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REGULAR MEETING AGENDA 

Date:   2/22/2016 

Time:  7:00 p.m. 

City Council Chambers 

701 Laurel St., Menlo Park, CA 94025 

 

A. Call To Order 

B. Roll Call 

C.  Reports and Announcements 

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. 

D.  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. 

E.  Consent Calendar 

E1. Approval of minutes from the January 25, 2016 Planning Commission meeting.  (Attachment) 

F.  Public Hearing 

F1. 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) 

F2. 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) 

F3. 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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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) 

F4. 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) 

F5. 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) 

G. Public Meeting 

G1. 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) 

H. 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 Items 

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. 

 Regular Meeting: March 7, 2016 

 Regular Meeting: March 21, 2016 

 Regular Meeting: April 11, 2016 

 

I.  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. 
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REGULAR MEETING MINUTES - DRAFT 

Date:   1/25/2016 

Time:  7:00 p.m. 

City Council Chambers 

701 Laurel St., Menlo Park, CA 94025 

 

A. Call To Order 

Chair John Onken called the meeting to order at 7:00 p.m. 

 

B. 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 

C.  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.   

D.  Public Comment 

 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.   

 

E.  Consent Calendar 

E1. 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. 

 

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

 Page 8, 4th paragraph, last sentence: Replace “Commissioner Strehl” with “Commissioner 
Goodhue” 

  

http://menlopark.org/DocumentCenter/View/9219
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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: 

http://menlopark.org/DocumentCenter/View/9220
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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. 
 

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, demolition or building permits.  

 
g. 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. 

F2. 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. 

http://menlopark.org/DocumentCenter/View/9222
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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 fitness 
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. 

 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. 

http://menlopark.org/DocumentCenter/View/9221
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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. 

 Regular Meeting: February 8, 2016 

 Regular Meeting: February 22, 2016 

 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 
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STAFF REPORT 

Planning Commission    

Meeting Date:   2/22/2016 

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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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:  

 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.  

 The covered front porch would project seven feet into the front yard instead of the originally 
proposed five feet.  

 The single garage door would be recessed with a wood trellis overhead, and would simulate a 
double garage door. 

 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 

A. Recommended Actions 

B. Location Map 

C. Data Table 

D. Project Plans 

E. Project Description Letter 

F. Arborist Report  

G. Planning Commission Minutes – January 11, 2016 

H. Original Project Plans (selection) 
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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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STAFF REPORT 

Planning Commission    

Meeting Date:   2/22/2016 

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 
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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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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 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. 
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Attachments 

A. Recommended Actions 

B. Location Map 

C. Data Table 

D. Project Plans 

E. Project Description Letter 

F. Arborist Report 

 

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 



220 Robin Way — Attachment A: Recommended Actions

LOCATION: 220 Robin PROJECT NUMBER: APPLICANT: Judith OWNERS: Judith Wilson
Way PLN2O1 5-001 00 Wilson and Enrique Cuellar

REQUEST: Use Permit/Judith Wilson/220 Robin Way: Request for a use permit to add a secondary
dwelling unitto 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 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)

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
Margaret Wimmer Residential Design consisting of sixteen plan sheets, dated received
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.

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,
demolition or building permits.

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

Planning Commission    

Meeting Date:   2/22/2016 

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 partially 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 

A. Recommended Actions 

B. Location Map 

C. Data Table 

D. Project Plans 

E. Project Description Letter 

F. Arborist Report 

G. Correspondence 

 

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 



1215 Valparaiso Avenue -Attachment A: Recommended Actions 

LOCATION: 1215 
Valparaiso Avenue 

PROJECT NUMBER: 
PLN2015-00091 

APPLICANT: Greg Klein OWNER: Craig and 
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 
Commission 

DATE: February 22, 2016 ACTION: TBD 

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 
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. 

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, 
demolition or building permits. 

g. Heritage trees in the vicinity of the construction project shall be protected pursuant to the 
Heritage Tree Ordinance. 
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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 22,003.0 20,000.0 sf min. 
20,203.0 20 203.0 

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 ft. 21.0 ft. 10.0 ft. min. 
36.8 ft. 27.0 ft. 20.0 ft. min. 

