipped roof, and minimal architectural detail on the existing residence are
characteristic of the ranch/bungalow styles. As part of the proposed project, the facade would be updated
to achieve a contemporary farmhouse aesthetic, with shed and gable dormers and a long front porch flush
with the garage entrance. Wood board and batten siding would be the primary cladding material for the
exterior of the residence, with horizontal wood siding accents on the second story. The front door and
garage door of the residence would be stained wood. The entire roof of the residence would be replaced
with more complex gabled forms covered in composition shingles.

The proposed residence would feature aluminum clad wood windows, and all existing windows would be
replaced to ensure consistency in window design. Second-story windows along both side elevations are
proposed to have sill heights of at least two feet, nine inches, with the exception of one window on the left
side of the proposed residence at two feet, two inches. Given that the closest adjacent residence on the
left side of the property, at 900 College Avenue, is approximately 36 feet away and separated from the
subject property by a detached garage, privacy impacts of this lower second-story window sill height would
potentially be limited. New landscaping could also help reduce the potential for privacy impacts, as noted
in the following section.

A bay window architectural feature, approximately seven feet in length and midway between the first and
second floors of the structure, would be located in the stairwell on the left side of the proposed residence.
As an architectural feature, it is permitted to extend up to 18 inches into the required side setback and is
exempt from floor area limit calculations based on current Zoning Ordinance regulations. The location of
the windows in a stairwell would potentially keep privacy impacts to a minimum, given the short amounts
of time the space would typically be in use. The bedroom located on the second story at the rear right-side
of the residence would also feature a Juliet balcony with an accessible outdoor space enclosed by a railing.
The space is not regulated as a balcony because it does not project more than 18 inches from the wall of
the building, as defined by the Zoning Ordinance. Views from this space onto the adjacent right-side
property at 435 University Drive may partially be obstructed by the detached garage located at the rear of
the adjacent parcel.

Although the new second story would add more mass and height to the residence, the addition would be
set back from the first story at the front and rear, and the sides would be provided some articulation
through architectural features, changing rooflines, and variations in cladding materials. Given the
architectural styles and sizes of structures in the vicinity, as well as the variation in materials and
architectural accents proposed, staff believes that the scale, materials, and style of the proposed
residence are consistent with the broader neighborhood.

Trees and landscaping

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



Staff Report #: 16-013-PC

At present, there are four trees on the project site, none of which are heritage trees, and all of which are
located along the left-side property line. One tree, an eight-inch holly, is proposed for removal as part of
the project. In staff comments to the applicant, additional tree plantings on the subject property were
advised. The applicant responded that screening landscaping and additional plantings were being
deferred to a later point in the development process. Staff believes that additional screening trees and
landscaping, especially on the right side of the property, could be warranted given the proposed second-
story window sill heights and single-story height of the immediately adjacent residences. The Planning
Commission may wish to consider adding a condition to this effect, requiring an enhanced landscape plan
with the building permit submittal, subject to staff review and approval. The demolition of the existing
residence and construction of the proposed addition are not anticipated to adversely affect the trees
located on the subject site or neighboring properties, given that the footprint of the proposed structure
largely retains that of the existing structure.

Parking and circulation

The existing house was originally built with only one required off-street parking space in the existing one-
car garage. As a result, the building is considered legal non-conforming in terms of parking. This type of
nonconformity may be permitted to remain as part of an expansion/remodeling project. For the subject
property, the majority of the existing building footprint would be retained, effectively limiting the potential to
bring the parking into full compliance. The existing driveway would continue to provide unofficial parking
spaces within the front setback, which would not meet the off-street parking requirement but would provide
some flexibility.

Correspondence

The applicant indicates that outreach was performed by contacting adjacent property owners regarding the
proposed project. In the project description letter, the applicant claims that adjacent property owners were
generally supportive of the proposal and that future screening plantings along the property lines will
continue to be discussed. Staff has not received any correspondence regarding the project. As noted by
the applicant, the project architect is herself one of the directly adjacent neighbors.

Conclusion

Staff believes that the scale, materials, and style of the proposed residence are compatible with those of
the greater neighborhood. The proposed addition would be set back from the first story at the front and
rear, and the sides would be provided some articulation through architectural features, changing rooflines,
and variations in cladding materials. If a condition is placed on the project to provide additional screening
landscaping, privacy impacts to neighboring properties would be further reduced. The floor area, building
coverage, and height of the proposed residence would all be at or below the maximum amounts permitted
by the Zoning Ordinance, and the new structure would be within the daylight plane requirements. 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.

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

The project is categorically exempt under Class 1 (Section 15301, “Existing Facilities”) of the current
California Environmental Quality Act (CEQA) Guidelines.

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.

Appeal Period

The Planning Commission action will be effective after 15 days unless the action is appealed to the City
Council, in which case the outcome of the application shall be determined by the City Council.

Attachments

Recommended Actions
Location Map

Data Table

Project Plans

Project Description Letter

moowpy

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
None

Report prepared by:
Tom Smith, Associate Planner

Report reviewed by:
Thomas Rogers, Principal Planner

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



435 University Drive — Attachment A: Recommended Actions

LOCATION: 435 PROJECT NUMBER: APPLICANT: Justin OWNER: Justin Young

University Drive PLN2015-00102 Young

REQUEST: Request for a use permit to partially demolish, remodel, and construct first- and second-story
additions to an existing single-story, single-family residence on a substandard lot with regard to lot width
and lot area in the R-1-U (Single-Family Urban Residential) zoning district. The proposal would exceed 50
percent of the existing floor area on the lot and is considered equivalent to a new structure.

DECISION ENTITY: Planning DATE: February 22, 2016 ACTION: TBD

Commission

VOTE: TBD (Combs, Ferrick, Goodhue, Kadvany, Kahle, Onken, Strehl)

ACTION:

1.

Make a finding that the project is categorically exempt under Class 1 (Section 15301, “Existing
Facilities”) of the current California Environmental Quality Act (CEQA) Guidelines.

Make findings, as per Section 16.82.030 of the Zoning Ordinance pertaining to the granting of use
permits, that the proposed use will not be detrimental to the health, safety, morals, comfort and
general welfare of the persons residing or working in the neighborhood of such proposed use, and will
not be detrimental to property and improvements in the neighborhood or the general welfare of the

City.

Approve the use permit subject to the following standard conditions:

a.

Development of the project shall be substantially in conformance with the plans prepared by
Zak Johnson Architects, consisting of 8 plan sheets, dated received on February 9, 2016, and
approved by the Planning Commission on February 22, 2016, except as modified by the
conditions contained herein, subject to review and approval by the Planning Division.

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

Prior to building permit issuance, the applicant shall submit a plan for any new utility
installations or upgrades for review and approval by 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 plans indicating that the applicant shall remove and replace any damaged and
significantly worn sections of frontage improvements. The plans shall be submitted for review
and approval of the Engineering Division.

Simultaneous with the submittal of a complete building permit application, 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 the issuance of grading,
demolition or building permits.

Heritage trees in the vicinity of the construction project shall be protected pursuant to the
Heritage Tree Ordinance.
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Lot area
Lot width
Lot depth
Setbacks
Front

Rear

Side (left)
Side (right)

Building coverage

FAL (Floor Area Limit)
Square footage by floor

Square footage of
buildings

Building height
Parking

Trees

435 University Drive — Attachment C: Data Table

PROPOSED EXISTING ZONING
PROJECT PROJECT ORDINANCE
5,000 sf 5,000 sf 7,000  sf min.

50 ft. 50 ft. 65 ft. min.
100 ft. 100 ft. 100 ft. min.
248 ft. 24.8 ft. 20 ft. min.
235 ft. 145 #. 20 ft. min.
5.1 ft. 5.1 ft. 5 ft. min.
5.8 ft. 5.8 ft. 5 ft. min.
1,747.3 sf 2,1833 sf 1,750 sf max.
349 % 43.7 % 35 % max.
2,792.4 sf 1,985.2 sf 2,800 sf max.
1,359.8 sf/1st 1,642 sf/1st
1,148.0 sf/2nd 284.6 sf/garage
284.6 sf/garage 198.1 sf/porch
96.6 sf/porch 58.6 sf/shed
6.3 st/fireplace
2,895.3 sf 2,183.3 sf
25.5 ft. 16 ft. 28 ft. max.
1 covered 1 covered 1 covered/1 uncovered

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

Heritage trees

o

Non-Heritage trees 4

New Trees 0

Heritage trees proposed | 0

for removal

Non-Heritage trees 1
proposed for removal

Total Number of 3
Trees
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Project Description DEC 07 205
435 University Drive CITY OF MENLO PARK
Menlo Park, CA 94025 - Bl EELD‘NG“

We have submitted the required application materials to the City of Menlo Park Planning
Department to construct a second story addition and first floor remodel at 435 University
Drive to be reviewed for a Use Permit.

We are proposing to remove a small portion of the existing single story ranch residence
and to build a new second story over the existing remaining house and single car garage.
The new home is a two-story contemporary farmhouse style with shed and gabled
dormers. Allied Arts is an eclectic neighborhood with original craftsman bungalows
mixed with mid-century ranches and new larger two story homes. The two-story
California contemporary farmhouse style works well in the Allied Arts neighborhood and
complements the adjacent houses because it breaks the massing and volume of the house
into smaller more proportional features and fits well under the daylight plane; which is
difficult to do given the narrow dimensions of the site.

