
Planning Commission 

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

REGULAR MEETING AGENDA 

Date: 3/12/2018 
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 February 26, 2018, Planning Commission meeting. (Attachment) 

E2. Architectural Control/Maria Carty/23 Hallmark Circle: 
Request for architectural control for exterior modifications to an existing single-family residential 
townhouse in the RES(X) (Residential Estate Suburban, Conditional Development) zoning district. 
(Staff Report #18-021-PC) 

F. Public Hearing

F1. Use Permit/David Crouch/1049 Almanor Avenue:
Request for use permit to demolish an existing two-story, single-family residence and detached 
garage and construct a new two-story single-family residence and an attached garage on a 
substandard lot with regard to lot width in the R-1-U (Single-Family Urban) zoning district. The 
project includes a proposal to remove three heritage trees, one of which is dead. In addition, the 
Planning Commission will review the City Council recommendation to abandon the public utility 
easement (PUE) as referenced in the January 16, 2018, City Council Staff Report (#18-003-CC). 
The Planning Commission will determine whether the proposed abandonment is consistent with 
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the City’s General Plan and will forward its recommendation to the City Council. (Staff Report #18-
022-PC) Continued from the meeting of February 26, 2018 

F2. Use Permit/Keith Rocha/312 Durham Street: 
Request for a use permit to remodel and construct first- and second-story additions to an existing 
single-story single family residence that would exceed 50 percent of the replacement value of the 
existing nonconforming structure in a 12-month period. The proposal would also exceed 50 percent 
of the existing floor area and is considered equivalent to a new structure. The subject parcel is 
located on a substandard lot in the R-1-U (Single-Family Urban) zoning district  (Staff Report #18-
023-PC) 

G. Regular Business 

G1. Architectural Control/Charlie Troglio/840 Menlo Avenue: 
Request for architectural control to construct a new, three-story mixed-use building on a vacant lot 
in the SP-ECR/D (El Camino Real/Downtown Specific Plan) zoning district. The building would 
consist of parking and lobby entrances on the ground floor, non-medical office on the second floor, 
and three dwelling units (with terraces) on the third floor. (Staff Report #18-024-PC) 

H. Study Session 

H1. Study Session/Sagar Patel/1704 El Camino Real: Request for a study session for the public benefit 
bonus proposal associated with the architectural control and variance request to construct a new 
70-room hotel consisting of three stories and an underground parking level in the SP-ECR/D (El 
Camino Real/Downtown Specific Plan) zoning district. The proposed development would be at the 
Public Benefit Bonus level, which would exceed the Base level floor area ratio (FAR) on the subject 
site. The public benefit bonus proposal includes the contribution of Transient Occupancy Tax 
(TOT) revenues to the City on an on-going basis. No actions will take place at this meeting, but the 
study session will provide an opportunity for the Planning Commission and the public to become 
more familiar with the proposal and to provide initial feedback on the applicability of the Public 
Benefit Bonus and on the proposed design (Staff Report #18-025-PC) 

I. Informational Items 

I1. 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 26, 2018 
• Regular Meeting: April 9, 2018 
• Regular Meeting: April 23, 2018 

 
J. 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: 03/7/18) 
 
At every Regular Meeting of the Commission, in addition to the Public Comment period where the public shall have the 



Agenda Page 3 

 

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

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 
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:   2/26/2018 
Time:  7:00 p.m. 
City Council Chambers 
701 Laurel St., Menlo Park, CA 94025 

 

A. Call To Order 
  
 Chair Drew Combs called the meeting to order at 7:00 p.m. 
 
B. Roll Call 

 
Present: Andrew Barnes, Drew Combs (Chair), Larry Kahle (Vice Chair), John Onken, Henry 
Riggs, Katherine Strehl 
 
Absent: Susan Goodhue 
 
Staff: Deanna Chow, Principal Planner; Kaitie Meador, Associate Planner; Michele Morris, 
Assistant Planner; Kyle Perata, Senior Planner 
 
Chair Combs said item F1, Use Permit/David Crouch/1049 Almanor Avenue, was continued to a 
future meeting.  

Chair Combs said he would be recused for item H1 study session for Facebook, and that part of 
the meeting would be chaired by Vice Chair Larry Kahle.  

C. Reports and Announcements 
 
Principal Planner Deanna Chow said the City Council at its March 13, 2018 meeting would 
consider the Facebook East Campus development agreement revision and conditional 
development permit revision that the Planning Commission reviewed at its February 5, 2018 
meeting. She said at the same meeting, the Council would consider the Below Market Rate 
Housing (BMR) ordinance and guidelines revisions that were reviewed by the Planning 
Commission at its February 5 meeting. She said the City Council on March 13 would also have a 
policy discussion on the community amenities affordable housing requirement that was adopted as 
part of ConnectMenlo. 
 
Replying to Commissioner Katherine Strehl, Principal Planner Chow said that if the policy 
discussion on the community amenities affordable housing requirement led to any proposed 
revisions in the future that the revised matter would have Planning Commission review. She said 
item F1 was continued to notice more fully regarding the abandonment of a public utility easement.  
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D.  Public Comment 
 
There was none. 
 

E. Consent Calendar 

E1. Approval of minutes from the February 5, 2018, Planning Commission meeting. (Attachment) 

ACTION: Motion and second (Kahle/Strehl) to approve the consent calendar; passes 6-0 with 
Commissioner Goodhue absent. 

 
F. Public Hearing 
 
F1. Use Permit/David Crouch/1049 Almanor Avenue: 

Request for use permit to demolish an existing two-story, single-family residence and detached 
garage and construct a new two-story single-family residence and an attached garage on a 
substandard lot with regard to lot width in the R-1-U (Single-Family Urban) zoning district. As part 
of the proposed project, three heritage trees would be removed. (Staff Report #18-017-PC) 

  
 Item continued to a future meeting.  
  
G. Regular Business 
 
G1. Architectural Control and Below Market Rate Housing Agreement/Derek Hunter, Jr./ 

1540 El Camino Real: 
Architectural control for the demolition of an existing commercial building and the construction of a 
new two-story non-medical office building and a three-story residential building with 27 residential 
units with a two level underground parking garage serving both buildings in the SP-ECR/D (El 
Camino Real Downtown/Specific Plan) zoning district. The proposal includes a Below Market Rate 
(BMR) housing agreement for compliance with the City’s BMR program. As part of the proposed 
project, eight heritage trees would be removed. (Staff Report #18-018-PC) 

  
 Staff Comment: Associate Planner Kaitie Meador said the applicant was proposing a materials 

change to the office building, and that the material on the top of the material sample board at the 
dais was the proposed material. 

  
 Questions of Staff: Commissioner Strehl said she thought this project would have benefited from a 

study session discussion noting that all projects thus far within the Specific Plan area had come as 
study sessions first. 

 
 Applicant Presentation: Deke Hunter said he was a Menlo Park native and had presented a 

number of projects to the Planning Commission over the years, including most recently the former 
Roger Reynolds site development on Encinal Avenue. He said this project had been under 
application process for 20 months. He said the proposed office was about 40,000 square feet and 
there would be 27 apartment units. He said they took advantage of an easement on the west side 
and arranged the driveway to access the garage similarly. He said they did not ask for bonus 
density. He said they had two community meetings with neighbors to the subject property and 
those had been positive. He said they were providing 15% BMR housing on the residential 
combined with the BMR requirement of the commercial project, which equated to about 18.5% 

https://www.menlopark.org/DocumentCenter/View/16800
https://www.menlopark.org/DocumentCenter/View/16796
https://www.menlopark.org/DocumentCenter/View/16797
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BMR. He said they had unanimous consent from the Housing Commission for their project except 
for one abstention. He said the terracotta they originally intended to use came to seem too orange 
and they were now proposing a more muted tonality as shown on the sample materials board for 
the office use. 

 
 Commissioner Henry Riggs said he was hoping for a gray terracotta and the sample provided was 

a sand-colored, precast concrete. Mr. Hunter said it was a true terracotta tile and had a gray 
sandstone appearance. He said he could get a larger sample to staff if desired. 

 
 Commissioner Strehl asked the approximate number of employees for the office space use. Mr. 

Hunter said if there were four employees per 1,000 square feet that roughly 160 to 180 employees 
might be expected. Commissioner Strehl asked about a transportation demand management 
(TDM) program. Mr. Hunter said the commercial would be parked about 4 spaces per 1,000 square 
feet. He said they were proposing a TDM for the residential project as it would share some 
overflow parking after hours. Associate Planner Meador said there was a preliminary TDM memo 
as a condition of approval. Commissioner Strehl confirmed with Ms. Meador that the TDM would 
not return to the Planning Commission for consideration. 