4,912.0 sf 5,484.0 sf 6,600.9 sf max. 
22.3 % 24.9 % 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 s floor 

2,808.0 sf/1st floor 
915.0 sf/2nd floor 

880.0 sf/garage and 
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/porch/trellis 

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 hi hli hted indicate a nonconformin or substandard situation. 

Heritage trees: 9* Non-Heritage trees: 19 New Trees: O** 
Heritage trees Non-Heritage trees Total Number of 

ro osed for removal: 0 ro osed for removal: 13 Trees: 15 
* Six of the heritage trees are located on adjacent properties 
** New evergreen trees are proposed along the panhandle driveway but the specific 

number is not et known 
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I MAIN RESIDENCE I 

---fttllodu71rd!if 

1
1, lillc.hMbrixont..Jly 
I tom•inttridrnce 
' (nopon.tla(n!Und) 

ll 
~cortmlpcrthes1ndtreJJiJu 

PllOPOSED RESIDENCE - :7 .~';:::' ,~1~~ u«n .. PROPOSED RESIDENCE -
SECOND FLOOR FIRST FLOOR 

Am 
A (Jltin Reiridence) 

G 

J (2ndslory) 
K (2nd ,tary) 

L (Atuc) 
It (Altic} 

N (AtUc) 

O (Attic) 
p (Altic) 
Q (Gmie k Cuporl) 

R (Poolffou!c) 

s (lktacbcd uum, Shed) 
-~rorAL-n..ooR·-.uw·um~ 

FLOOR AREA UMIT CALCUIATION 

7'-0" I 17'-7" + 2'-0" I 10'-J" 

3'-o" x 6'-1;.r (oJ + :r-o· :r z•-o· (Z .t) 
2·-0· x 6-J" (DJ+ 2·-0· x :r-1r (z 11 

11'-0"1 

Squarcfoo!l,ce 

BO! 

143 

71 

" " 
Jl'·l'r•S'-r+J'-t"1r.,.·+1'-t'11s·-r 764 

5'-0":r20'-5" "' 3'-U"r20'-5" 

33 
'f-f"rlf·l.Lli'fd I UfS"rS'-1"{:) +ld;"tlifl"{.tl) '" 
7'-4"•2''-t"fa)t l'-1"%l'·ifl"(o)I ltli"rl'-t'{U) '" zt-2"139'-e" '" '" 

Floor Area Limit and Buildin Covera e Calculalion Dia rams 
Wo: 1/1° = , ..... 

I ACCESSORY BUILDINGS I STRUCTURES I 

(E) DETACHED 4-CAR 
GARAGE & CARPORT 

(E) DETACHED 
UTILITY SHED 

BUIWING COVERAGE CALCUL\TION 

Dimensio11J 
T (CorendParch) 

U (Chimney ind Nn Tlllli!) 

V (Pool House Cormd Porch) 

J (Arbor/rrelliJ) 1'-6"r12'-6" 

X (Secondtrf Trt!/iJ - Jlud Room) 7'-0·18'-IJ" 

llainReiridem:eFintrloor(A-1) 

GmtekCuport(Q) 

Pool lfoLUe (R) 
DcluhcdUlilit1Shcd(SJ 

NEfWTAREA 

fWORAREA Ull1T 

BUILDING COYERAG£' 

R-E Zoning Ordinance Allowable F!J,/BC 

Total Lot Area - Panhandle Ertension:: 
22,003!1-J,llOOrf 

2,BOO rl + 25% (Ncl Lot Area - 7,000 sf)= 
2,800 + 25% (Z0,20.1- 7,000) 

30X of Nd Wt Arca = 30% l 2(1,203 1f 

SqumFooUge 

" "" 141 

" " 
'" '" " 

B,!Olrf 
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Exislin Plan - Im ervious Area Calculations 
blr.1/11"=1'~· 

2 
Pro osed Plan - Im ervious Area Calculations 
S.U..l/H"::t•~· 

I TOTAL LOT AREA = 22,003 sf I 

!TOTAL LOT AREA = 22,003 sf I 

/MPERYrOUS AREA SllllllARY 

Told lot Area ;;;22,00Jsf 

EXISTING CALCUIAUONS 
Eristin:l'crviousAm ! 1J,J79sf 

E:tistint fmpmious Arca I 13,IJU st 
f;:/stint % lmperrious I 63% 
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January 20, 2016 