The new structure will place the second floor above the middle of the house, providing
plenty of relief to the neighboring properties and minimizing the appearance of too much
bulk and volume. It is our intention to use a painted wood board and batt siding system
with horizontal wood siding accents and aluminum clad wood windows. By creating a
two-story home, we minimize the footprint on the site and open up space for landscaping
and greenery.

Dr. Justin Young & Dr. Melissa Clark reached out and communicated with the adjacent
neighbors, the following is a summary of the discussions:

Karlis Felzenberg and Ariana Beil 918 College Ave - They had no objections or concerns.
We agreed with them that landscape screening would be desirable (at the south/east)
corner of our shared fence, and that we would discuss it further once the house is framed.
(We met with them in person on 9/18/15 and showed them our drawings and 3-D model).
We also emailed them the use permit materials on 10/24/15 and we discussed the future
landscape screening via email.) Currently, there is bamboo planted on the 918 side of the
fence and will be maintained by the Beil/Felzenbergs to not grow too tall and block the
sky view for 435 University.

Mary Castellucci 445 University - We emailed her the use permit materials on 10/24/15.
We met her in person on 11/8/15 and showed her the 3-D model. She had no objections
or concerns.

The Burts 908 College Ave - We emailed the use permit materials on 10/24/15, and
spoke by phone with them on 11/3/15. Karen Zak met with John & Becky on 11/13/15
and discussed the project and window locations. The Burts had no objections and we
discussed the need to maintain the trees and privet that currently exist on the Burts’ side
of the fence. Additiionally, the fence is about 10-12” onto the Clark Young property so
there is not room to add any additional screening unless the fence is rebuilt. Everyone
agreed that they are happy with the current status quo.

(1)



Karen Zak & Gary Waymire 900 College Ave - Karen is our architect and is delighted
with our project. We will discuss the shared fence and some landscape screening during
the course of construction and do not need guidance from the planning commission.

By carefully studying the surrounding neighborhood and giving thoughtful attention to
the character of the house, we feel we have designed a successful project for your
consideration.

Sincerely,

kaven gak

Karen Zak, Architect
Zak Johnson Architects
900 College Avenue
Menlo Park, CA 94025



Community Development

STAFF REPORT

Planning Commission

Meeting Date: 2/22/2016
mOIF\ILO PARK Staff Report Number: 16-014-PC
Public Hearing: Use Permit/Eugene Sakai/311 O’Keefe Street

Recommendation

Staff recommends that the Planning Commission approve the request for a use permit to demolish an
existing single-story residence and construct a new two-story residence on a substandard lot with respect
to lot width in the R-1-U (Single Family Urban Residential) zoning district, at 311 O’Keefe Street. The
recommended actions are included as Attachment A.

Policy Issues

Each use permit request is considered individually. The Planning Commission should consider whether
the required use permit findings can be made for the proposal.

Background

Site location

The subject property is located at 311 O’Keefe Street, on the south side of O’Keefe Street between Laurel
Avenue and Regal Court, in the Willows neighborhood. A location map is included as Attachment B. The
subject property is surrounded by single-family residences that are primarily single-story, although two-
story residences can also be found along O’Keefe Street and throughout the neighborhood. Older
residences in the neighborhood are generally one story in height, while newer residences are typically two
stories in height. Single-story residences in the neighborhood tend to have a ranch or bungalow
architectural style, while two-story residences have a variety of styles including ranch and craftsman.
Adjacent properties are also single-family residences in the R-1-U (Single Family Urban) district, and the
nearby Willow Oaks Elementary School to the southwest of the site is in the P-F (Public Facilities) district.

Analysis

Project description

The subject property is currently occupied by a single-story residence with an attached one-car garage
that is nonconforming with regard to the right side setback. The applicant is proposing to demolish the
existing residence and construct a new two-story, single-family residence with a one-car attached garage
and one-car uncovered parking space. The subject lot is substandard with regard to lot width, with a lot
with of 53 feet where 65 feet is required. A data table summarizing parcel and project attributes is included
as Attachment C. The project plans and the applicant’s project description letter are included as
Attachments D and E, respectively.

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



Staff Report #: 16-014-PC

The proposed residence would have a floor area of 2,900.8 square feet where 2,904.2 square feet is the
allowable floor area limit (FAL), and a building coverage of 30.7 percent where 35 is the maximum
permitted. The residence would have four bedrooms and three-and-a-half bathrooms, with one bedroom
and one-and-a-half bathrooms on the first floor, and three bedrooms and two bathrooms on the second
floor. The second floor balcony in the rear would be in compliance with balcony setback requirements. An
outdoor kitchen is proposed in the covered rear patio area. The residence would have an overall height of
24 feet, 10 inches, which is below the maximum allowable height of 28 feet. The proposal would be in
compliance with daylight plane requirements.

Design and materials

The proposed residence is in the modern farmhouse style, and would feature standing seam metal roofs in
gable and hip roof forms. The wall cladding would be a cement fiber board and batten siding throughout
most of the structure, with a small section of smooth cement plaster to accentuate the front entry. Wood
entry and garage doors are proposed in the front, and metal balcony railing and trellises are proposed in
the rear. The parking layout, featuring a one-car attached garage and an uncovered space at the front,
would help ensure that the parking features would not dominate the frontage of this relatively narrow
parcel. The uncovered space would be located outside of the front setback, and would not obstruct the
garage space.

The second floor would be set in along the front and rear elevations to minimize the perception of building
massing. Deep insets on the left and right sides towards the center of the residence would create two
small courtyards. While there are some unbroken first- and second-story walls on the left and right side
elevations, these walls are broken up by the proposed pop-outs and insets, and do not extend the length
of the building.

The proposed windows would be wood-clad. Although the project proposes a two-story residence, the
applicant has considered the privacy of their immediate neighbors. Second story windows along the side
elevations are generally minimized, with higher sill heights to promote privacy. While the left elevation
features a clerestory staircase window, this window would have a setback of approximately 19 feet, and
the applicant is proposing to plant a tree in the courtyard in front of this window to help preserve privacy.
Additionally, skylights are proposed to promote privacy while providing access to natural light.

Staff believes that the materials, scale, and design of the proposed residence would be compatible with
the surrounding neighborhood.

Trees and landscaping

There are 11 trees on or near the project site, including five heritage coast live oaks. The applicant has
submitted an arborist report (Attachment F) detailing the species, size, and conditions of these trees. As
part of the initial project review, the arborist report was enhanced with additional analysis and detail.
Exploratory trenching was performed to determine the potential impacts to heritage coast live oak (tree #4)
in the left side yard. The footprint for the family room has been redesigned to incorporate an inset wall and
a pier and grade beam foundation in order to minimize root loss to this oak tree. Recommended tree
protection measures, including specific measures to ensure the protection of tree #4, would be ensured
through recommended condition 3g.

Flood zone

The subject property is located within the “AE” zone established by the Federal Emergency Management
Agency (FEMA). Within this zone, flood proofing techniques are required for new construction and
substantial improvements of existing structures. Stated in general terms, for the proposed foundation type,
the top of the slab foundation for living areas must be built at or above the base flood elevation for this site.

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



Staff Report #: 16-014-PC

Building sections on sheets A5.0 to A5.2 in the plan set show the base flood elevation (30.40 feet) in
relation to the existing average natural grade (approximately 30.41 feet) and the finished floor (31.11 feet).
The Public Works Department has reviewed and tentatively approved the proposal for compliance with
FEMA regulations.

Correspondence

As part of the project description letter (Attachment E), the applicant has provided a summary of their
neighbor outreach efforts and submitted correspondence from four neighbors, three of which are adjacent
to the subject site, who have expressed that they have no objections to the proposed project. Staff has not
received any other items of correspondence on the proposed project.

Conclusion

Staff believes the scale, materials, and design of the proposed residence are compatible with the
neighborhood. Although the project would be a two-story residence, the applicant has set the second floor
in on the front and rear elevations and incorporated pop-outs and insets to minimize the perception of
building massing. Recommended tree preservation measures, including specific measures to protect tree
#4, have been incorporated into the project. 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.

Environmental Review

The project is categorically exempt under Class 3 (Section 15303, “New Construction or Conversion of
Small Structures”) of the current California Environmental Quality Act (CEQA) Guidelines.

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.

Appeal Period

The Planning Commission action will be effective after 15 days unless the action is appealed to the City
Council, in which case the outcome of the application shall be determined by the City Council.

Attachments

A. Recommended Actions
B. Location Map

C. Data Table

D. Project Plans

City of Menlo Park 701 Laurel St., Menlo Park, CA 94025 tel 650-330-6600 www.menlopark.org
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E. Project Description Letter
F. Arborist Report by Kielty Arborist Services, dated received January 26, 2016

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
None

Report prepared by:
Jean Lin, Senior Planner

Report reviewed by:
Thomas Rogers, Principal Planner
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311 O'Keefe Street — Attachment A: Recommended Actions

LOCATION: 311 PROJECT NUMBER: APPLICANT: Eugene OWNER: Melanie and
O’Keefe Street PLN2015-00068 Sakai John Wagner

REQUEST: Request for a use permit to demolish an existing single-story residence and construct a new
two-story residence on a substandard lot with respect to lot width in the R-1-U (Single Family Urban
Residential) zoning district.

DECISION ENTITY: Planning DATE: February 22, 2016 ACTION: TBD
Commission

VOTE: TBD (Combs, Ferrick, Goodhue, Kadvany, Kahle, Onken, Strehl)

ACTION:

1. Make a finding that the project is categorically exempt under Class 3 (Section 15303, “New
Construction or Conversion of Small Structures”) of the current California Environmental Quality Act
(CEQA) Guidelines.