 
 Commissioner Andrew Barnes referred to Attachment C, the data table, showing the proposed 

project side left setback of 40-feet where zoning designated the side setback at a minimum 10-feet 
and maximum 20-feet. He asked if the setback was measured from the modified access 
agreement. Associate Planner Meador said the setback on that side was measured from the 
easement. 

 
 Commissioner Barnes asked the applicant did not seek the bonus level density. Mr. Hunter said 

they began their proposal at bonus level but after a year they felt some uncertainty about doing so 
they decided to not pursue bonus density. He said at that time cities up and down the peninsula 
were struggling to set BMR guidelines. He said with the absence of BMR guidelines they thought 
they could pursue BMR percentages as a way to qualify for bonus density. He said the property 
owners were at a decision point of keeping the building as it was and leasing it, or to redevelop it. 
He said they ultimately decided to pursue development at the base level. Commissioner Barnes 
asked if the concern was the question of the BMR units or what would constitute public benefit for 
the bonus density level. Mr. Hunter said it was the latter and their concern was they might miss the 
window to develop the property and opted for the more conservative project application. 

 
 Commissioner Barnes read from the staff report stated: However, there is not a pedestrian path 

allowing office employees/visitors to access San Antonio Street without walking in the vehicular 
driveway. The Planning Commission may wish to consider a condition requiring the connection of 
the walkways on the west sides of the buildings to create a full pedestrian path through the site. He 
asked the applicant to address. Mr. Hunter said the 40-foot easement was between the properties 
owned by Beltramo family individuals. He said they thought that sidewalk would provide more than 
enough access to San Antonio Street and the train station. 

 
 Commissioner John Onken asked about the sun shading noting it was shown on the upper floor of 

the El Camino Real south west side but he did not see any for the southeast side nor for any of the 
lower levels of the project. Mr. Hunter said the sun shading was 75% articulation and 25% to reach 
Title 24 standards. He asked another team member to address. 

 
 Ted Korth, KSH Architects, said the elements were for sun shading and to add detail to the 
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buildings. He said even clear glass now performed really well without sun shades attached to it. He 
said they added sun shades along El Camino Real, to the sides and center, to add detail and 
character to the building. 

 
 Commissioner Kahle said the mechanical screen was set fairly far back yet seemed rather tall. Mr. 

Korth said the screening was set 10-feet six-inches higher than the building for the HVAC 
equipment, elevator overrun and the staircase. 

 
 Commissioner Kahle said the residential windows were vinyl clad and he assumed the office 

windows were aluminum storefront. Mr. Hunter said that was correct. Commissioner Kahle said the 
coping and some of the aluminum on the residential were painted and asked whether those would 
match the storefront system. He said he was concerned with the painted application rather than 
something more permanent. Mr. Hunter said the painted application was easy to upgrade over time 
and was used on the townhouses next door they had built. Commissioner Kahle asked why the 
terra cotta finish was only in the front and back and did not wrap around the sides. Mr. Hunter said 
they thought it would make the building feel too heavy. He said it was a special material and they 
wanted it to stand out. Commissioner Kahle asked if they had decided on the lighter gray color or 
were looking for feedback. Mr. Hunter said he would like feedback and preferred the more 
conservative color than the orange he originally proposed. 

 
 Commissioner Kahle said an area in the basement was shown as additional parking space if 

needed to meet minimum parking requirements. Associate Planner Meador said planning and 
building staff reviewed, and the purpose of it was to accommodate potential structural changes 
with the development of structural drawings as that might shift parking spaces slightly. She said it 
would not in any case reduce the overall parking supply. Commissioner Kahle confirmed with the 
applicant that the solar panels shown were representation only and not a specified amount. 

 
 Chair Combs opened the public hearing. 
 
 Public Comment: 
 

• Michael Behr, Menlo Park, said the redwood tree located at the western corner of the property 
was a very distinctive landmark, and his concern was it might be removed. He said he had 
general concerns about too many heritage trees being removed and replaced with small trees.  

 
 Chair Combs closed the public hearing. 
 

Commission Comment: Commissioner Riggs said the proposed material change was the color but 
the rendering indicated the finish would be variegated. He said the material sample provided did 
not seem the type to have variegation. Mr. Korth said the company that produced the material had 
a palette within that color range of three to four varieties of color tones very close to one another. 
He said the slight variegation shown in the rendering was the intention. He said it was a clay 
product, terracotta, with a glazed finish. He said that finish had a slight variety from piece to piece 
giving it an interesting character. Commissioner Riggs said the sample they were given had an 
aggregate. Mr. Korth said the sample was from the Boston Valley Terracotta company and he 
agreed that from the side it did not look like terracotta. He said they could provide larger samples 
of the material. Commissioner Riggs confirmed with the architect that there were three to four 
tones included in the product choice. Mr. Korth said that the material was not pre-cast. 
Commissioner Riggs said a series of plan drawings starting with C-A8.1 showed stucco with a 
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variation as though it might be integral color or even Venetian but the sample provided was 
standard painted, sand finished stucco. Mr. Korth said they had not really selected whether it would 
be color integral stucco or painted stucco but the color would be compatible with the terracotta. He 
said the stucco was not intended to have the same variegation as the terracotta tile but would have 
a more consistent finish on the two side walls. 
 
Commissioner Riggs noted a similarity with the project office design and others in the Specific Plan 
area seen by the Commission recently. He said that the Specific Plan would be reviewed and was 
curious whether the Plan design guidelines were driving this design similarity. Mr. Korth said the 
Specific Plan offered a range of design objectives that could be pursued and they did not feel they 
were trying to match descriptions in the Plan. 
 
Commissioner Riggs asked about the mechanical screening on the ground level shown on sheet 
L7. Mr. Hunter said the screening was for the transformer. He said regarding the Plan that once an 
architectural style was selected there was some rigidity in the Plan creating a right or a wrong. He 
said that might be why the Commission was seeing some of those forms. He said the Specific Plan 
was good for property owners and developers but guidelines could become too strict. 
 
Chair Combs asked about the redwood tree. Associate Planner Meador said the redwood tree at 
the corner of El Camino Real and the subject property would be removed with the arborist’s report 
indicating that it was near or within the footprint of the proposed underground garage.  
 
Commissioner Strehl confirmed with the applicant that the residential units would be rental, the 
subdivision would create three parcels with one parcel associated each with the office building, the 
residential building, and the underground garage, and that the office and residential uses would 
share the underground parking. 
 
Commissioner Riggs asked the applicant to speak to the context of San Antonio Road partnering 
with the proposed project. Mr. Hunter said the north side of San Antonio Road was predominately 
stacked flats similar to the project proposal as well as to the nearby project they had completed 
along Encinal Avenue. He said to the east was townhouse product. He said as their project moved 
toward those townhomes their units were less affordable. Commissioner Riggs asked if their 
proposal matched the architectural character of the townhomes across the street. Mr. Hunter said 
the townhome product across the street was over 50 years old and built at different times with 
different owners. He said there was a range of architecture and the property owners they met with 
living across the street were very enthusiastic with what their project would do. 
 
Commissioner Kahle said the project was approvable and attractive. He said he also wondered 
about the H-shape design of recent projects in the Plan area recently seen by the Planning 
Commission as noted by Commissioner Riggs. He thanked staff for details such as the location of 
the transformer station and backflow prevention devices. He said staff had a question about 
whether the Planning Commission wanted to underground the transformer. He said he did not see 
the need for that as the transformer was screened. He said however the metal accent fence could 
have its pickets located closer to one another. He said he was a big fan of the original terra cotta 
and while he understood the concern about its orange-ness, he thought it would fit better with the 
street as he thought the grayer color would mute out and make a very handsome building boring 
looking. He said he was not a big fan of the future parking notation. He said for another project the 
applicant wanted the flexibility to add another foot to the building which the Commission denied. He 
said he did not think they wanted to make it a policy of approving projects with flexibility. He said 
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what they were requesting here made sense. He said the mechanical screening height worked on 
this project as it was set far back from the building edges but on another project the extra 10 feet in 
height might be overwhelming. He said the residential component was attractive if a little boxy 
looking. He said the materials were great but suggested that just one too many were being used. 
He said if anything could be changed he would recommend getting rid of the wood material noting 
there were several tones of it. He suggested losing the one that was supposed to look like wood. 
He said there was vertical siding material was really dark, which he felt was overwhelming. 
 
Commissioner Onken noted the neighboring office building’s terracotta and thought that the 
original color for this project would work and would be calmed by the neighboring project’s color. 
He said gray commercial buildings or muted colored office buildings seemed to lack vitality. 
 