Corinna Sandmeier, Associate Planner 
City of Menlo Park 
Community Development Department 
Planning Division 
701 Laurel Street 
Menlo Park, CA 94025 
(650) 330-6702 

RECEIVED 
JAf'i ~ ,) ZDi6 

CITY OF MENLO PARK 
BUILDING 

SUBJECT: Project Description Cover Letter (Use Pe1mit 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 of25% 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 "accessoty 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 potiion 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 easement, kitchen and living areas 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, pa1iial 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 I 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 at 1319 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 wi ll 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 fonn 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. I 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. FYI, 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 infomrntion 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, 

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, l l "xl7" (Reduced Size) 
(1) Arborist Repo1i 
(1) Copy of Neighborhood Project Proposal Package 
(2) Precedent Images of"Farmhouse Style" Homes, 8.5"xl l " 
(1) Copy of Title Report with Legal Description of Property 
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Kielty Arborist Services LLC 
Certified Arborist WE#0476A 

P.O. Box 6187 
San Mateo, CA 94403 

650-515-9783 

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 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. 

Survey: 
Tree# Species DBH CON HT/SPComments 
1 Holly 13.2 55 25/15 Good vigor, poor-fair form, codominant at 6 

(!lex 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 DBH CON 
3 Redwood 22.4 80 

(Sequoia sempervirens) 

4 Redwood 49.4 75 
(Sequoia sempervirens) 

5* Coast live oak 26est 55 
(Quercus agrifolia) 

6* Green ash 50est 50 
(Fraxinus uhdei) 

7 Beech 10.2 55 
(Fagus sylvatica) 

8 Birch 12.8 55 
(Betula pendula) 

9 Tristania 6.6 60 
(Tristaniopsis laurina) 

10* Incense cedar 20est 55 
(Calocedrus deccurans) 

11* Black walnut 20est 50 
(Juglans californica) 

12 Chinese pistache 10.2 75 
(Pistachia chinensis) 

13 Chinese pistache 9.6 55 
(Pistachia chinensis) 

14* Valley oak 
(Quercus lobata) 

40est 55 

15 

16 

Strawberry madrone 5.4 
(Arbutus marina) 

Strawberry madrone 8.5 
(Arbutus marina) 

50 

65 

(2) 

HT/SP Comments 
75/30 Good vigor, fair fonn, 6 feet from well 

holding tanks. 

75/35 Fair vigor, fair form, trunks lean north 
slightly. 

40/35 Good vigor, poor-fair fo1m, suppressed by 
#6. 

70/60 Good vigor, poor-fair form, multi leader 
with poor-fair crotches. 

20120 Good vigor, poor-fair form, codominant at 
1 foot with a poor crotch. 

45135 Good vigor, poor-fair fmm, grown as a 
clump. 

25/15 Good vigor, fair fonn, slightly suppressed. 

40130 Fair vigor, fair form, trunk leans south. 

25130 Fair vigor, poor form, codominant at 4 feet. 

30/35 Good vigor, fair form, heavy over drive. 

30125 Fair vigor, fair form, suppressed. 

45140 Good vigor, poor-fair form, topped in past. 

20/15 Fair vigor, fair form, suppressed. 

30120 Good vigor, fair form, located near drive 
entrance. 
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Tree# Species DBH CON HT/SP Comments 
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 15115 Good vigor, poor-fair fonn, 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 15115 Good vigor, fair form, heavily trimmed. 
(Laurus noblis) 

23 Grecian laurel 6.3 45 15115 Good vigor, poor form, sunscald on trunk. 
(Laurus noblis) 

24 Grecian laurel 4.9 45 15/15 Good vigor, poor fonn, 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 3.4 45 15/15 Good vigor, poor form, sunscald. 
(Laurus noblis) 

27 Grecian laurel 3.5 50 15/15 Good vigor, poor-fair form, sunscald. 
(Laurus noblis) 

28 Grecian laurel 4.6 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 drip line of heritage redwood #3. There will be no drip line 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 drip line 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. 
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Trenching for irrigation, electrical, drainage or any other reason should be hand dug when 
beneath the drip lines 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 
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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. 