2. Make findings, as per Section 16.82.030 of the Zoning Ordinance pertaining to the granting of use
permits, that the proposed use will not be detrimental to the health, safety, morals, comfort and
general welfare of the persons residing or working in the neighborhood of such proposed use, and will
not be detrimental to property and improvements in the neighborhood or the general welfare of the
City.

3. Approve the use permit subject to the following standard conditions:

a. Development of the project shall be substantially in conformance with the plans prepared by
Studio S? Architecture, consisting of 20 plan sheets, dated received on February 16, 2016,
and approved by the Planning Commission on February 22, 2016, except as modified by the
conditions contained herein, subject to review and approval by the Planning Division.

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

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

d. Prior to building permit issuance, the applicant shall submit a plan for any new utility
installations or upgrades for review and approval by 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.

e. 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 review
and approval of the Engineering Division.

f. Simultaneous with the submittal of a complete building permit application, 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 the issuance of grading,
demoilition or building permits.

g. Heritage trees in the vicinity of the construction project shall be protected pursuant to the
Heritage Tree Ordinance and the recommendations in the arborist report by Kielty Arborist
Services revised on January 25, 2016.

PAGE: 1 of 1
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311 O’Keefe Street — Attachment C: Data Table

PROPOSED EXISTING ZONING
PROJECT PROJECT ORDINANCE
Lot area 7,417 sf 7,417 sf 7,000 sf min.
Lot width 53 ft. 53 ft. 65 ft. min.
Lot depth 140 ft. 140 ft. 100 ft. min.
Setbacks
Front : 29.5 ft. 25 f. 20 ft. min.
Rear 42.0 ft 54 ft. 20 ft. min.
Side (left) 5.5 ft. 7t 5.3 ft. min.
Side (right) 5.5 ft 4 ft 5.3 ft. min.
Building coverage 2,278.2 sf 1,907 sf 2,595.9 sf max.
307 % 25.7 % 35 % max.
FAL (Floor Area Limit) 2,900.8 sf 1,718 sf 2,904.2 sf max.
Square footage by floor 1,338.1 sf/ist 1,410 sf/1st
1,291.2 sf/2nd 308 sf/garage
271.5 sft/garage 189 sf/porch
660.0 sf/porches
and trellises
8.7 sf/fireplace
Square footage of 3,5669.5 sf 1,907 st
buildings
Building height 24.8 ft. 13 . 28 ft. max.
Parking 1 covered/1 uncovered 1 covered 1 covered/1 uncovered
Note: Areas shown highlighted indicate a nonconforming or substandard situation.
Trees Heritage trees 5* Non-Heritage trees 6** | New Trees
Heritage trees proposed | 0 Non-Heritage trees 0 | Total Number of 12
for removal proposed for removal Trees

*Includes three trees on the adjacent left and rear properties.
**Includes one tree on the adjacent right property.
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Studio SZ Architecture, Inc.

FEp 16 2016 19 N. 2™ Street, Ste. 205
San Jose, CA 95113

ot hd ph: (408) 998-0983
iy OF MEN gPAm‘ fax: (408) 998-0982
BUILDIN esakai@studios2arch.com

February 16, 2016

City of Menlo Park
Planning Department
701 Laurel Street
Menlo Park, CA 94025

Re:

311 O’Keefe (John and Melanie Wagner Residence)

Studio S Squared job# 15003
Use Permit Application—Letter of Description

Dear Sir or Madam:

Thank you for taking the time to review our intake application. Below is our
written “Letter of Description” as requested.

PURPOSE: Use permit for new home on a substandard (<65’ wide)
lot in the R1-U zoning district.

SCOPE: NEW SINGLE FAMILY CONSTRUCTION TO BE 2 STORY 4
BR, 3 BA HOUSE OF 2629.3 S.F LIVING AREA & 271.5 S.F
GARAGE AREA TOTALING 2900.8 S.F ON A TOTAL SITE AREA OF
7417 S.F. EXISITING HOME TO BE DEMOLISHED.

STYLE: “Modern Farmhouse"-influenced wood framed home with a
combination of cement fiber board/batten and lap siding, painted
metal railings, corrugated metal roof, clad wood double paned
windows. Colors to be light tones and greys.

BASIS FOR SITE LAYOUT: comply with city ordinances. Leave room
for uncovered parking space within front setback with permeable
parking area. Minimize presence of garage door on front
elevation. Offer a balanced, interesting, modestly-scaled front
elevation to the sireet.

EXISTING/PROPOSED USES: Single family house/Single family house




e NEIGHBOR OUTREACH: The property owner is in the process of
conducting formal pre-hearing neighborhood outreach, and this
will be completed during the 30 day review period.

Thank you for your assistance with our project. Please do not hesitate to call our
office should you have any questions.

Sincerely,

C\/ .

Eugene H. Sakai, AIA, LEED AP
President, Studio $2 Architecture, Inc.

cc:  Melanie and John Wagner
file

02/16/2016
20f2



WAGNER RESIDENCE

311 O’KEEFE ST. MENLO PARK, CA
NEW BUILD PROJECT

STUDIO S SQUARED — EUGENE SAKAI

COMMUNITY / NEIGHBORHOOD OUTREACH EFFORTS

HOSTED OPEN HOUSE ON 7/25

TWO NEIGHBORS ATTENDING AND WE TALKED / REVIEWED PLANS FOR THE PROPOSED NEW
STRUCTURE AND BUILD PROJECT

BOTH WERE SUPPORTIVE OF THE PROJECT AND SIGNED LETTERS TO THAT EFFECT (BOTH HAVE BEEN
SENT IN PREVIOUSLY TO BE ADDED TO OUR PROJECT FILE)

FOLLOWING THE OPEN HOUSE WE HAVE CANVASSED THE NEIGHBORHOOD GOING DOOR TO DOOR TO
NEIGHBORS TO TALK ABOUT AND REVIEW THE PROJECT.

NEIGHBORS DIRECTLY BEHIND (98 BEACON ST.) HAVE HAD FACE TO FACE CONVERSATION AND THEY
WERE POSITIVE ABOUT THE PROJECT BUT WERE NOT WILLING TO SIGN THE LETTER. SAID THEY HAD NO
PROBLEM WITH THE NEW BUILD

NEIGHBOR TO OUR RIGHT (ANDERSON/SAINT AMAND) 315 O’KEEFE HAVE SIGNED LETTER FOLLOWING
A SITDOWN IN THEIR HOUSE TO REVIEW PLANS AND PROJECT. THEY HAD NO OBJECTIONS (SIGNED
LETTER)

NEIGHBOR TO OUR LEFT (VAN DER WHOO) 307 O’KEEFE ST. — HAVE TRIED SEVERAL TIMES TO REACH
HIM AT HIM HOUSE. 2 % WEEKS AGO FINALLY CAUGHT UP WITH HIM AND DISCUSSED THE PROJECT
AND SHARED PLANS FOR THE NEW BUILD. HE DID SAY HE WOULD THINK ABOUT IT OVER THAT EVENING
AND GET BACK WITH ME THE FOLLOWING DAY. SINCE OUR INITIAL MEETING WE HAVE NOT HEARD
FROM HIM. HE DID NOT VOICE OBJECTION OR APPROVAL ON THE PROJECT.

OUR NEIGHBORS @ 312 O’KEEFE ST. (EASON) HAVE REVIEWED THE PROJECT AND ARE IN FULL SUPPORT
OF THE PROJECT (SIGNED LETTER)

NEIGHBOR BEHIND @ 625 LAUREL ST HAS REVIEWED THE PROJECT AND SAID SHE LIKES THE PROJECT
AND WOULD BE IN SUPPORT OF THE PROJECT. (SIGNED LETTER)

WE HAVE HAD REVIEW/ CONVERSATIONS WITH OTHER NEIGHBORS ON OUR STREET AT O’KEEFE AND
REGAL COURT AND ALL HAVE BEEN POSITIVE ABOUT THE PROJECT AND STATED THEY ARE EXCITED
THAT THE NEIGHBORHOOD / STREET CONTINUES TO EXPERIENCE INVESTMENT AND UPDATING.

THERE ARE CURRENTLY A NUMBER OF UPDATES AND REMODELS TAKING PLACE OR PLANNED ON THE
STREET. OUR PROJECT ADDS TO THOSE.




Planning Department
City of Menlo Park
Re: 311 O'Keefe St.
Bear Sir or Madam:

I have reviewed the plans for the proposed project at the above address with
the property Owner, and have no objections at this time.

Sincerely,
;\-10‘11%/ 4 Chvendloy Ezsen 314 (1S
(name) > ’ (date)

2L O'lreete Shreet

(street address)

Menlo Povie o 94025

(City/State/Zip)

Additional Comments:
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Planning Department
City of Menlo Park

Re: 311 O'Keefe St.
Dear Sir or Madam:

| have reviewed the plans for the proposed project at the above address with
the property Owner, and have no objections at this fime.

Sincerely,
/ g —
RAtheriaex S)‘/@{/) L 7//‘7[310 15
(name) " (date)

(Rselnf Are

{street address)

Menls PoL CA ayozs

(City/State/zip) 7

Additional Comments:




Planning Department
City of Menlo Park

Re: 311 O'Keefe St.
Dear Sir or Madam:

I have reviewed the plans for the proposed project at the above address with
the property Owner, and have no objections at this time.