Chair Combs said he appreciated why the bonus level density had not been sought. He suggested 
being mindful that even the base level of the Specific Plan was up-zoned from what it had been 
and to keep that in mind as they saw projects within the Specific Plan area. He said the project was 
finely designed and conceived. He said he would have preferred the project to have come first as a 
study session. He said his concern with this agenda was that it tasked the public and Commission 
with a lot of information to review for this project and other agenda items in a short period of time.  
 
Commissioner Barnes said he liked the architectural style, the materials selection, and how the 
office building was stepped down toward the residential building. He recalled that the Commission 
had seen four successive projects in the Specific Plan area that had chosen not to pursue bonus 
level density. He said he would like to have that looked at during the Specific Plan review and 
whether that was a function of uncertainty or whether so much was given at the base level there 
was no incentive to go for bonus level. 
 
Commissioner Riggs said overall it was an attractive project and supportable. He said he had 
some suggestions as they moved forward with their design: 1) make the stairs going to the garage 
as attractive as possible, which was predominately done through color choices and floor finish; 2) 
consider using variegated integral stucco; and 3) confirm terracotta tile has the variation shown in 
the rendering. He agreed with Commissioners Kahle and Onken that the classic terracotta color 
was more attractive and the City did not need another sand colored building. He moved to approve 
the project with confirmation that the terracotta would be as close to the classic color with the 
variation as rendered. 
 
Commissioner Strehl said she would second the motion. She said a TDM program should be part 
of the final approval of the project. Associate Planner Meador said that was a condition of approval 
and noted the Mitigation and Monitoring Reporting Program (MMRP) document indicating the TDM 
was required. She said the condition of approval referenced the MMRP.  
 
Commissioner Barnes asked if the TDM would be prescriptive as stipulated in the conditions of 
approval. Associate Planner Meador said that the TDM to be implemented had different credits that 
would reduce their total trip demand and Transportation Division staff would review that to 
determine if enough credits were being provided to reduce daily trips. She said that was addressed 
on page M14 of the staff report. Commissioner Barnes said under the Specific Plan review he 
suggested looking at the TSP / TDM measure to be uniform across the City. 
 
ACTION: Motion and second (Riggs/Strehl) to approve the architectural control and BMR 
agreement as recommended in the staff report with confirmation that the proposed terracotta would 
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be as close to the classic color with the variation as rendered; passes 6-0 with Commissioner 
Goodhue absent. 
  
1. Make findings with regard to the California Environmental Quality Act (CEQA) that the proposal 

is within the scope of the project covered by the El Camino Real/Downtown Specific Plan 
Program EIR, which was certified on June 5, 2012. Specifically, make findings that: 
 
a. A checklist has been prepared detailing that no new effects could occur and no new 

mitigation measures would be required (Attachment L). 
 

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

 
c. Upon completion of project improvements, the Specific Plan Maximum Allowable 

Development will be adjusted by 27 residential units and 17,223 square feet of non-
residential uses, accounting for the project's net share of the Plan's overall projected 
development and associated impacts. 

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

architectural control approval: 
 
a. The general appearance of the structure is in keeping with the character of the 

neighborhood. 
 

b. The development will not be detrimental to the harmonious and orderly growth of the City. 
 

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

 
d. The development provides adequate parking as required in all applicable City Ordinances 

and has made adequate provisions for access to such parking. 
 

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

 
3. Approve the Below Market Rate Housing Agreement (Attachment J) in accordance with the 

City’s Below Market Rate Housing Program, subject to final review and approval by the City 
Attorney. 

 
4. Approve the architectural control and BMR agreement subject to the following standard 

conditions: 
 
a. Development of the project shall be substantially in conformance with the plans prepared by 

KSH Architects and KTGY Architecture, consisting of 91 plan sheets, dated received on 
January 22, 2018, approved by the Planning Commission on February 26, 2018, except as 
modified by the conditions contained herein, subject to review and approval of the Planning 
Division. 
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b. Prior to building permit issuance, the applicant shall comply with all requirements of the 
Building Division, Engineering Division, and Transportation Division that are directly 
applicable to the project. 

 
c. Prior to building permit issuance, the applicant shall comply with all West Bay Sanitary 

District, Menlo Park Fire Protection District, California Water Company and utility 
companies' regulations that are directly applicable to the project. 

 
d. Prior to building permit issuance, the Applicant shall submit a finalized version of the 

Stormwater Control Plan, which shall provide stormwater treatment for the entire project 
site pursuant to the latest regulations specified in the San Mateo County C.3 Technical 
Guidance Manual. The Stormwater Control Plan shall include a written report identify 
existing and proposed project conditions, and all applicable source controls, and mitigation 
measures (i.e. bioretention areas, flow through planters, etc.) implemented to meet NPDES 
compliance.  

 
e. Prior to building permit issuance, the applicant shall submit a plan for: 1) construction safety 

fences around the periphery of the construction area, 2) dust control, 3) air pollution control, 
4) erosion and sedimentation control, and 5) tree protection fencing. The plans shall be 
subject to review and approval by the Building, Engineering, and Planning Divisions prior to 
issuance of a building permit. The fences and erosion and sedimentation control measures 
shall be installed according to the approved plan prior to commencing construction. 

 
f. Prior to building permit issuance, the Applicant shall submit plans for construction parking 

management, construction staging, material storage, and Traffic Control Plans to be 
reviewed and approved by the City. The Applicant shall secure adequate parking for any 
and all construction trades, until the parking podium is available to facilitate such parking 
demands. The plans must delineate construction phasing and anticipated method of traffic 
handling for each phase. The existing parking spaces at all adjoining properties and 
businesses must be maintained to pre-project conditions during the course of construction. 
The Applicant shall provide an equivalent number of temporary parking spaces to ensure 
that overflow parking does not hinder surrounding businesses and establishments. 

 
g. Prior to building permit issuance, the Applicant shall submit a draft “Stormwater Treatment 

Measures Operations and Maintenance (O&M) Agreement” with the City subject to review 
and approval by the Engineering Division. The property owner will be responsible for the 
operation and maintenance of stormwater treatment measures for the project. The 
agreement shall be recorded and documentation shall be provided to the City prior to final 
occupancy. 

 
h. Prior to building permit issuance, the applicant shall submit a Grading and Drainage Plan 

for review and approval by the Engineering Division. Post-construction runoff into the 
storm drain shall not exceed pre-construction runoff levels. A Hydrology Report will be 
required to the satisfaction of the Engineering Division. Slopes for the first 10 feet 
perpendicular to the structure must be 5% minimum for pervious surfaces and 2% 
minimum for impervious surfaces, including roadways and parking areas, as required by 
CBC §1804.3. Discharges from the garage ramp and underground parking areas are not 
allowed into the storm drain system.  Discharge must be treated with an oil/water 
separator and must connect to the sanitary sewer system. This will require a permit from 
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West Bay Sanitary District. 
 

i. Prior to building permit issuance, the Applicant shall submit all necessary improvement 
plans and documents required by Caltrans for work associated with projects under Caltrans’ 
jurisdiction. The plans shall be subject to review and approval of the Public Works 
Department prior to submittal to Caltrans. 

 
j. Prior to building permit issuance, the Applicant shall submit complete off-site civil 

engineering plans detailing the full scope of frontage improvements, along the property 
frontage at El Camino Real and San Antonio Road, to the satisfaction of the City’s Public 
Works Department. The defined scope shall include, but is not limited to, new sidewalk, 
curb, gutter, street lighting, street trees, landscaping, pavement restoration, and utility 
upgrades (water, storm, sewer connections) to facilitate the project. Furthermore, the plans 
shall include upgrading the existing 15” off-site storm connection along San Antonio Road 
to 24” pursuant to the City’s Storm Drainage Study (dated May 6, 2003). 