3. 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. I do 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 

RECEIVED 
FEB 1 6 2016 . 

CITY OF MENLO PARK 
PLANNING 







Sandmeier, Corinna D 

From: 
Sent: 
To: 
Subject: 

Hi Corinna, 

dfb <dfb@cal-ida.com> 
Wednesday, February 17, 2016 4:50 PM 
Sandmeier, Corinna D 
For future reference 

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 I 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 
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Sandmeier, Corinna D 

From: 
Sent: 
To: 
Subject: 

Dear Ms. Sandmeier, 

The Saltzmans <thesaltzmans@comcast.net> 
Friday, November 27, 2015 11:16 AM 
Sandmeier, Corinna D; craig3000@gmail.com 
re proposed construction at 1215 Valparaiso Ave. 

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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Sandmeier, Corinna D 

From: 
Sent: 
To: 
Subject: 

Dear Planning Commission; 

Jody Buckley <jodybuckley@msn.com> 
Sunday, November 22, 2015 3:47 PM 
_Planning Commission 
Use Permit Application for 1215 Valpariaso - Neighbor comment 

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. I 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. I 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 
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Sandmeier, Corinna D 

From: 
Sent: 
To: 
Subject: 

Paul Goehner <paulgas@aol.com> 
Monday, November 23, 2015 3:43 PM 
Sandmeier, Corinna D 
Proposed improvements at 1215 Valparaiso 

I 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 I 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. I hope you will look favorably on this project. 

Paul and Terri Goehner 
1395 Corinne Lane 
Menlo Park 
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Sandmeier, Corinna D 

From: 
Sent: 
To: 
Subject: 

Corinna, 

Craig Williams <craig3000@gmail.com> 
Monday, November 23, 2015 6:39 PM 
Sandmeier, Corinna D 
Fwd: Our home project 

One of the contacts on our "outreach list" is Gabe Whelan on Garden Lane. I knew 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, 2015, 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 
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Sandmeier, Corinna D 

From: 
Sent: 
To: 
Subject: 

Susan Myers <susanmyers650@yahoo.com> 
Tuesday, November 24, 2015 1:10 PM 
Sandmeier, Corinna D 
1215 Valparaiso Avenue 

I wanted to send this email to the City of Menlo Park to let you know that I 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 I 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 recipient(s) named above. T/Jis message may also 
contain privileged client information or work product. If the reader of this message is not tile intended recipient or an agent responsible for delivering it to 
the intended 
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Sandmeier, Corinna D 

From: 
Sent: 
To: 
Subject: 

Dear Corinna, 

Leilani <lstritter@yahoo.com> 
Sunday, December 13, 2015 12:38 PM 
Sandmeier, Corinna D 
in support of plans/permits for 1215 Valparaiso Avenue 

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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Sandmeier, Corinna D 

From: 
Sent: 
To: 
Subject: 

Rogers, Thomas H 
Tuesday, January 12, 2016 8:44 AM 
Sandmeier, Corinna D 
FW: [Sent to Planning ]Support for 1215 Valparaiso Ave remodelling 

From: Ken [mailto:kensckim@qmail.com] 
Sent: Tuesday, January 12, 2016 7: 18 AM 
To: PlanningDept 
Cc: Grace Kim 
Subject: [Sent to Planning ]Support 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 
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STAFF REPORT 

Planning Commission    

Meeting Date:   2/22/2016 

Staff Report Number:  16-013-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 
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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 façade 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 
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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. 
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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 

A. Recommended Actions 

B. Location Map 

C. Data Table 

D. Project Plans 

E. Project Description Letter 

 

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 
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STAFF REPORT 

Planning Commission    

Meeting Date:   2/22/2016 

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.  
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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. 
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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 
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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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STAFF REPORT 

Planning Commission   

Meeting Date:  2/22/2016 

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.I Create Multi-Family Residential Mixed Use Design Guidelines 

H4.J Consider Surplus City Land for Housing 

H4.L 
Coordinate 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.O 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 El 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 

http://menlopark.org/DocumentCenter/View/4329
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R

R

R

R

R

323 O'Keefe St.

529 Pope St.

1475 Woodland Ave.

SDU

SDU

SDU

2161 Sharon Rd. SDU

3 4

Second Unit (SU) affordability is consistent with the Housing Element assumptions and based on a survey of San Mateo County jurisdictions.