Sincerely,
?\\e)\/\ 3 Sjr. AW}C&V\C‘ <(g/g)’/)3/
name date

21S O'Yeefe Shreet

{street address)

MQV\\O —P&ng CR aA4yozsS

(City/State/Zip)

4
rnnﬂ
/2 A

Adgdificnal Comments: .'\;-




Planning Department
City of Menlo Park

Re: 311 O'Keefe St.
Dear Sir or Madam:

I have reviewed the plans for the proposed project at the above address with
the property Owner, and have no objections at this time.

Sincerely,
Dusan Aushn 223 -¢
(name) (date)

“r02 O'¥eefe st.

(sfréé; adcress)

Menlo Pate cp ago2q

(City/State/Zip)

Additional Comments:
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Kielty Arborist Services LLC

Certified Arborist WE#0476A JAN 26 2015
P.0. Box 6187 |
San Mateo, CA 94403 CITY C~ MENLO PARK
650-515-9783 BUILDING

GERGDIEIED
| ARBORIST

Tree Report For Construction
at 311 O'keefe Menlo Park
6/1/2015 Revised 7/27/2015
Revised again on 10/16/2015
Revised again on 1/25/2016
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Kielty Arborist Services
Certified Arborist WE#0476A
P.O. Box 6187
San Mateo, CA 94403
650-515-9783
Mr. John Wagner
311 O'keefe
Menlo Park, CA

June 1, 2015 Revised, 7/27/15, Revised 10/16/15, Revised 1/25/16

Background:

| am a certified arborist (WE#0476A) with experience of more than 35 years in the tree
care industry. | have experience in providing tree protection plans for construction,
arborist's reports, hazard tree analysis, expert witness testimony, and pruning
recommendations. | have smoothly worked with many of the town arborist on the
peninsula to ensure that trees are not damaged during construction.

Assignment:

Dear Mr. John Wagner, here is a list of things you asked me to cover on this
assignment.

1. You asked me to perform a survey of all the trees on site, also on any
neighbors trees that could be affected by construction. In this section | will provide you
with comments on the trees health and structure.

2. You asked me to dig an exploratory trench with an air spade, where
the proposed foundation of the new house would start to see what kind of damage if any
at all would occur to the root zone for tree number 4, located on the south east side of
the existing home.

3. You asked me to provide you with detailed instructions on setting up a
tree protection plan.

Limits Of Assignment:

| did not perform an aerial inspection or a detailed root crown inspection on any of the
surveyed trees.

&
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Survey Methods

All inspections were made from the ground; the tree was not climbed for this inspection.
The tree in question was located on a map provided by you. The trees were then
measured for diameter at 54 inches above ground level (DBH or diameter at breast
height). The trees were given a condition rating for form and vitality. The trees’
condition rating is based on 50 percent vitality and 50 percent form, using the following
scale.
1 - 29 Very Poor
30 - 49 Poor
50 - 69 Fair
70 - 89 Good
90 - 100 Excellent
The height of the tree was measured using a Nikon Forestry 550 Hypsometer. The
spread was paced off. Comments and recommendations for future maintenance are
provided.

Purpose And Use Of The Report:

This report is to be used as guidelines on how to protect the trees on site during and
after construction. Also to determine safety of the trees and how to care for the trees,
and to determine if the proposed new footing of the house would affect tree number 4.
This report is to be sent to the city of Menlo Park as a part of the submittal process.

Survey
Tree# Species DBH CON HT/SPComments
1 Coast live oak 32.8 50 35/45 Fair vigor, poor form, codominant
(Quercus agrifolia) at 5 feet, with included bark,

cables installed in past for
support, pruned for line
clearance.

2 Coast live oak 25est 65 35/30 Fair vigor, fair form, 15 feet from
(Quercus agrifolia) property line, 2 feet from
foundation of neighbors home,
canopy of tree extend over
property, lions tailed (poor
pruning).

(2)
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3

5*

6*

?*

8*

g*

10*

11*

Flowering plum 5x6 40
(Prunus cerasifera)
Coast live oak 27.8 50
(Quercus agrifolia)
Coast live oak 18est 55
(Quercus agrifolia)
Coast live oak 20est 50
(Quercus agrifolia)
Pittosporum  10-10est 40

(Pittosporum eugenioides)

Pittosporum 6x3 40
(Pittosporum eugenioides)

Pittosporum 6x3 40
(Pittosporum eugenioides)

Coast live oak 42 30
(Quercus agrifolia)
Coast live oak 43 30

(Quercus agrifolia)

15/15

40/30

30/40

40/45

15/15

15/15

15/15

15/15

15/15

3)

Poor-fair vigor, poor form, multi
leader at base, topped, in
decline.

Good vigor, poor-fair form, weak
crotches with included bark,
possible decay where old limbs
have been removed.

Good vigor, poor form,
codominant at 5 feet with
included bark.

Good vigor, poor form, leans
east, good screen of neighbors
property.

Good vigor, poor form,
codominant at base, topped,
serves as screen

Good vigor, poor form, multi
leader at base, topped, serves as
screen.

Good vigor, poor form, multi
leader at base, topped, serves as
screen.

Good vigor, poor form, girdled by
chain link fence, shared tree.

Good vigor, poor form, girdled by
chain link fence, shared tree.

®
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Testing

The proposed new homes foundation will be located 6.5 feet away from tree number 4.
To explore what kind of root trauma would result in the new proposed foundation, a
trench was hand dug using a combination of an air spade and hand tools. The trench
was 20 feet long and 2 feet deep. This foundation near oak tree #4 is going to consist
of a pier and grade beam foundation, this will help minimize root the root trauma to the
tree compared to the previous slab on grade foundation that was proposed.

Test results:
1) A total of 7 roots were found.
2) The largest of the 7 roots measured 2.7 inches in diameter.
3) The remaining roots were all under 2 inches in diameter.

|
Summary:
! The trees on site are a mix of native
| trees and imported trees. There are a
| total of 7 coast live oaks surrounding the
property. Three of the seven oaks are
neighbors trees and will not be effected
by construction. Oaks numbered ten and
eleven are not of heritage size and are
< shared trees on the property line. Both
i of these trees are being girdled by a
metal chain link fence. They have grown
right through the fence and is the reason
for a poor condition rating. The coast live
oak in the front yard has fair vigor with
poor form. This tree is codominant at 5
| feet with included bark. Cables were
once installed in the tree for needed
support of the two codominant leaders.
This tree has also been pruned for line
clearance, as a result the trees canopy
has grown wide instead of tall. Because
of this, the scaffold limbs are very heavy
and would benefit from a light pruning to
remove end weight, making the tree
safer.
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Tree number 4 is a coast live oak and is expected to have minor root loss. Coast live
oaks as a species have a good tolerance to root pruning. The largest root found was
measured at 2.7 inches in diameter. The remaining 6 roots are all under 2 inches in
diameter. The proposed homes pier and grade beam foundation will be 6.5 feet away
from the face of the trunk to the actual cut line, including over excavation. The cut
should not be less than 5 feet from the tree. The home will be cantilevered out 1.5 feet
from the pier and grade beam foundation. The grade beam is to rest no lower than six
inches below the existing grade. Piers should be limited in diameter and quantity. If
possible a single span of 20 feet between two piers is suggested. If a middie pier is
necessary, the design should include the ability to adjust its position a few inches one
way or the other to minimize root damage. If roots are to be cut, they should be cut as
cleanly as possible with loppers or a hand saw.

Mitigation after root pruning is as followed:

A minimal amount of root cutting will occur, as the foundation will be a pier and grade
beam foundation with a depth of 6 inches maximum. After roots have been cut a deep
watering should occur along with a slow release fertilizer that promotes new root
growth. This deep watering shall be done once a month and stopped when winter
rainfall has started. The following tree protection plan will help insure the health of the
existing trees be retained.

Tree Protection Plan:

Tree protection zones should be established and maintained throughout the entire
length of the project. Fencing for the protection zones should be 6 foot tall metal chain
link type supported my 2 inch metal poles pounded into the ground by no less than 2
feet. The support poles should be spaced no more than 10 feet apart on center. The
location for the protection fencing should be as close to the dripline as possible still
allowing room for construction to safely continue. Signs should be placed on fencing
signifying “Tree Protection Zone - Keep Out”. No materials or equipment should be
stored or cleaned inside the tree protection zones. Areas outside the fencing but still
beneath the dripline of protected trees, where foot traffic is expected to be heavy,
should be mulched with 4 to 6 inches of chipper chips.

The proposed work will be within the tree protection zone for tree #4. After demoilition of
the existing home the tree protection fencing will be moved to facilitate excavation for
the pier and grade beam foundation. At this time a letter will be provided to the city of
Menlo Park to state when the tree protection was moved and to inspect that all other
tree protection measures are in place. When fencing is to be moved to work in this area
the site arborist must be on site to make sure the tree is not damaged during this time.
A layer of muich will be spread at a depth of 6 inches to a distance equal to the dripline
of the tree to fight against compaction. All work done within the tree protection zone will
be supervised by the site arborist until all work in this area is completed and the tree
protection fencing is replaced.
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Trenching for irrigation, electrical, drainage or any other reason should be hand dug
when beneath the driplines of protected trees. Hand digging and carefully laying pipes
below or beside protected roots will dramatically reduce root loss of desired trees thus
reducing trauma to the entire tree. Trenches should be backfilled as soon as possible
with native material and compacted to near its original level. Trenches that must be left
exposed for a period of time should also be covered with layers of burlap or straw wattle
and kept moist. Plywood over the top of the trench will also help protect exposed roots.

Normal irrigation should be maintained throughout the entire length of the project. The
imported trees (if kept) on this site will require irrigation during the warm season
months. Some irrigation may be required during the winter months depending on the
seasonal rainfall. During the summer months the trees on this site should receive
heavy flood type irrigation 2 times a month. During th® fall and winter 1 time a month
should suffice. Mulching the root zone of protected trees will help the soil retain
moisture, thus reducing water consumption.