 
All frontage improvements must be designed and installed in accordance with the latest 
Menlo Park El Camino Real/Downtown Specific Plan, City Standard Details, and to the 
satisfaction of the Public Works Department.  The Applicant shall obtain an Encroachment 
Permit, from the appropriate reviewing jurisdiction, prior to commencing any work within the 
public right of way or easement. 

 
k. Prior to building permit issuance, the Applicant shall submit joint trench drawings showing 

all applicable on-site lateral connections to overhead electric, fiber optic, and 
communication lines as undergrounded. The joint trench drawings shall be subject to 
review and approval of the Engineering Division. 

 
l. During the design phase of the construction drawings, all potential utility conflicts shall be 

potholed with actual depths and recorded on the improvement plans, submitted for 
Engineering Division review and approval. 

 
m. Prior to building permit issuance, the Applicant shall submit all applicable engineering plans 

for Engineering Division review and approval. The plans shall include, but is not limited to: 
 

i. Existing Topography (NAVD 88’)  
ii. Demolition Plan 
iii. Site Plan (including easement dedications) 
iv. Construction Parking Plan  
v. Grading and Drainage Plan 
vi. Stormwater Control Plan 
vii. Utility Plan 
viii. Erosion Control Plan  
ix. Planting and Irrigation Plan 
x. Off-site Improvement Plan (including Tie-Backs design) 
xi. Construction Details 
xii. Joint Trench Plan (if applicable) 
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The Applicant shall agree to furnish any additional engineering services or plans as 
required by the Engineering Division not mentioned herein. Additional information is 
provided in the comments below.  

 
n. Prior to building permit issuance, the applicant shall submit a plan for any new utility 

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

 
o. If construction is not complete by the start of the wet season (October 1 through April 30), 

the applicant shall implement a winterization program to minimize the potential for erosion 
and sedimentation. As appropriate to the site and status of construction, winterization 
requirements shall include inspecting/maintaining/cleaning all soil erosion and 
sedimentation controls prior to, during, and immediately after each storm event; stabilizing 
disturbed soils through temporary or permanent seeding, mulching, matting, tarping or other 
physical means; rocking unpaved vehicle access to limit dispersion of much onto public 
right-of-way; and covering/tarping stored construction materials, fuels, and other chemicals. 
Plans to include proposed measures to prevent erosion and polluted runoff from all site 
conditions shall be submitted for review and approval of the Engineering Division prior to 
beginning construction. 

 
p. The Applicant shall retain a civil engineer to prepare "as-built" or "record" drawings of public 

improvements, and the drawings shall be submitted in AutoCAD and Adobe PDF formats to 
the Engineering Division, prior to Final Occupancy of the last building.  

 
q. Street trees and heritage trees in the vicinity of the construction project shall be protected 

pursuant to the Heritage Tree Ordinance and the recommendations of the arborist report 
prepared by Arborwell, dated October 13, 2017. Applicant shall submit a tree preservation 
plan, detailing the location of and methods for all tree protection measures as part of a 
complete building permit application and is subject to review and approval by the City prior 
to building permit issuance.  

 
r. Prior to building permit issuance, the applicant shall pay all Public Works fees. Refer to City 

of Menlo Park Master Fee Schedule. 
 

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

 
t. Simultaneous with the submittal of a complete building permit application, a design-level 

geotechnical investigation report shall be submitted to the Building Division for review and 
confirmation that the proposed development fully complies with the California Building 
Code. The report shall determine the project site’s surface geotechnical conditions and 
address potential seismic hazards. The report shall identify building techniques appropriate 
to minimize seismic damage. 
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u. Prior to building permit issuance, the Applicant shall submit a Geotechnical Report detailing 
on- and off-site soils conditions in preparation for the proposed tie-backs, subject to review 
and approval of the Building and Engineering Divisions. 

 
v. Prior to building permit issuance, the Applicant shall design and submit all required 

engineering plans demonstrating that the proposed shoring tie-back / soil nails system does 
not adversely affect any existing or future utilities and/or any other City infrastructure, to the 
satisfaction of the Engineering Division. I-beams and appurtenances associated with the 
shoring plan, other than tie-back cables/soil nails, cannot be placed in the right-of-way 
(ROW).  

 
w. Prior to issuance of the building permit, the Applicant shall install reference 

elevation/benchmarks to monitor ground movement in the vicinity of the shoring system at 
the current centerline of San Antonio Street adjacent to the property before, during and 
after excavations. The benchmarks shall be surveyed by a licensed surveyor and tied to an 
existing city monument or benchmark. The benchmarks shall be monitored for horizontal 
and vertical displacement of San Antonio Road improvements. All Tie-Back systems shall 
comply with the City’s Tie-Back Guidelines.  

 
x. Prior to final occupancy, the Applicant shall complete, notarize, and submit a Tie-Back 

Agreement with the City and pay the associated fees for the tie-backs encroaching and 
remaining into the right of way at San Antonio Road. This Agreement shall be subject to 
Engineering Division and City Attorney review and approval and must be recorded with the 
County of San Mateo.  

 
y. A complete building permit application will be required for any remediation work that 

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

z. Prior to building permit issuance, all public right-of-way improvements, including frontage 
improvements and the dedication of easements and public right-of-way, shall be completed 
to the satisfaction of the Engineering Division and recorded with the County of San Mateo 
prior to building permit final inspection.  

 
aa. Simultaneous with the submittal of a complete building permit, the Applicant shall file a 

Notice of Intent (NOI) with the State Water Resources Control Board under the 
Construction Activities Storm Water General Permit (General Permit). The NOI indicates 
the Applicant’s intent to comply with the San Mateo Countywide Stormwater Pollution 
Prevention Program, including a Storm Pollution Prevention Plan (SWPPP). The Applicant 
shall hire a state licensed Qualified Stormwater Developer (QSD) to prepare the NOI and 
SWPPP for the proposed grading and submit a finalized version of the documents to the 
Engineering Division. 

 
bb. Prior to final inspection, the Applicant shall submit a landscape audit report to the Public 

Works Department. 
 

cc. All Agreements shall run with the land and shall be recorded with the San Mateo County 
Recorder’s Office prior to final occupancy.  
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5. Approve the architectural control and BMR agreement subject to the following project-specific 

conditions: 
 
a. The applicant shall address all Mitigation Monitoring and Reporting Program (MMRP) 

requirements as specified in the MMRP (Attachment M). Failure to meet these 
requirements may result in delays to the building permit issuance, stop work orders during 
construction, and/or fines. 
 

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

c. Simultaneous with the submittal of a complete building permit application, the applicant 
shall submit a full shoring plan subject to review and approval of the Planning and Building 
Divisions. 

 
d. Prior to issuance of each building permit, the applicant shall pay the applicable Building 

Construction Street Impact Fee in effect at the time of payment to the satisfaction of the 
Public Works Director. The current fee is calculated by multiplying the valuation of the 
construction by 0.0058. 

 
e. Any nonstandard improvements within public right-of-way shall be maintained in perpetuity 

by the owner. Owner shall execute an Agreement to maintain non-standard sidewalks and 
planting strips if any. Agreement shall be subject to review and approval of the Engineering 
Division and City Attorney and shall be recorded prior to final occupancy of the last building. 

 
f. Prior to issuance of building permit, the applicant shall submit the El Camino 

Real/Downtown Specific Plan Preparation Fee, which is established at $1.13/square foot for 
all net new development. For the subject proposal, the fee is estimated at $58,980.35 
($1.13 x 52,195 net new square feet). 

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

shall submit information on the spandrel windows type and color subject to review and 
approval of the Planning Division. 

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

shall provide additional information on the terra cotta and metal sunshades to clarify their 
visual, dimensional, and performance characteristics subject to review and approval of the 
Planning Division. 
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i. Prior to issuance of building permit, the applicant shall submit all relevant transportation 
impact fees (TIF), subject to review and approval of the Transportation Division. Such fees 
include: 

i. The TIF is estimated to be $136,573.2. The fee was calculated as follows: ($4.80/s.f. x 
17,223 s.f. office) + ($1,996.40/unit x 27 multi-family units). Please note this fee is 
updated annually on July 1st based on the Engineering News Record Bay Area 
Construction Cost Index. Fees are due before a building permit is issued. 

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

applicant shall demonstrate that the terra-cotta material on the office building is a 
color similar to the color indicated on the approved plan sets and that there will be 
variation in the color, subject to the review and approval by the Planning Division. 

 
G2. Housing Element Annual Report/City of Menlo Park: 

Opportunity to consider and provide comments and/or a recommendation to the City Council on 
the 2017 Annual Report on the status and implementation of the City’s Housing Element (2015-
2023). (Staff Report #18-019-PC) 

Staff Comment: Principal Planner Chow said the Housing Element Annual Report was due to the 
state Housing and Community Development Department by April 1 each year for the preceding 
calendar year. She said the report documents the City’s progress in meeting its Regional Housing 
Needs Allocation (RHNA) numbers and looked at housing production, which was determined by 
building permit issuance, and also at how the City was meeting its housing program needs as 
identified in the Housing Element. She said although the number of secondary dwelling units was 
not a large number it was nearly double what had occurred in past years, which staff attributed to 
changes in the requirements either initiated by the City or by state law. She said the Council 
committed up to $6.7 million dollars of BMR funds to Mid-Pen for redevelopment of their affordable 
housing project at 1300 Willow Road. She said approved housing projects from 2016 to 2017 
without building permit issuance as of yet were anticipated to add 425 new residential units. 