SDU

 

0

0

346

1 2

Housing Development Information

Project Identifier

(may be APN No.,

 project name or 

address)

Unit 

Category

SDU

SDU

SDU

15 357

ANNUAL ELEMENT PROGRESS REPORT

Housing Element Implementation
(CCR Title 25 §6202 )

Jurisdiction City of Menlo Park

Reporting Period 1/1/2015 12/31/2015

Housing with Financial Assistance 

and/or 

Deed Restrictions

6 7 8

Housing without 

Financial Assistance

or Deed Restrictions

5 5a

Note below the number of units 

determined to be affordable without 

financial or deed restrictions and 

attach an explanation how the 

jurisdiction determined the units were 

affordable.   Refer to instructions.

Assistance 

Programs 

for Each 

Development

Tenure

R=Renter

O=Owner

Affordability by Household Incomes

Very Low-

Income

Low-

Income

Moderate-

Income
See Instructions

DB; BMR 

Ordinance

Above

Moderate-

Income

Total Units

per 

Project

Deed 

Restricted

UnitsEst. # Infill 

Units*

394394

See Instructions

 

 

346

74820

346

SDU R

* Note: These fields are voluntary

  (10)  Total by income Table A/A3     ►     ►     25

   (9) Total  of Moderate and Above Moderate from Table A3     ►     ►     ►     ►     ►     ►0

SDU Subtotal 8

 

0

748

8

703

746 Hermosa Way

1390 Garden Ln.

5+

 (11) Total Extremely Low-Income Units*

331 Oak Ct.

5

22 0

Table A

Annual Building Activity Report Summary - New Construction 

Very Low-, Low-, and Mixed-Income Multifamily Projects

3639 Haven Ave. (St. 

Anton)

220 Haight St.

3



page 2 of 11

-

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 A3

Activity Type
(4) The Description should adequately document how each unit complies with                     

subsection (c )(7) of Government Code Section 65583.1

0

0

0

0 0

(2) Preservation of Units At-Risk

Affordability by Household Incomes

0

Annual building Activity Report Summary for Above Moderate-Income Units

(not including those units reported on Table A)

* Note: This field is voluntary

(5) Total Units by Income 0

Extremely 

Low-

Income*

Very Low-

Income

(3) Acquisition of Units

341

0

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) 

Low-

Income

TOTAL 

UNITS

(1) Rehabilitation Activity

3

2.                   

2 - 4 Units

6.                          

Total

Table A2

00

4.                                 

Second Unit

3.                    

5+ Units

346
No. of Units Permitted for 

Above Moderate

1.                         

Single Family

02

5.                              

Mobile Homes

* Note: This field is voluntary

7.                  

Number of 

infill units*

346

Annual Building Activity Report Summary - Units Rehabilitated, Preserved and Acquired pursuant                                                                                        

to GC Section 65583.1(c)(1)

00 0
No. of Units Permitted for 

Moderate
00
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Housing Element Implementation
(CCR Title 25 §6202 )

Jurisdiction City of Menlo Park

Reporting Period 1/1/2015 12/31/2015

 

2020 2021 2022 2023
Total 

Remaining RHNA

by Income Level

208
3

22

-93

748

703

0

0

-553

109

Deed 

Restricted
143

Remaining Need for RHNA Period    ►     ►     ►     ►     ►     

15

5

Moderate

0

Income Level
Year

9

Total Units 

to Date 

(all years)Year

3

Non-deed 

restricted

Low

Deed 

Restricted

Very Low

Deed 

Restricted
Non-deed 

restricted

5

  

0

150

655

Total Units     ►     ►     ►

748

Total RHNA by COG.