The information included in this report is believed to be true and based on sound
arboricultural principles and practices.

Sincerely,

Kevin R. Kielty David P. Beckham
Certified Arborist WE#0476A Certified Arborist WE#10724A
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Glossary

Air spade: The Air-spade® is a rugged and durable handheld tool that produces a
stream of supersonic air moving at Mach 2. The Air-spade® effectively penetrates and
dislodges most types of soil, but is harmless to non-porous objects such as plant roots,
buried pipes, or cables.

Ansi standards: The ansi standards are guidelines to acceptable methods in the tree
care industry.

Aerial inspection: Aerial inspection means that the tree needs to be climbed to asses.
Buttress roots: Buttress roots are thick roots that flare out from the base of a large tree.

Callus tissue: The formation of new tissue surrounding a recent wound. Callus tissue is
what the tree forms when it is trying to heal itself.

Codominant: Term used to describe 2 or more leaders or main stems that are about the
same diameter and emerge from the same location on the main trunk.

Drip line: The drip line is the area directly located under the outer circumference of the
tree branches.

Drill test: A drill test is used to detect decay in trees. We drill into the tree until we feel
the resistance get loose then we know we hit decay.

DBH: This stands for diameter at breast height.

End weight reduction: Is a pruning method where weight is taken off the end of large
branches.

Ganoderma: Is a genus of polypore mushrooms that grow on wood.

Included bark: Included bark forms in the junctions of codominant stems where there is
a narrow angle union meaning the junction looks like a "v" rather than a "u". As the tree
grows the narrow union will essentially fill with bark and create a growing area of
structural weakness in the tree.

Oak root fungus: Is a fungus that attacks the roots of trees.
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Root crown: A root crown, also known as the root collar or root neck, is that part of a
root system from which a stem arises.

Root flare: Root flare is at the base of the tree at the ground where you can just start to
see the roots flare out.

Scaffold branches: are primary limbs that form in trees canopy.

Spread footing: A spread footing is a type of structural component that acts as a base
for a building's foundation.

Tree protection zone: Tree protection zones are the minimum required distances where
tree protection is to be put in place so that no construction activity of any kind will take
place inside the tree protection zone.
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Community Development

STAFF REPORT

Planning Commission

Meeting Date: 2/22/2016
K&OIF\ILO PARK Staff Report Number: 16-015-PC
Regular Business: 2015 Annual Report on the Status and Progress in

Implementing the City’s Housing Element

Recommendation

Staff recommends that the Planning Commission consider the report and provide comments and/or a
recommendation to the City Council on the 2015 Housing Element Annual Report.

Policy Issues

The preparation and submittal of the Housing Element Annual Report to the state Housing and Community
Development Department (HCD) and Governor’s Office of Planning and Research (OPR) is required by
State law. The Annual Report documents past housing-related activities, but does not authorize the
implementation of programs or expenditure of funds.

Background

Government Code 65400 requires each governing body to prepare an annual report on the status and
progress of implementing the jurisdiction’s Housing Element of the General Plan using forms and
definitions adopted by the HCD. Housing Element Annual Reports are due April 1 of each year for the
calendar year immediately preceding the April 1 reporting deadline. Therefore, this year’s report evaluates
the implementation programs of the 2015-2023 Housing Element between the time period January 1 and
December 31, 2015. This is the first report for the planning period.

As part of the Housing Element Annual Review process, staff will be seeking input from the Planning
Commission and Housing Commission prior to presenting the report to the City Council. At the Planning
Commission meeting, Commissioners and the public will have an opportunity to provide comments on the
Annual Report. The Housing Commission is scheduled to review and comment on the Annual Report at its
meeting on March 2, 2016. Staff will forward comments and any additional refinements to the report to the
City Council for review, which is tentatively scheduled for March 15, 2016.

Analysis

Attachment A includes the 2015 Housing Element Annual Report. The Annual Report includes a review on
the status of implementation programs and consists of an inventory of housing production in the City. This
staff report highlights a few key accomplishments and other programs that are in progress and will be
continued in 2016, in more detail below.
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Implementation Programs

MidPen Housing

Housing Element Program H4.Q (Achieve Long-Term Viability of Affordable Housing) states that the City
should work with non-profits and other project sponsors to implement the City’s Preferences for Affordable
Housing policy (Policy H4.13). The City has closely coordinated with MidPen Housing on its 90-unit
affordable senior development located at 1221 Willow Road. Recognizing the challenges of providing
affordable housing in the region, MidPen was able to maximize its resources with the City’s financial and
technical assistance. The subject site was identified as a housing opportunity site and rezoned for higher
density housing with an affordable housing overlay (AHO) as part of the 2007-2014 Housing Element.
Through the 2013-2014 Notice of Funding Availability (NOFA) process, the City Council awarded MidPen
up to $3.2 million from the City’s Below Market Rate (BMR) housing fund for use towards the development
of the project, and further contributed to the feasibility of the project by supporting the abandonment of a
portion of right-of-way along Willow Road, a sidewalk easement, and public utility easements (PUE) to
address circulation and access challenges of the site. Furthermore, the City granted fee waivers for the
processing of the project per the requirements established in the AHO. In exchange for fee waivers and
other incentives, the MidPen development is deed restricted for extremely-low (up to 30% of Area Median
Income) and very low-income (31% to 50% of Area Median Income) senior households (age 62 years and
older). Of the 90 units, 20 units have been established with preferences for people who live and/or work in
Menlo Park with deed restriction periods of 55 years. Building permits are anticipated to be issued in the
coming weeks, and then the units will be counted towards the City’s 2016 Annual Report. The deed
restricted units at the lower income household levels serves a void in the City’s affordable housing
portfolio.

Notice of Funding Availability

Program H1.H (Utilize the City’s Below Market Rate (BMR) Housing Fund) requires the City to administer
and advertise at least every two years the availability of funds in the BMR housing fund as it applies to
residential, commercial and industrial projects. The objective of the NOFA is to support the acquisition,
rehabilitation or new construction of housing that will provide long term affordability. The funding is
intended to fill the financing gap between projected total development costs and other available funding
sources. In July 2015, the City released its second NOFA, announcing that approximately $7.8 million of
BMR funds are available. As part of this NOFA, the Council supported several changes to the
requirements in an effort to increase the interest level and number of responses. The modifications were
1) a reduction in the number of completed affordable housing projects, 2) to encourage, rather than
require, that an applicant’s previous projects be of similar size and complexity, and 3) to allow an entity to
submit as an individual and a team. The City received three applications, which is an increase from the
one application received during the 2013 NOFA. Staff is in the process of reviewing the applications and
will be scheduling a study session with the City Council in the coming months.

Affordable Housing Nexus Study

As part of a collaborative effort working with 13 jurisdictions in San Mateo County, San Mateo County and
the City of Palo Alto, the City is pursuing an affordable housing nexus study. The nexus study would
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provide a defensible analysis to maintain legal justification for the City’s BMR Housing Program, which
includes both inclusionary zoning and affordable housing impact fees for commercial developments.
Participation in this effort supports Program H4.D (Update the BMR Fee Nexus Study). Much of the work
has been done, but had been put on hold given limited staffing resources. Staff believes that the nexus
study can be finalized in time to become part of a larger dialogue around housing that the Council has
requested. A study session with the Council to introduce the nexus study framework and other options to
address affordable housing and other housing-related issues such as displacement, would be the likely
next step and occur in the late Spring. The Housing Commission and Planning Commission will have
opportunities to provide input on the nexus study, and the City Council will ultimately have a policy
decision to make on whether to modify the City’s BMR Program and/or adopt any other housing-related
ordinances.

General Plan Update

The City is engaged in updating its Land Use and Circulation Elements of the General Plan. While the
General Plan Update is not an implementation program of the Housing Element, a number of programs
have been slated to be considered as part of the General Plan update timeframe. Some of the programs
directly relate to or are influenced by the current work of the General Plan and should be implemented
concurrently with the Update, while other programs may be more appropriate, given the topic or
geographic focus, to be considered for implementation at a future date. For example, Program H4.N
(Create Opportunities for Mixed Use Development) seeks to explore opportunities to modify zoning to
allow residential uses in commercial zones dependent on proximity to other services and transit and the
preservation of viable local-serving commercial uses. Through the General Plan process of identifying
desired land uses and locations for such land uses, smaller scale mixed-use developments at key
locations along the Willow Road Corridor emerged as a potential change to the area. To implement that,
staff may be proposing modifications to the C-2-B zoning district to allow for residential in mixed use
developments where residential uses are not currently permitted. Other Programs such as H4.J (Consider
Surplus City-Owned Land for Housing) may not be as timely because there is no City-owned surplus land
in the M-2 geographic area of the General Plan Update.