Questions of Staff: Commissioner Onken said Table B was basically a score of where the City was 
in meeting its RHNA numbers, and whether the intention in the reporting was for the City to fulfill 
the total count. Principal Planner Chow said this was a progress monitoring report. She said there 
had been legislative changes that would change the reporting format for 2018.  

Replying to Commissioner Barnes, Principal Planner Chow said purchase BMR units tended to be 
in the moderate income level. She said rental BMR units tended to be in the lower income level. 
She said if a project within the ConnectMenlo area proposed to do a bonus level project currently, 
it would need to meet the City’s BMR requirement and above that the affordable housing amenity 
that was added specifically for the RMU district. She said the income categories as shown on page 
8 would be broken down by very low, low and moderate income. Commissioner Barnes said 
potentially those requirements could be discussed for inclusion in the Specific Plan area. He asked 
about the Home for All Action Plan. Principal Planner Chow said that was an outcome of the 
Housing / Jobs Task Force with representatives from 20 jurisdictions plus the county. She said the 
website provided a toolbox for different housing strategies. Commissioner Barnes asked what the 
City’s housing preservation measures were. Principal Planner Chow said as an example if a 
property owner had an existing residential development but it was zoned commercial that the 

https://www.menlopark.org/DocumentCenter/View/16798
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zoning might be changed to reflect existing use to preserve residential use. She said currently the 
City did not have any such at-risk residential units. She said the previous year the City had an at-
risk unit and the City purchased it because if there was no qualified buyer within a certain amount 
of time the property would have come off the BMR list. She said the City then found a qualified 
buyer.  

Commissioner Kahle noted the 425 units in the pipeline that were mentioned. He asked if that 
implied a large jump in units for the next year reporting. Principal Planner Chow said that was 
correct, noting the projects at 500 and 1300 El Camino Real. She said those were the two largest 
projects approved last year, but until entitled by Building, those projects did not count toward the 
City’s housing production.  

Commissioner Riggs said that one of the obstacles observed eight to ten years prior for secondary 
dwelling units (SDU) was the cost. He said that at some point the state limited what costs a city 
could impose. He asked if staff had an estimate of what the City’s fees were on the average for a 
SDU application. Principal Planner Chow said she did not have that number with her tonight.  
Commissioner Riggs said the fees tended to discourage the development of SDUs for people who 
bought their homes at a certain economic level.  

Chair Combs opened the public comment period. 
 
Public Comment: 
 
• Pamela Jones, Belle Haven, said the report indicated that the Mid-Pen affordable housing 

project at 1300 Willow Road had been updated to 141 affordable residential units. She said 
later in the report it was indicated that was approved, which she questioned as the community 
was adamantly opposed to that much density in their community. She said she recalled Mid-
Pen went back and made adjustments, which were presented to the City Council. She said she 
did not recall when that occurred. She said if she was correct she hoped the report would be 
corrected before it went to the City Council. She said she hoped the City addressed fees as 
those made it almost impossible to do even small projects.  

 
Chair Combs closed the public comment period.  
 
Commission Comment: Commissioner Strehl asked what the number of residential units were 
expected with the Mid-Pen project. Principal Planner Chow said she believed it was 141 units 
noting a formal application had not yet been made. She said the 1300 Willow Road site was 
identified as an opportunity site in the Housing Element, zoned R-4-S with an affordable housing 
overlay, and was a by-right site. She said the Planning Commission would see the project as a 
study session for conformance with the R-4-S zoning standards, for which notification would be 
made for a 300-foot radius of the project site, and then the project would go to the Community 
Development Director for review and approval.  
 
Commissioner Barnes asked about the anti-residential displacement policy elements coming from 
the Housing Commission and how that would be refined and show up as product. Principal Planner 
Chow said study sessions with the City Council and Housing Commission had prioritized those as 
part of the Housing Commission’s two-year work plan.  
 
ACTION: Motion and second (Barnes/Kahle) to recommend the City Council accept the 2017 
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Housing Element Annual Report; passes 6-0 with Commissioner Goodhue absent. 
 
Chair Combs said he needed to recuse himself and noted that Commissioner Kahle would chair 
the rest of the meeting. 
 

H. Study Session 

H1. Conditional Development Permit, Development Agreement, Zoning Map Amendment, General 
Plan Amendment, Lot Reconfiguration, Heritage Tree Removal Permits, Below Market Rate 
Housing Agreement, and Environmental Review/Peninsula Innovation Partners, LLC/1350-1390 
Willow Road, 925-1098 Hamilton Avenue, and 1005-1275 Hamilton Court: 
Request for a study session for a proposal to comprehensively redevelop an approximately 59-
acre former industrial, research and development (R&D), and warehousing campus with 1,500 
housing units, approximately 126,000 square feet of retail uses, approximately 1,750,000 square 
feet of offices, a limited service hotel of approximately 200 rooms, a cultural/visitor center, and 
approximately 18 acres of open space. The proposal includes a request for an increase in height, 
floor area ratio (FAR), and density under the bonus level development allowance in exchange for 
community amenities, as outlined in the ConnectMenlo General Plan and Zoning Ordinance 
update. The existing site contains multiple buildings of approximately 1,000,000 square feet that 
would be demolished to allow for the redevelopment of the site. The project site encompasses 
multiple parcels zoned O-B (Office) and R-MU-B (Residential Mixed Use). (Staff Report #18-020-
PC) 

 
Staff Comment: Senior Planner Kyle Perata said the Planning Commission received three pieces 
of correspondence after publication of the staff report. He said those were previously provided to 
Commissioners and copies for the public were available on the table in the back of the room. He 
said those three letters generally relayed concerns with increased traffic in the area of the project, 
housing demand and the number of residential units proposed versus the maximum potential for 
the site, and timing of transportation improvements in the area. He said one letter noted an error he 
had made in writing the staff report. He referred the Commission to page 4, Table 1 under Bonus 
Level Development in the R-M-U zoning district. He said the intensity for FAR should be 25% 
maximum for nonresidential and not 15% as stated in the report. 

 
Staff Presentation: Senior Planner Perata provided an overview of the project. He said the existing 
site was about 59 acres, with 20 buildings and over 1,000,000 square feet of existing gross floor 
area that was generally industrial, research and development and office uses. He said the site was 
along Willow Road at the intersection of Hamilton Avenue. He said the zoning was residential 
mixed use bonus available R-MU-B and office bonus available O-B. He said those two zoning 
districts were applied to the site as part of the ConnectMenlo General Plan Update and Zoning 
Ordinance Update. He said the project proposal was submitted to the City in July 2017 and the 
applicant and City had met a number of times to further understand the project and zoning 
ordinance applicability and new General Plan as it applied to the overall project. He said 
environmental review was initiated this year and they were in the first phase of that review. He said 
the main project components were 1,500 housing units, 126,500 square feet of retail uses that 
included a grocery store, a pharmacy and other food and beverage services, a 200 room limited 
service hotel, a cultural and visitor center, and 1.75 million square feet of office uses. He said the 
office was a net increase of 750,000 square feet excluding the retail and hotel uses. He said the 
project would have 18 acres of open space with eight acres publicly accessible through parks, 
plazas, pathways, and paseos. 

https://www.menlopark.org/DocumentCenter/View/16799
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Senior Planner Perata said the proposal sought to use the Master Plan Development that was 
permitted under the zoning ordinance update. He said this allowed for multiple parcels with 
common ownership and/or same or multiple zoning with common ownership and contiguous 
project area with certain size limitations to be able to enter into a Master Plan Development project 
utilizing the conditional development permit (CDP) to basically allocate the development potential 
across all parcels in the area. He said that was provided the project did not exceed the maximum 
development potential that would be allowed if either project R-MU or O were developed 
separately. He said the proposal also sought bonus level development that would allow for an 
increase in height, FAR, and density in exchange for community amenities. He said the first 
amenity that needed to be provided for R-MU projects was an affordable housing requirement of 
15%. He said the key entitlements being requested were a CDP and development agreement 
(DA). He said a zoning map plan amendment specifically focused on the alternate locations of the 
public rights of way through the site and paseo changes from the ConnectMenlo zoning map. He 
said a lot reconfiguration was needed for project phasing. He said a BMR housing agreement, 
Heritage Tree Removal permit, and environmental and fiscal reviews were needed. 
 
Senior Planner Perata said the project would have four phases basically with occupancies between 
Buildings 20 and 21 and Buildings 20 and 25. He said the first three phases were the office and 
residential. He said the idea was in the first phase all office buildings would be constructed but not 
for occupation. He said a third of the office uses and a third of the residential uses were intended to 
come online at the same time. 
 