Enter allocation number:
 

143
Non-deed 

restricted

Note: units serving extremely low-income households are included in the very low-income permitted units totals.

  

703

Year

8

233

Year

7

2015 2018

Year

4

RHNA 

Allocation  by 

Income Level

Regional Housing Needs Allocation Progress

Enter Calendar Year starting with the first year of 

the RHNA allocation period.  See Example.

Year

1

3

15

Year

6

Year

5

Permitted Units Issued by Affordability

Table B

2016 2019

 

Year

2

  

Above Moderate

129

22

2017
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Housing Element Implementation
(CCR Title 25 §6202 )

Jurisdiction City of Menlo Park

Reporting Period 1/1/2015 12/31/2015

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.

Status of Program Implementation

Annually This will be done annually as part of the annual Housing Element review.

Timeframe

in H.E.

Program Implementation Status

Table C

H1.E Undertake Community Outreach When 

Implementing Housing Element Programs

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. 

Materials available at the counter at City Hall and on the City's Web site.

AnnuallyH1.D Provide Information on Housing Programs 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. 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. 

Consistent with 

program timelines

Ongoing 

Ongoing 

Coordination has occurred as part of the countywide 21 Elements process, 

coordination with the Department of Housing and other jurisdictions on a 

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. 

Program Description

(By Housing Element Program Names)

Name of Program Objective

H1.A Establish City Staff Work Priorities for 

Implementing Housing Element Programs

H1.B Review the Housing Element Annually

H1.C Publicize Fair Housing Laws and Respond to 

Discrimination Complaints

Coordinate with County efforts to 

maintain and support affordable 

housing

Undertake Municipal Code 

amendment and ensure effective 

implementation of anti-discrimination 

policies and enforcement as needed

H1.F Work with the San Mateo County Department 

of Housing

H1.G Adopt an Anti-Discrimination Ordinance No activity to date.2016

Annually Annual Review for the 2014 calendar year was accepted by the City Council 

on March 24, 2015 and submitted to HCD for review.  Using forms provided 

by HCD, the 2015 Annual Review was undertaken between February and 

March 2016, and reviewed by the Housing Commission, Planning 

Commission and accepted by the City Council.                  

Establish staff priorities for 

implementing Housing Element 

Programs

Review and monitor Housing Element 

implementation; conduct public review 

with the Housing Commission, 

Planning Commission and City 

Council, and submit Annual Report to 

HCD

Obtain and distribute materials (see 

Program 1H.D)

Obtain and distribute materials at 

public locations; conduct staff training

Conduct community outreach and 

distribute materials (see Programs 

H1.C and 1H.D)
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Housing Element Implementation
(CCR Title 25 §6202 )

Jurisdiction City of Menlo Park

Reporting Period 1/1/2015 12/31/2015

Program completed in February 2014. No additional work on this program is 

needed at this time.

Ongoing 

H1.L Update Priority Procedures for Providing 

Water Service to Affordable Housing 

Developments

H1.M Lobby for Changes to State Housing Element 

Requirements

Work with other San Mateo County 

jurisdictions and lobby for 

modifications to Housing Element law 

(coordinate with Program H1.B)

Meet with State Representative and other jurisdictions and provided input 

on proposed legislation as needed. 

2016H2.A Adopt Ordinance for “At Risk” Units

2015 and 2020 

(as part of Urban 

Water 

Management Plan 

updates)

Ongoing H1.H Utilize the City’s Below Market Rate (BMR) 

Housing Fund

Protect existing affordable housing

H1.K Address Rent Conflicts Resolve rent conflicts as they arise

Assure consistency with SB375 and 

Housing Element law

H1.I Work with Non-Profits on Housing

H1.J Update the Housing Element

Maintain a working relationship with 

non-profit housing sponsors

Accumulate and distribute funds for 

housing affordable to extremely low, 

very low, low and moderate income 

households

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.

2023

Comply with Government Code 

Section 65589.7

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. 

Completed. The City Council adopted the 2015-2023 Housing Element on 

April 1, 2014, and was certified by HCD on April 16, 2014. 

No activity to date.  Staff is not aware of any rental disputes that have been 

brought to the City's attention. 