Below is Table 1, which lists the Housing Element programs to be considered as part of the General Plan
Update. The Commission may wish to provide input on which programs should be prioritized. Staff will
also note that several other Housing Element programs were targeted for the 2016 timeframe. These
programs such as H1.G (Adopt an Anti-Displacement Ordinance) and H2.A (Adopt Ordinance for “At Risk”
Units) can be further discussed and considered as part of the larger housing dialogue with the Council on
various housing strategies and City priorities to addressing housing concerns, tentatively scheduled for
late Spring 2016.
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Table 1: Housing Element Programs to be Considered During the General Plan Update

Timeframe
Program No. Housing Element Program

H2.C Amend the Zoning Ordinance to Protect Existing Housing

H3.G Develop Incentives for Special Needs Housing

H4.A Modify R-2 Zoning to Maximize Unit Potential

H4.l Create Multi-Family Residential Mixed Use Design Guidelines

H4.J Consider Surplus City Land for Housing

HAL Coc.)rfj.inate with School Districts to Link Housing with School District Planning
Activities

H4.M Review the Subdivision Ordinance

H4.N Create Opportunities for Mixed Use Development

H4.0 Review Transportation Impact Analysis Guidelines

H.4.S Explore Creation of a Transportation Management Association

H4.T Explore Pedestrian and Bicycle Improvements (coordination with Redwood City)

As part of the 2014 Annual Review Planning Commission staff report, staff discussed the potential for
several Zoning Ordinance amendments related to the secondary dwelling unit ordinance, the R-3 (Infill
Around Downtown) zoning district, and items treated to accessory buildings and structures. These
amendments were considered minor “clean up” amendments that would provide clarity and minimize
ambiguity, and would not result in an increase in density or intensity in development that was not
previously considered. With the staffing levels and priority on the General Plan Update, the El Camino
Real/Downtown Specific Plan, and the processing of development projects, staff was unable to bring
forward the Zoning Ordinance amendments for consideration in 2015. As part of the General Plan Update
process, staff will be considering several housing programs that could trigger Zoning Ordinance
amendments. For efficiencies, staff will consider bundling the “clean up” Zoning Ordinance amendments
with other housing-related zoning ordinances that may come concurrent with or following the General Plan
update.

Housing Production

In 2015, the City experienced unprecedented housing production with the issuance of building permits for
748 net new dwelling units. A majority of the units are located within three large, multi-family residential
developments that were previously identified as housing opportunity sites for higher density housing in the
2007-2014 Housing Element. Two of the developments are located along Haven Avenue and one
development is on Hamilton Avenue, and all three are expected to be completed in 2016. Of the 394 units
in the St. Anton development on Haven Avenue, 37 units will be dedicated affordable to very low- and low-
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income households.

During 2015, the first residential building permits under the EI Camino Real/Downtown Specific Plan were
also issued. The project yielded three new residential units at 612 College Avenue. In addition, the City
issued an unprecedented number of building permits for secondary dwelling units. Eight building permits
were issued for secondary dwelling units. One of the building permits was for the conversion of a detached
garage into a secondary dwelling unit, taking advantage of the limited-time conversion provision in the
Zoning Ordinance that allows certain nonconformities to remain. Two more applications are pending. The
conversion process for legally built and constructed accessory buildings into secondary dwelling units was
established in 2015 and extended in 2015 for an additional year. The program will sunset on June 13,
2016, unless the City Council, by resolution, extends the effective date. Staff recommends that the
program be extended for an additional year, and will be bring a resolution for the Council’'s consideration in
the next few months.

While the City’s housing production for the year exceeds the City’s Regional Housing Need Allocation of
655 units for the 8-year planning period, the City’s numbers for affordable housing are not yet close to
being met. The upcoming study session on housing will be an opportunity to discuss ways to obtain and
retain affordable housing in the City.

Impact on City Resources

There are no impacts to City resources besides the preparation of the report. Program implementation
may have impacts to staffing resources and/or projects/priorities.

Environmental Review

The Housing Element Annual Report is not considered a project. Implementation of Housing Programs
may be subject to the California Environmental Quality Act (CEQA), and each program will be evaluated
on a case-by-case basis.

Public Notice

Public Notification was achieved by posting the agenda, with the agenda items being listed, at least 72
hours prior to the meeting. In addition, the City sent an email update to the subscribers of the Housing
Element webpage.

Attachments

A. 2015 Housing Element Annual Report
B. Link to: Adopted Housing Element for the 2015-2023 Planning Period
(http://menlopark.org/DocumentCenter/View/4329)

Report prepared by:
Deanna Chow, Principal Planner
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ANNUAL ELEMENT PROGRESS REPORT

Housing Element Implementation

(CCR Title 25 §6202)

Jurisdiction City of Menlo Park

Reporting Period 1/1/2015 - 12/31/2015

Table A

Annual Building Activity Report Summary - New Construction
Very Low-, Low-, and Mixed-Income Multifamily Projects

Housing Development Information

Housing with Financial Assistance
and/or
Deed Restrictions

Housing without
Financial Assistance
or Deed Restrictions

1 2 3 4 5 5a 6 7 8
Affordability by Household Incomes Assistance Deed Note below the number of units
Project Identifier . Tenure Total Units ) F;mggan;]s Restricted |determined to be affordable without
(may be APN No., Unit or Est. # Infill or Eacl Units financial or deed restrictions and
project name or Category | R=Renter | very Low- e Moderate- | . AAbove Pr'z)'ect Units* Development attach an explanation how the
address) O=0wner | |ncome Income Income Moderate- d jurisdiction determined the units were
Income See Instructions | See Instructions |affordable. Refer to instructions.
Haven Ave. (St. DB; BMR
3639 Haven Ave. (St. |, R 22 15 o 357 394| 394 '.
Anton) Ordinance
1390 Garden Ln. |SDU R
220 Haight St. SDU R
746 Hermosa Way |SDU R
331 Oak Ct. SDU R
323 O'Keefe St. SDbu R
529 Pope St. SDU R
2161 Sharon Rd.  [SDU R
1475 Woodland Ave. |SDU R
SDU Subtotal SDU R 3 5 0 0 8 8
(9) Total of Moderate and Above Moderate from Table A3 » M 0 346 346 346
(10) Total by income Table A/IA3  » » 25 20 0 703 748 748
(11) Total Extremely Low-Income Units*

* Note: These fields are voluntary

Second Unit (SU) affordability is consistent with the Housing Element assumptions and based on a survey of San Mateo County jurisdictions.
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Jurisdiction

Reporting Period

ANNUAL ELEMENT PROGRESS REPORT
Housing Element Implementation
(CCR Title 25 §6202 )

City of Menlo Park

1/1/2015 - 12/31/2015

Table A2

Annual Building Activity Report Summary - Units Rehabilitated, Preserved and Acquired pursuant
to GC Section 65583.1(c)(1)

Please note: Units may only be credited to the table below when a jurisdiction has included a program it its housing element to rehabilitate, preserve or acquire units to
accommodate a portion of its RHNA whichmeet the specific criteria as outlined in GC Section 65583.1(c)(1)

Affordability by Household Incomes
- 4) The Description should adequately document how each unit complies with
E | (
Activity Type xlt_rgvrae Y Very Low- Low- TOTAL subsection (c )(7) of Government Code Section 65583.1
Income Income UNITS
Income*
(1) Rehabilitation Activity 0
(2) Preservation of Units At-Risk 0
(3) Acquisition of Units 0
(5) Total Units by Income 0 0 0 0
* Note: This field is voluntary
Table A3

Annual building Activity Report Summary for Above Moderate-Income Units
(not including those units reported on Table A)

L 2 3. 4 S 6. Numi)ler of
Single Family 2 -4 Units 5+ Units Second Unit Mobile Homes Total L }
infill units*
No. of Units Permitted for 0 0 0 0 0 0 0
Moderate
No. of Units Permitted for
Above Moderate 2 3 341 0 0 346 346

* Note: This field is voluntary
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Jurisdiction

City of Menlo Park

ANNUAL ELEMENT PROGRESS REPORT
Housing Element Implementation

Reporting Period

1/1/2015

12/31/2015

(CCR Title 25 §6202)

Table B

Regional Housing Needs Allocation Progress

Permitted Units Issued by Affordability

Enter Calendar Year starting with the first year of

the RHNA allocation period. See Example. 2015 2016 2017 2018 2019 2020 2021 2022 2023 Total Units Total
to Date Remaining RHNA
RHNA
N Year Year Year Year Year Year Year Year Year (all years) by Income Level
Income Level Allocation by
1 2 3 4 5 6 7 8 9
Income Level
zi:gicted 22 2
Very Low Non-deed 233 208
R 3 3
restricted
gi:ﬁicted 15 15
Low Non-deed 129 109
. 5 5
restricted
Resicte 0 °
Moderate estricte 143 143
Non-deed 0 0
restricted
Above Moderate 150 703 703 -553
Total RHNA by COG.
Ent llocati ber: 655
nter allocation number: 748 748
Total Units > » > -93
Remaining Need for RHNA Period » » » » »

Note: units serving extremely low-income households are included in the very low-income permitted units totals.
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Jurisdiction City of Menlo Park

ANNUAL ELEMENT PROGRESS REPORT
Housing Element Implementation
(CCR Title 25 §6202 )

Reporting Period 1/1/2015 -

12/31/2015

Table C

Program Implementation Status

Program Description
(By Housing Element Program Names)

Housing Programs Progress Report - Government Code Section 65583.
Describe progress of all programs including local efforts to remove governmental constraints to the maintenance,
improvement, and development of housing as identified in the housing element.

Name of Program Objective le:e:'raEme Status of Program Implementation

H1.A Establish City Staff Work Priorities for Establish staff priorities for Annually This will be done annually as part of the annual Housing Element review.

Implementing Housing Element Programs implementing Housing Element
Programs

H1.B Review the Housing Element Annually Review and monitor Housing Element |Annually Annual Review for the 2014 calendar year was accepted by the City Council
implementation; conduct public review on March 24, 2015 and submitted to HCD for review. Using forms provided
with the Housing Commission, by HCD, the 2015 Annual Review was undertaken between February and
Planning Commission and City March 2016, and reviewed by the Housing Commission, Planning
Council, and submit Annual Report to Commission and accepted by the City Council.
HCD

H1.C Publicize Fair Housing Laws and Respond to [Obtain and distribute materials (see  |Ongoing Materials available at the counter at City Hall and on the City's Web site.