Applicant Presentation: John Tenanes, Vice President of Facilities at Facebook, outlined the efforts 
Facebook had made to partner with the City and community. He described the projects done to 
date including community amenities and improvements. He said with their acquisition of the 
Prologis site in 2015 their mission was to complete what they started and what they had committed 
to. He said the proposed project showed Facebook’s commitment to building community while 
responsibly balancing Facebook’s future growth. He said they had worked hard to reflect the 
ConnectMenlo vision of live, work and play environments with Facebook’s needs. He said the 
proposed project was a thoughtful mixed use village including retail, housing, office and community 
spaces. He said they would continue to make significant investments in transportation systems 
locally and regionally. He introduced Shohei Shigematsu, OMA, and said they hired this firm based 
on their experience with urban planning and developing innovative mixed-use master plans around 
the world. He said over the past six months they had met with neighbors and stakeholders to 
introduce the proposed plan and get feedback. He said in March they would host three open 
houses around the community for input on design of the public and recreation spaces, a 
commercially viable retail center, and an inviting place to live, work, and play. 
 
Shohei Shigematsu, OMA, said OMA was a global architectural firm with about 300 architects 
worldwide. He said his New York office with 90 employees was in charge of this project. He said 
they might be better known for cultural projects or institutional projects such as the Seattle Public 
Library and a National Museum in Quebec. He said their core activities were based on public 
space and urban planning. He said they do a lot of mixed-use projects and other relevant projects 
that makes them qualified for the Willows Village Project. 
 
Mr. Shigematsu said the proposed project was compliant with the General Plan Update (GPU). He 
said the existing site had old industrial warehouse buildings surrounded by a sea of parking. He 
said the site was not resilient, not community serving, not connected and not sustainable. He said 
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the GPU allowed for flexibility to locate different uses throughout the site while respecting the GPU 
framework. He said the proposed concept organization of the site would better connect to the 
neighborhood with housing and mixed use along the western and southern edge facing outwards 
with connections to the surrounding community. He said the offices were consolidated toward the 
northeast with efficient configuration and relatively small footprint. He said the plan was anchored 
by primary open public space on its community facing corners and anchors were then linked 
through a series of smaller pockets of public open space and paseo along the north and east.  
 
Mr. Shigematsu said the new Master Plan for the project had to be designed to meet FEMA’s 
special flood criteria. He said their strategy was to ensure resiliency by design, raising the finished 
floor elevation by five feet above the base flood elevation. He said they would have a highly 
efficient and sustainable water system infrastructure in place. He said massing was consistent with 
the height and average height limitation of the GPU. He said the intent was to keep taller buildings 
further away from Willow Road based on input from neighbors during the ConnectMenlo process. 
He said the critical question for the road network was how to lay out streets and ensure a 
successful grocery and retail services, allow safe and convenient access for neighbors, prevent cut 
through streets through the surrounding area, and accommodate future changes for mobility such 
as the potential reactivation of the Dumbarton Rail, provide permeability and provide a shuttle for 
Facebook’s TDM program. He said they worked with CMG of San Francisco to develop a coherent 
open space program. He said as mentioned their intent was to work closely with neighbors through 
a community advisory process to develop a project that felt like a new neighborhood center.  
 
Commissioner Onken asked about the EIR process noting the EIR done for ConnectMenlo. Senior 
Planner Perata said a program EIR was done for ConnectMenlo. He said the scale of this project 
required it have its own EIR prepared.  
 
Commissioner Strehl asked about the timeline for the EIR and expectation when the project would 
come forward. Senior Planner Perata said that it was too early in the process and a timeline would 
be forthcoming later.  
 
Vice Chair Kahle opened public comment. 
 
Public Comment: 
 
• Sheryl Bims, Belle Haven, said she continued to be impressed with the architecture of the 

Facebook buildings and amenities, and how they treated their employees. She said millions of 
square footage of office had been or would be built out. She said her community however still 
seemed to lack basic things. She said collectively they needed to hold the process more 
accountable and questioned why the City did not have a basic plan to underground utilities in 
some of their major streets in 2018. She said her community needed basic streetscape 
improvements such as undergrounding utilities, sidewalks, landscaping in the form of trees and 
other foliage, clearly demarcated bicycle paths, crosswalks, street lights and other normal 
measures that created safe and beautiful streets. She said the City also needed to look at 
where the school districts lie noting that Belle Haven was ready to separate from the 
Ravenswood School District and either become its own school district or join with one of the 
districts in Menlo Park. She said these type of things needed to be considered when looking at 
community amenities. She said lastly they needed a dedicated community amenities fund with 
money in it that could not be co-opted, diverted, redirected or lost over time. 
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• Adina Levin, Menlo Park resident, Complete Streets Commission member, said she was 
speaking as an individual. She said she was pleased to see this project that would fulfill many 
of the goals of the ConnectMenlo process in creating a live, work and play environment. She 
said she liked that the grocery, pharmacy, and the retail were part of the first phase providing 
services the community has needed for many years. She said she liked that the housing 
phasing would be accompanied with jobs. She said it looked like there would be 7,000 jobs and 
1,500 residential units provided, would still create pressure on the jobs / housing imbalance. 
She said the affordable housing was listed for at least 15% and asked about strategies for 
funding from Facebook and other sources to have a greater share. She asked as the amenities 
were across the street from the current Belle Haven residents about the walking environment 
so people could get to and from the amenities walking or biking. She asked what provisions 
there would be for shared parking between different uses at different times of day and 
unbundled parking to help people have only as much parking as they needed. 
 

• Karen Grove, Housing Commission, said she was speaking as an individual. She thanked the 
applicant for the phasing strategy. She said Facebook was doing much for the community but 
the job and housing imbalance continued and that needed to be addressed. She said Belle 
Haven had the highest density in the City and suggested locating density in other areas. 

 
• Pamela Jones, Belle Haven, said the comments of the three previous speakers were also her 

sentiments. She said she appreciated all of Facebook’s work to be a good neighbor but that 
more community outreach was needed to find out what the people needed. She said she would 
like to see the grocery store on her side of the street. She said she looked at the new 
development as their future cities. She said she wanted all the people who owned their homes 
in Belle Haven to have fully sustainable homes. She said Facebook had the opportunity to help 
that type of thing happen including undergrounding utilities and other things. She said they 
could not handle any more traffic in their area. She said it might be helpful if the project had a 
southern access route that connected to Bayfront that would help take some of the traffic off 
Willow Road. 

 
• Jen Wolosin, Menlo Park, indicated her agreement with much of what had been said by 

speakers. She said she hoped the Commission and City in reviewing the project looked out for 
the City’s best interests and especially the interests of the Belle Haven neighborhood. She 
noted particularly the housing and jobs imbalance. She asked if the residential units were 
intended for Facebook employees. She asked if the retail center was specifically being 
designed for the Belle Haven residents as a community amenity or were the intended users 
Facebook employees, or west side residents or those traveling through the City. She said 
depending on the answers to those questions that there might be implications related to traffic, 
transportation and mobility issues. She said the project should also have a study session with 
the Complete Streets Commission so they could weigh in on all kinds of transportation issues. 

 
• John Kadvany, Menlo Park, said the project when built would be a village-like place but he 

would like a better name for the community. He said the phasing was ingenious and well 
thought out. He said he noticed the transportation and cultural center at the northwest corner 
was scheduled for Phase 4 which made sense. He asked if it might be possible to use that 
space throughout the project as a kind of ongoing popup or meeting space that connected to 
Facebook to the north and west. 
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• George Yang, Belle Haven, said he wanted to echo what Ms. Bims said earlier about available 
educational facilities. He said there would be young families in the project area and in Belle 
Haven, who would need affordable daycare and to have educational choices in this area. He 
said as an engineer he hoped they would look toward more innovative solutions such as 
autonomous vehicles as a way to reduce traffic. He said he would really like to see the VTA 
extended from Mountain View on the east side of Highway 101 to connect to the Dumbarton 
Rail project. He said much of the traffic going through Menlo Park was headed to Fremont or 
Palo Alto, and suggested having this project look at creating a south bay loop outside of Menlo 
Park. 

 
• Rose Bickerstaff, Belle Haven, said Facebook had been a great neighbor since the day they 

made their first proposal presentation. She said there were many things Belle Haven needed 
but Facebook could not fix it all. She said she loved the proposed project noting Belle Haven 
was a little postage stamp neighborhood that had been neglected for a long time. She said 
regarding the connection between the development and the community that there would be a 
grade separation or something as Facebook always made sure that the neighborhood was 
considered. She said other tech companies needed to contribute to solutions as they were 
adding to impacts in the area. 