Ongoing 

Ongoing 

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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Housing Element Implementation
(CCR Title 25 §6202 )

Jurisdiction City of Menlo Park

Reporting Period 1/1/2015 12/31/2015

Protect existing rental housing as part 

of infill implementation and other 

Zoning Ordinance changes

Consider as part 

of the City’s 

General Plan 

Update (2014-

2017)

The City, in partnership with San Mateo County and BayRen, hosted a 

home energy upgrade workshop attended by 27 people in April 2015.   One 

hundred Belle Haven residents participated in a solar workshop.  The 

workshop was the result of the City, non-profits Grid Alternatives and Menlo 

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.

No activity to date.  Staff will be considering whether such changes will be 

considered as part of the General Plan Update. 

H2.B Promote Energy Efficient/Renewable 

Programs

50 or more homes and businesses 

participating in a program

Establish policy 

and programs by 

2017; 

Participation rate 

by 2022

H2.C Amend the Zoning Ordinance to Protect 

Existing Housing
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Housing Element Implementation
(CCR Title 25 §6202 )

Jurisdiction City of Menlo Park

Reporting Period 1/1/2015 12/31/2015

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. 

H3.E Investigate Possible Multi-Jurisdictional 

Emergency Shelter

Coordinate in the construction of 

homeless facility (if determined 

feasible)

Longer term 

program as the 

opportunity arises

There are no plans for a specific facility at this time. 

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.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 

Programs

Provide assistance at current Section 

8 funding levels to assist 220 

extremely low and very low-income 

households per year (assumes 

continued funding of program)

2015-2023 There are 211 households provided rental assistance in Menlo Park through 

Section 8 and other programs.  In addition, many of the tenants at the new 

60-unit affordable housing project at the VA Campus receive rental 

assistance, including project-based HUD VASH (Veterans Affairs 

Supportive Housing) from the Housing Authority of San Mateo County and 

HUD-VASH tenant based assistance.

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. 

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.
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Jurisdiction City of Menlo Park

Reporting Period 1/1/2015 12/31/2015

H3.I 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 assist in 

providing housing affordable to 

extremely low, very low, low and 

moderate income households in 

Menlo Park

Ongoing To comply with the City's BMR Ordinance for commercial and industrial 

projects, new commercial/industrial development (meeting certain criteria) 

in the City contributed $2,387,380.00 of BMR in-lieu fees to the City's BMR 

fund in 2015.  The funds will be used to help house extremely low, very low, 

low and moderate-income households (see Program H1.H).

H4.C Modify BMR Guidelines Amend the Zoning Ordinance to 

require affordable units in market rate 

developments

2015 Modification to the City's BMR Guidelines will be considered following 

completion of the Nexus Study, expected to be reviewed in 2016 (see 

Program H4.D).

H4.D Update the BMR Fee Nexus Study Update to fees consistent with the 

nexus of potential impacts on 

affordable housing need

2015 The City is currently participating in a multi-jurisdictional nexus study that 

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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(CCR Title 25 §6202 )

Jurisdiction City of Menlo Park

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 

on Housing Opportunity Sites

Identify incentives and procedures to 

facilitate development of housing 

affordable to extremely low, very low, 

low and moderate income households 

on higher density housing sites

Ongoing The City continues to work with Mid-Pen Housing to implement the City's 

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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(CCR Title 25 §6202 )

Jurisdiction City of Menlo Park

Reporting Period 1/1/2015 12/31/2015

H4.I 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 enrollment 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).  

Staff 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.O Review Transportation Impact Analysis 

Guidelines

Modify Transportation Impact Analysis 

(TIA) guidelines

Consider as part 

of the City's 

General Plan 

Update (2014-

2017)

  The focus of the General Plan Update is the Land Use and Circulation 

Elements.  In July 2015, the City adopted modifications to the TIA for certain 

projects considering changes of use within the M-2 Area, resulting in 

streamlined review for certain discretionary projects in the M-2 Area.  The M-

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 

Guidelines

Modify Parking Stall and Driveway 

Design Guidelines

2014 No activity to date. Program will be reviewed as part of the General Plan 

Update (2014-2016).                                        
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Jurisdiction City of Menlo Park

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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