Discrimination Complaints Program 1H.D)

H1.D Provide Information on Housing Programs Obtain and distribute materials at Annually Materials available at the counter at City Hall and on the City's Web site.

public locations; conduct staff training

Housing Commission meetings are conducted on a quarterly basis, at a
minimum. Agendas and notices are posted at City Hall and on the City's
website. A mailer was distributed to all households and businesses in the
City to promote the Energy Upgrade California, which allows eligible
recipients to receive cash rebates for energy efficiency upgrades.

H1.E Undertake Community Outreach When
Implementing Housing Element Programs

Conduct community outreach and
distribute materials (see Programs
H1.C and 1H.D)

Consistent with
program timelines

Materials available at the counter at City Hall and on the City's Web site.
Housing Commission meetings are conducted on a quarterly basis, at a
minimum. Agendas and notices are posted at City Hall and on the City's
website. Email notifications are also sent to interested parties. Additional
outreach to targeted populations and interested parties depending on
program.

H1.F Work with the San Mateo County Department |[Coordinate with County efforts to Ongoing Coordination has occurred as part of the countywide 21 Elements process,
of Housing maintain and support affordable coordination with the Department of Housing and other jurisdictions on a
housing countywide nexus study and coordination in implementing Housing Element

programs. The City also maintains a City Council representative on the
Closing the Jobs/Housing Gap Task Force, which was established by the
County of Board of Supervisors to address the regional affordable housing
issues.

H1.G Adopt an Anti-Discrimination Ordinance Undertake Municipal Code 2016 No activity to date.

amendment and ensure effective
implementation of anti-discrimination
policies and enforcement as needed
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Jurisdiction City of Menlo Park

ANNUAL ELEMENT PROGRESS REPORT
Housing Element Implementation
(CCR Title 25 §6202 )

Reporting Period 1/1/2015 -

12/31/2015

H1.H Utilize the City’s Below Market Rate (BMR)
Housing Fund

Accumulate and distribute funds for
housing affordable to extremely low,
very low, low and moderate income
households

Ongoing

The City issued a Notice of Funding Availability (NOFA) in July 2013, and
awarded MidPen a loan for up to $3.2 million for an affordable senior
development at 1221 Willow Road in September 2014. In June 2015, the
Community Development Director issued a compliance letter indicating that
the proposed 90-unit senior development is in compliance with the zoning
regulations and design standards. In July 2015, the City issued its second
NOFA for new affordable rental projects. Approximately $7.8 million BMR
housing funds are available under the NOFA to support the acquisition,
rehabilitation and/or construction of housing that will provide long-term
affordability. Staff is in the process of reviewing the three applications
received. In late 2015, the 60-unit affordable housing development at 605
Willow Road (at the Veterans Affairs Campus) was completed. The City
provided financial assistance to the project with a $2.86 million loan from
the Below Market Rate Housing (BMR) funds.

H1.I Work with Non-Profits on Housing

Maintain a working relationship with
non-profit housing sponsors

Ongoing

The City has worked closely with MidPen to assist in their application
submittal to redevelop its property on the 1200 block of Willow Road from
48 dwelling units to 90 dwelling units, including an application to abandon a
portion of the public right-of-way for the proposed project, as well as other
supportive documents needed for financing of the project. In June 2015, the
City determined the MidPen project to be in compliance with the R-4-S
(AHO) standards. The City will continue to undertake outreach to non-profit
housing sponsors throughout the 2015-2023 Housing Element period.
Annual funding provided to HIP and HEART.

H1.J Update the Housing Element

Assure consistency with SB375 and
Housing Element law

2023

Completed. The City Council adopted the 2015-2023 Housing Element on
April 1, 2014, and was certified by HCD on April 16, 2014.

H1.K Address Rent Conflicts

Resolve rent conflicts as they arise

Ongoing

No activity to date. Staff is not aware of any rental disputes that have been
brought to the City's attention.

H1.L Update Priority Procedures for Providing
Water Service to Affordable Housing
Developments

Comply with Government Code
Section 65589.7

2015 and 2020
(as part of Urban
Water
Management Plan
updates)

Program completed in February 2014. No additional work on this program is
needed at this time.

H1.M Lobby for Changes to State Housing Element{Work with other San Mateo County Ongoing Meet with State Representative and other jurisdictions and provided input
Requirements jurisdictions and lobby for on proposed legislation as needed.

modifications to Housing Element law

(coordinate with Program H1.B)
H2.A Adopt Ordinance for “At Risk” Units Protect existing affordable housing 2016 There are no "at risk" subsidized affordable units in Menlo Park at the

current time. "At risk" units are those that appear to be in danger of
conversion from subsidized housing units to market rents. No activity to
date.
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ANNUAL ELEMENT PROGRESS REPORT
Housing Element Implementation
(CCR Title 25 §6202 )

Jurisdiction City of Menlo Park
Reporting Period 1/1/2015 - 12/31/2015
H2.B Promote Energy Efficient/Renewable 50 or more homes and businesses Establish policy [The City, in partnership with San Mateo County and BayRen, hosted a
Programs participating in a program and programs by |home energy upgrade workshop attended by 27 people in April 2015. One
2017; hundred Belle Haven residents participated in a solar workshop. The
Participation rate [workshop was the result of the City, non-profits Grid Alternatives and Menlo
by 2022 Spark, and Facebook working together. Grid Alternatives presented their
solar installation program for low income households and Menlo Spark
explained how they had worked with Facebook to make a significant
donation, allowing qualifying Belle Haven homeowners to receive free solar
systems. 53 households participated in the City's Washing Machine Rebate
programs administered by both the Menlo Park Municipal Water District and
PG&E. In 2015, a total of 6 Menlo Park properties participated in the
HERO Program which is a Property Assessed Clean Energy (PACE)
financing program. PACE allows qualified property owners the ability to
finance renewable energy and water efficient retrofits through a voluntary
special assessment or tax placed on their annual tax bill. The 6 completed
projects amount to 946,792 KWh in energy savings, a reduction of 88 tons
of GHG emissions, and 308,000 gallons of water saved.
H2.C Amend the Zoning Ordinance to Protect Protect existing rental housing as part |Consider as part [No activity to date. Staff will be considering whether such changes will be
Existing Housing of infill implementation and other of the City's considered as part of the General Plan Update.
Zoning Ordinance changes General Plan
Update (2014-
2017)




Jurisdiction City of Menlo Park

ANNUAL ELEMENT PROGRESS REPORT
Housing Element Implementation
(CCR Title 25 §6202 )

Reporting Period 1/1/2015 -

12/31/2015

H2.D Assist in Implementing Housing
Rehabilitation Programs

Apply to the County for CDBG funds
to provide loans to rehabilitate very
low and low income housing (20 loans
from 2015-2023)

2015-2023

The County has temporarily stopped administering the CDBG rehabilitation
loan program, except in emergency situations.

H3.A Zone for Emergency Shelter for the
Homeless

Amend the Zoning Ordinance

2014; concurrent
with RHNA 5
Housing Element
Update

Completed. Ordinance adopted on April 29, 2014. Ordinance identifies the
location of the overlay to allow an emergency shelter for the homeless for
up to 16 beds as a use by right and includes standards consistent with
State law as established in SB2.

H3.B Zone for Transitional and Supportive Housing

Amend the Zoning Ordinance

2014; concurrent
with RHNA 5
Housing Element
Update

Completed. Ordinance adopted on April 29, 2014 to update the definitions
of transitional and supportive housing to be consistent with State law and
adds transitional, supportive housing and small (6 or fewer) residential care
facilities as part of the definition of a “dwelling” in the Zoning Ordinance so
these uses are treated the same way as other residential uses as required
by State law under SB2.

H3.C Adopt Procedures for Reasonable
Accommodation

Amend the Zoning Ordinance and/or
modify administrative procedures;
create public handout

2014; concurrent
with RHNA 5
Housing Element
Update

Completed. Ordinance adopted April 29, 2014 to establish procedures,
criteria and findings for enabling individuals with disabilities to make
improvements and overcome barriers to their housing.

H3.D Encourage Rental Housing Assistance Provide assistance at current Section |2015-2023 There are 211 households provided rental assistance in Menlo Park through
Programs 8 funding levels to assist 220 Section 8 and other programs. In addition, many of the tenants at the new
extremely low and very low-income 60-unit affordable housing project at the VA Campus receive rental
households per year (assumes assistance, including project-based HUD VASH (Veterans Affairs
continued funding of program) Supportive Housing) from the Housing Authority of San Mateo County and
HUD-VASH tenant based assistance.
H3.E Investigate Possible Multi-Jurisdictional Coordinate in the construction of Longer term There are no plans for a specific facility at this time.

Emergency Shelter

homeless facility (if determined
feasible)

program as the
opportunity arises

H3.F Assist in Providing Housing for Persons
Living with Disabilities

Provide housing and services for
disabled persons

Ongoing

Annual funding provided to HIP.

H3.G Develop Incentives for Special Needs
Housing

Amend the Zoning Ordinance to
provide opportunities for housing and
adequate support services for seniors
and people living with disabilities

Consider as part
of the City's
General Plan
Update (2014-
2017)

The City's Affordable Housing Overlay (AHO), which was established in
2013, was applied to MidPen's 90-unit affordable, senior housing
development. Along with financial incentives, the AHO provides density
bonuses and a parking reduction for senior housing. Additional Zoning
Ordinance amendments will be considered as part of the General Plan
Update.