 
• Harry Bims said he expected the retail planned for this site would become a center not only for 

Belle Haven but for pass through traffic along Willow Road, and that was likely to become a 
significant source of revenue for the City. He said for years this area had produced significant 
revenue for the City but had not seen that revenue make its way back toward the 
neighborhood. He said over recent years the disparity between income and spending had only 
grown, and he expected it would explode with this project. He said as part of the development 
agreement he would like it to have a plan to direct a portion of revenue produced to fund 
significant capital projects in the area such as undergrounding utilities. He said there was an 
Indian burial site on the northern side of this project along the railroad tracks. He said that 
progress toward an agreement with the tribe in this area was being made and he would like the 
EIR to demonstrate that agreement had been reached satisfactory to all parties.  

 
  Vice Chair Kahle closed the public comment period. 
 

Commission Questions / Comments: Commissioner Strehl said Facebook currently occupied 
1,000,000 square feet of office space on the Prologis site, and asked how many employees that 
equated to and how many employees would be expected in the future 1.75 million square feet of 
office space. Mr. Tenanes said for the future office square footage that 9,500 seats were expected. 
Commissioner Strehl asked how many employees were there for all of the campuses including this 
future site. Mr. Tenanes said they were about 25,000 employees worldwide and 60% of that work 
force was in Menlo Park, or 15,000 employees plus the expected 9,500 employees for this project. 
Commissioner Strehl said that meant Facebook would have about 25,000 employees in the area 
east of Highway 101. Mr. Tenanes consulted with one of his team members and said Facebook 
would have about 35,000 employees in Menlo Park east of Highway 101 in the future.  
 
Commissioner Strehl said her biggest concern was the jobs/housing imbalance. She said her other 
concern was solving transportation. She said when the GPU came before the Commission two 
members did not vote on it because there was no transportation master plan to address how they 
would move all of the people within the area. Senior Planner Perata said the traffic impact analysis 
in the EIR would look at the impact specific to this project as well as the cumulative impact of the 
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development plan, pending ConnectMenlo development potential and the proposed circulation 
changes, and how that might change what was studied for ConnectMenlo. Commissioner Strehl 
asked whether the project EIR would only look at impacts on Willow Road and the immediate area 
or at citywide impacts. Senior Planner Perata said the EIR traffic study would look at a larger area, 
the extent of which had not been fully determined yet. 
 
Louis Knight, Oakland, Advanced Development Manager with Facebook, said Facebook owned 
the traffic problem with their neighbors in Belle Haven, the Willows, and East Palo Alto. He said in 
working together they would solve the regional congestion. He said the City was working on its 
transit management plan and Facebook had committed to subsidizing the initial transit 
management association or strategy, which was being kicked off this week. He said they remained 
in conversations with SamTrans about how best to move the Dumbarton Corridor Transportation 
Study forward in a time and cost efficient manner. He said Facebook had one of the best traffic 
demand management programs in the region. He said about 50% of their employees were arriving 
in alternative modes of transportation such as regional shuttles. He said they were deliberately 
choosing to under-park this project site with a target of 1.7 spaces per 1,000 square feet. He said 
tests of autonomous vehicles were starting but not there yet. He said they were trying to create the 
space within this project to capture such transportation regional evolution and change advances. 
 
Commissioner Onken asked if the future EIR said this project would create so many traffic 
problems beyond mitigation that would make the problem much worse whether there was a 
mechanism in the City’s jurisdiction to deny the number of cars, parking spaces or traffic. Senior 
Planner Perata said that was a bigger policy question for the City Council. He said as part of any 
EIR process the EIR would identify impacts, potential mitigations, and if no mitigations were 
available or feasible the impact was potentially significant and unavoidable. He said if the Council 
was choosing to approve such a project they would adopt a Statement of Overriding 
Considerations that the Planning Commission would be involved in recommending to the Council. 
He said the Council would ultimately need to decide if the number of significant and unavoidable 
impacts outweighed or not the project benefits. 
 
Commissioner Onken said the whole site would be lifted up to address flood level. He asked if all 
the buildings would be at 13-feet, six-inch floor grade. Mr. Tenanes said to a point noting 
surrounding existing conditions. He said they anticipated lifting all the campus buildings’ finished 
floor elevations to 14 ASL. He said the mixed use was 15 ASL but one way of reducing importer fill 
was by doing a single podium of parking beneath the mixed use to satisfy unbundled parking for 
the residents. Commissioner Onken confirmed that roughly 2,000 parking spaces was the 
unbundled podium parking and the other 3,000 spaces were in the garage to the rear. 
 
Commissioner Barnes said none of the parking would be below grade. Mr. Tenanes said to clarify 
that the ruling grade on the site was currently between nine or 13 ASL. He said beneath the mixed 
uses they hoped to take three feet off the site and reuse on site. He said that depression would 
become the podium for the parking. He said they were evaluating to what level that needed to go 
to. He said they wanted to be very sensitive about the Willow Road frontage to retain as many 
heritage trees there as possible and reflect some of the concerns expressed by Belle Haven 
neighbors regarding Willow Road and having a walkable environment.  
 
Commissioner Barnes confirmed that the initial process would be the demolition of the entire 
Prologis campus buildings. He asked what Phases 2 and 3 would look like. Mr. Tenanes said it 
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would be a phased construction process and said it would look similar to the Phase 2 construction 
of the Gateway project, noting fencing. 
 
Vice Chair Kahle said the architect indicated it would not look like a construction site. Mr. 
Shigematsu said he meant that when Phase 1 happened that the remaining sites would be 
separate from the finished area and that area would be activated enough so that the whole site 
would not feel like a new city within a construction site. He said the Commission was raising a good 
point for them to be articulate about the phased areas. Mr. Tenanes said one slide showed how the 
infrastructure would be laid in and demonstrated where the roads would be. He said the roads 
would exist at Phase 1. He said roads would be completed and empty parcels would be 
construction phased. 
 
Commissioner Barnes asked about the leasing for the non-BMR units. Mr. Tenanes said they had 
not gotten far enough to establish a leasing procedure. He said that about 225 units would be 
affordable, inclusionary housing, and the balance would be a market rate mix of one, two, and 
three bedroom units. 
 
Commissioner Barnes asked staff if Facebook could give preferential status for renting the non-
BMR units to Facebook employees. Senior Planner Perata said certainly Facebook employees 
could rent the units and the question of preferential status for them was a question that could be 
discussed through the DA process. He said whoever was operating the rental units would 
determine through the rental application process the leasing of the units. 
 
Mr. Knight said Facebook was not in the housing development business and there were fair 
housing laws that needed to be met. He said they were not at the point of determining if it would be 
Facebook corporate housing or public available housing. He said they had indicated over 18 
months prior that they anticipated the housing to be widely open to the community. He said the 
point was creating a range of units that satisfied the local and broader demand. 
 
Commissioner Barnes asked what type of foot traffic would be needed for the retail street to keep it 
vibrant commensurate with some of the images shown. Mr. Tenanes said they intended to partner 
with experts to have a commercially viable development that supported needs and was 
sustainable. Mr. Shigematsu said they thought the community should be a mixture of Facebook 
employees and others to create a more vibrant atmosphere. He said architecturally he saw the 
retail as an intimate space and that in the evening the lighting would be compatible with the climate 
and culture here. 
 
Commissioner Barnes asked the architect if he had done similar corporate campus environment 
with surrounding residential projects that activated it. Mr. Shigematsu said they looked at other 
examples of how a large entity mixed with the urban fabric such as urban university types. He said 
that Washington Square was shared successfully by NYU and the community. He said they were 
confident the office campus would be integrated as the perimeters of public space were in sync 
with the program and residential mix. Commissioner Barnes asked about the pedestrian access 
coming across Willow Road and if it would be safe and comfortable for people coming from Belle 
Haven. Mr. Tenanes said they looked at a potential pedestrian bridge over Willow Road near Ivy 
Park. He confirmed that a new signal was being proposed at Hamilton near the retail. 
 
Commissioner Barnes asked about community amenities. Mr. Knight said that was a journey they 
would take together with the City. Commissioner Barnes noted the stacked office structures and 
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asked about that design choice. Mr. Knight said the densities were needed to support the regional 
infrastructure investment to address the transportation woes they were all facing. He said they 
supported vertical work spaces and believed those supported their own TDM programs and future 
transit improvements. Mr. Tenanes said the proposed eight buildings’ configuration was somewhat 
similar to the Classic Campus that was designed almost 30 years prior as a multi-tenant 
environment. 
 