H3.H Continue Support for Countywide Homeless
Programs

Support housing and services for the
homeless and at-risk persons and
families

Ongoing

The City has continued to support HEART and has participated in
countywide activities to address homeless needs. In addition, through the
City's Community Funding program, the City supports Inn Vision Shelter
Network.
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Jurisdiction City of Menlo Park

ANNUAL ELEMENT PROGRESS REPORT
Housing Element Implementation

(CCR Title 25 §6202)

Reporting Period 1/1/2015 -

12/31/2015

H3.1 Work with the Department of Veterans Affairs
on Homeless Issues

Coordination in addressing the needs
of the homeless

2014; ongoing
thereafter

In January 2014 the City Council authorized a loan increase from the City's
BMR funds to CORE Housing for up to $2.86 million for affordable housing
at 605 Willow Road (Veterans Affairs Campus). The development includes
60 dwelling units and would provide permanent housing to extremely low-
and very low-income veterans. The development received its certificate of
occupancy in December 2015.

H4.A Modify R-2 Zoning to Maximize Unit Potential

Amend the Zoning Ordinance to
minimize underutilization of R-2
development potential

Consider as part
of the City’'s
General Plan
Update (2014-
2017)

Issues and strategies to be considered as part of the General Plan Update
(2014-2016).

H4.B Implement Inclusionary Housing Regulations [Implement requirements to assistin  |Ongoing To comply with the City's BMR Ordinance for commercial and industrial
providing housing affordable to projects, new commercial/industrial development (meeting certain criteria)
extremely low, very low, low and in the City contributed $2,387,380.00 of BMR in-lieu fees to the City's BMR
moderate income households in fund in 2015. The funds will be used to help house extremely low, very low,
Menlo Park low and moderate-income households (see Program H1.H).

H4.C Modify BMR Guidelines Amend the Zoning Ordinance to 2015 Modification to the City's BMR Guidelines will be considered following
require affordable units in market rate completion of the Nexus Study, expected to be reviewed in 2016 (see
developments Program H4.D).

H4.D Update the BMR Fee Nexus Study Update to fees consistent with the 2015 The City is currently participating in a multi-jurisdictional nexus study that

nexus of potential impacts on
affordable housing need

would provide a defensible analysis to maintain the legal justification for
inclusionary zoning and affordable housing impact fees. The study is
anticipated to be reviewed by the City Council in 2016.
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Jurisdiction City of Menlo Park

ANNUAL ELEMENT PROGRESS REPORT
Housing Element Implementation

(CCR Title 25 §6202)

Reporting Period 1/1/2015

12/31/2015

H4.E Modify Second Dwelling Unit Development
Standards and Permit Process

Amend the Zoning Ordinance to
reduce the minimum lot size to create
greater opportunities for new second
units to be built.

Achieve Housing Element target for
new second units (40 new secondary
dwelling units between 2015-2023,
with 5 per year) — 18 very low, 18 low
and 4 moderate income second units.

2014; ongoing
thereafter

Concurrent with the adoption of the 2007-2014 Housing Element in May
2013, the City of Menlo Park reviewed a Zoning Ordinance amendment for
modifications to the Secondary Dwelling Unit Ordinance in recognition that
secondary dwelling units can be a valuable source of affordable units
because they often house family members at low or no cost, and many are
limited in size and therefore, have lower rents. Besides making the City’s
ordinance compliant with State law, the Zoning Ordinance amendment
included a number of revisions to provide greater flexibility in the
development regulations to encourage more development of secondary
dwelling units, which exceeds the target of 5 per year.

As part of the Housing Element for the 2015-2023 Housing Element, the
City of Menlo Park continued this program to further explore opportunities
for additional revisions to the Secondary Dwelling Unit Ordinance. In April
2014, the City Council adopted additional revisions to the secondary
dwelling unit ordinance, including increasing the maximum unit size for units
that comply with accessibility requirements, establishing a new daylight
plane requirement in lieu of the wall height requirement, and providing
flexibility in the tenancy requirement. Staff is considering additional
amendments to help provide clarity in implementation between attached
and detached secondary dwelling units. In 2015, building permits for 8 new
secondary dwelling units were issued.

H4.F Establish a Process and Standards to Allow
the Conversion of Accessory Buildings and
Structures to a Secondary Dwelling Unit

Adopt procedures and requirements
to allow conversion of accessory
structures and buildings (15 new
secondary dwelling units — 6 very low
income, 6 low income and 3 moderate
income units)

2014; review the
effectiveness of
the ordinance in
2015

In April 2014, the City adopted an ordinance, that would allow legally
permitted accessory buildings that do not meet the setback requirements
for a secondary dwelling unit to be converted to a secondary dwelling unit
through an administrative permit process. This conversion process through
the administrative permit process was set to expire in one year from
ordinance adoption, but was extended in May 2015 for one additional year,
expiring in June 2016. In 2015, staff received a number of general inquiries
about the conversion process. Three applications for a conversion have
been submitted thus far, and one building permit was issued in 2015.

H4.G Implement First-Time Homebuyer Program  Provide referrals 2015-2023 The City is referring first time homebuyers to HEART for down payment
assistance since BMR funds are no longer available for this program.
Information is available on the City's Housing webpage per Housing
Programs H1.C and H1.D.

H4.H Work with Non-Profits and Property Owners [ldentify incentives and procedures to |Ongoing The City continues to work with Mid-Pen Housing to implement the City's

on Housing Opportunity Sites

facilitate development of housing
affordable to extremely low, very low,
low and moderate income households
on higher density housing sites

Affordable Housing Overlay Zone, which provides incentives for the creation
of affordable housing, as part of MidPen's Gateway Apartments project;
coordinated with CORE Housing for a 60-unit low income development at
the Veterans Affairs facility; and reviewed and implemented State Density
Bonus law for the creation of 23 deed restricted affordable units in a new
394-unit rental development on Haven Avenue (St. Anton Partners).
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Jurisdiction City of Menlo Park

ANNUAL ELEMENT PROGRESS REPORT
Housing Element Implementation
(CCR Title 25 §6202 )

Reporting Period 1/1/2015

12/31/2015

H4.1 Create Multi-Family and Residential Mixed
Use Design Guidelines

Adopt design guidelines for multi-
family and mixed use housing
developments

Consider as part
of the City’s
General Plan
Update (2014-
2017)

Program will be reviewed as part of the General Plan Update (2015-2016).
As part of the General Plan Update, staff is proposing design standards as
part of a new residential-mixed use zoning designation.

H4.J Consider Surplus City-Owned Land for
Housing

Identify opportunities for housing as
they arise

Consider as part
of the City’'s
General Plan
Update (2014-
2017)

No activity to date. Program will be reviewed as part of the General Plan
Update (2015-2016).

H4.K Work with the Fire District

Undertake local amendments to the
State Fire Code and approve City
Council Resolution ratifying the Fire
District’s local amendments

2014 (in progress)

The City Council ratified local amendments to the State Fire Code on
January 27, 2015

H4.L Coordinate with School Districts to Link
Housing with School District Planning Activities

Coordinate and consider school
districts long-range planning,
resources and capacity in planning for
housing

Ongoing with
Housing Element
program
implementation.
Consider as part
of the City's
General Plan
Update (2014-
2017)

Continued coordination on new residential development (unit type, timing,
etc.) and implications for enroliment growth and facility planning with
various school districts. Program is included in the 2015-2023 Housing
Element and will be considered during the General Plan Update (2014-
2016).

H4.M Review the Subdivision Ordinance

Modify the Subdivision Ordinance as
needed

Consider as part
of the City's
General Plan
Update (2014-
2017)

Program will be reviewed as part of the General Plan Update (2014-2016).

H4.N Create Opportunities for Mixed Use
Development

Conduct study and establish
regulations to allow housing in
commercial zones

Consider as part
of the City's
General Plan
Update (2014-
2017)

Program will be reviewed as part of the General Plan Update (2014-2016).
Stalff is proposing to allow residential uses in the C-2-B neighborhood
commercial zoning district to provide small-scale, mixed-use opportunities
in key areas along the Willow Road Corridor.

H4.0 Review Transportation Impact Analysis

Modify Transportation Impact Analysis

Consider as part

The focus of the General Plan Update is the Land Use and Circulation

Guidelines (TIA) guidelines of the City's Elements. In July 2015, the City adopted modifications to the TIA for certain
General Plan projects considering changes of use within the M-2 Area, resulting in
Update (2014- streamlined review for certain discretionary projects in the M-2 Area. The M-
2017) 2 Area is currently the focus of land use changes being analyzed as part of
the City's General Plan Update. Additional changes to the TIA will be
considered as part of the General Plan Update (2014-2016).
H4.P Update Parking Stall and Driveway Design Modify Parking Stall and Driveway 2014 No activity to date. Program will be reviewed as part of the General Plan

Guidelines

Design Guidelines

Update (2014-2016).
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Jurisdiction City of Menlo Park

ANNUAL ELEMENT PROGRESS REPORT
Housing Element Implementation
(CCR Title 25 §6202 )

Reporting Period 1/1/2015 -

12/31/2015

H4.Q Achieve Long-Term Viability of Affordable
Housing

Establish project management and
other ongoing project coordination
needs

As developments
are proposed and
ongoing thereafter

As part of the MidPen Affordable Housing Agreement for a 90-unit
affordable housing project, 20 units were established with preferences for
people who live and/or work in Menlo Park.
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