Commissioner Barnes said the project phasing was good and they had done well with density and 
intensity in terms of using the master plan process to create an overall configuration on the site 
that would work well for Facebook’s needs and the site needs. He said he would like to hear more 
about the main cross site access, pedestrian and bike access from the eastern paseo. Mr. Knight 
said obviously there was a lot of regional traffic on Willow Road and they have a slightly 
indeterminate future with the Dumbarton. He said they wanted to make sure the site could adapt to 
future Dumbarton improvements. He said in the era of redevelopment part of this site had been 
identified as the future train station location. He said that was why the hotel and visitor / cultural 
center were in the later phase so they had some future flexibility. He said to establish the grocery 
in Phase 1 required a signalized intersection on Willow Road that informed where the grocery 
would be located and how it would be serviced. He said looking at the site once they delivered 
improvements to the Dumbarton corridor in a yet to be determined fashion they needed to be able 
to be a really good neighbor as this would be a regional resource. He said those in the Life 
Sciences district would need access to regional transit or the retail street and East Palo Alto 
residents would want to have bicycle access. He said they respected the north and east 
boundaries to make sure there were rapid bicycle paseos. He said regarding parking for the office 
they were seeking to build a very innovative, efficient parking structure connected to their water 
and energy center on the eastern perimeter with 3,100 spaces. He said 3,100 was about 3 spaces 
per 1,000 square feet which was about the maximum of the GPU for replacing all of the buildings 
onsite. He said they thought this was an effective way to manage parking construction traffic as it 
would produce a lot of jobs and traffic to support the construction over time. He said the circulation 
was different from the circulation shown in the General Plan but had been very carefully 
considered as there were a lot of multi-factor variables for it. He said they took the current cut-
through traffic study they financed with the City very seriously and they wanted a plan that would 
work against that cut through traffic. 
 
Vice Chair Kahle asked about the Dumbarton Plaza, the visitor center and a speaker’s suggestion 
to consider using that as a popup center in the interim to its expected opening date in 2025. Mr. 
Knight said that area was where their health center was currently located, which was a valuable 
resource for their employees. He said they were looking for an alternative location for that and it 
might not be demolished during Phase I. He said this corner of the site for some significant time 
had carried the burden of future, indeterminate transit improvements. He said for the retail having a 
definitive community anchor like the proposed visitor center was important. He said the Facebook 
name and swag was part of the potential retail pro forma they needed to investigate further. He 
said they had heard from public officials and others that art was needed in the mix. He said their 
staff and the community very much needed the participation process anticipated to happen over 
the next six to eight months to help determine the program and how it would best enhance the 
overall aspirations of the project. Vice Chair Kahle said for a project of this size that public art 
would be an important aspect to add. He asked about the energy station. Mr. Knight said they 
looked at the required water demand and energy efficiency, and how to get to highly performative 
buildings. He said if they started to have interfaces between the office and mixed uses they could 
get much more energy and water efficient. He said working with some of their consultants it 
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became apparent that a central shared water and energy center would really promote much higher 
levels of sustainability. 
 
Vice Chair Kahle said a grocery needed a certain amount of square footage to be successful and 
asked what was planned. Mr. Knight said originally they proposed the grocery at 25,000 square 
feet and later through discussions with the community and staff as to what was important for the 
grocery to offer they decided to reserve 35,000 square feet for it.   
 
Commissioner Riggs said this was a large, dense project and the first in the ConnectMenlo area. 
He said ConnectMenlo was enabled by an EIR that made assumptions of total build out, FAR, and 
daily trip counts. He said he would like a perspective of how this project fit within the overall EIR. 
Senior Planner Perata said the 750,000 square foot net increase for office space and the proposed 
retail use was about 24% of the ConnectMenlo studied development potential. Commissioner 
Riggs asked what the EIR identified as daily car trips from the ConnectMenlo area. Senior Planner 
Perata said they would look that up but did not have the number presently. Commissioner Riggs 
asked if Facebook’s ad sales were a source of tax revenue for the City. Senior Planner Perata said 
he did not know. Commissioner Riggs said he thought that would be a pretty big consideration for 
the DA. He said the three correspondences received after the staff report was printed expressed 
concerns with transportation impacts. He said one suggestion made by the writers was to do the 
transportation infrastructure improvements before the project could proceed. He said another writer 
said the benefits of the project did not support the impacts to job / housing imbalance and 
transportation. He asked about programmed transportation improvements. Senior Planner Perata 
said the City was currently working on a transportation master plan and had recently held a 
transportation management association kickoff meeting on how to manage traffic and pull in transit 
options from other areas. He said there were a number of other studies being undertaken by other 
agencies such as the Dumbarton Corridor Study. He said MTC was working on another which he 
believed was called Dumbarton Forward. Commissioner Riggs suggested that the next time the 
Commission discussed the project that the Commissioners are given information on what was 
programmed for regional transportation. 
 
Commissioner Riggs said the site for the cultural / visitor center was almost as big as the hotel and 
retail combined that would wrap it. He said the program for it did not seem to be at the same scale 
as its square footage. He said it was also indicated for possible future use as a transit center, 
which he hoped would be the Dumbarton Rail Center. He said however it was not quite adjacent to 
the Rail. He said he would like more definition on that part of the site as transportation was such a 
key part of this project. He said the retail street was fantastic and he could see that being 
successful. He said it was not within walking distance from Belle Haven, the nearest residential 
neighborhood, except for residents in the Mid-Pen Housing. He said the buildings were tall but 
located in the right place. He said they were adding over 5,000 parking spaces. He said currently 
Facebook used all parking spaces and aisles leading to those. He said he thought it would be 
tempting with the parking structures for them to be used for supplementary parking for the Classic 
and West Campuses and that would increase daily trips quickly. He suggested as part of the 
discussion to talk about phasing the parking. 
 
Commissioner Riggs said he admired the plan and he hoped it could move forward. He said 
bicycle and pedestrian access seemed workable as long as Willow Road could be crossed. He 
said he was not sure of what use the eastern paseo was as it ran between future Life-Science 
development and a lot of parking structure, and at it north terminus could not get to Bayfront 
Expressway. He said regarding the staff question on the appropriateness of the site density that it 
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was the goal and appropriate. He said he agreed with other Commissioners that the project 
phasing made sense. 
 
Commissioner Onken said the proposed parking garage was the size of something at San 
Francisco Airport and would have 3,000 cars entering it and leaving it every day. He said with the 
EIR it would be important to not only look at the individual impacts at each intersection onto Willow 
Road but to try to determine the overall impact of the parking garage on traffic. He said the garage 
however was probably in the best place possible as another plan would have had it on Willow 
Road or to have had a number of smaller garages throughout the site. He said a horrible line of 
cars at the Classic Campus funneled to exit at a single access point. He said other campuses were 
a little more spread out. He said this particular garage had different accesses so he thought that 
the funneling of cars might be ameliorated. He said originally the expectation was the retail would 
be along Willow Road but it was a benefit that it was moved to its proposed location. He said it was 
important to keep the connection to the other side of Willow Road and in planning terms as 
welcoming as possible. He said he thought Ivy Park would be a great place for the new Belle 
Haven Library. He said the relationship between Facebook and the Belle Haven community had 
not quite hit the mark of the original vision for integration between the campus and community. He 
suggested that Facebook not provide employees with onsite food service so that they might leave 
the building and visit this marketplace. He said the proposal was moving in the right direction but 
needed to be tested as they went along. 
 
Commissioner Barnes said the bicycle and pedestrian access as proposed seemed fine. He said 
regarding the point of having to amend the zoning ordinance and map that when the 
ConnectMenlo plan for paseos was being developed this Master Plan had not yet been developed. 
He said he did see any reason to retain the specificity associated with the original ConnectMenlo 
plan given that this proposal was an overlay on it. He said this proposal was coming forward after a 
conceptual plan was set for the area and he did not have a problem with that difference. He asked 
about dewatering.  
 
Mr. Fergus O’Shea, Facebook, said they would probably not dewater as much on this site as it was 
being raised. He said that there was some element of dewatering for construction and that would 
happen through the regulatory approval process and application of discharge permits. Replying to 
Commissioner Barnes, Mr. O’Shea said he did not know the quantity or magnitude of water that 
would be and they would work with the State Water Quality Control Board. Senior Planner Perata 
said the City would issue discharge permits based upon clearance from the state. 
 
Vice Chair Kahle said a 59-acre development was great for the City. He said the highlights 
included the retail street, the transit hub and its potential, and the parks and open spaces. He 
noted the potential pedestrian bridge and possibility of public art. He said he appreciated that the 
office use was not located near the northwest corner closer to the Classic Campus and Building 
20. He said regarding street alignment and a mention in the staff report of connecting to Adams 
Court that he did not see a need for that and he appreciated where the street labeled cross street 
was located. He said he would like that street to be shifted a little more north to have a little less 
space dedicated to the office and a little more space dedicated to the retail and housing on the 
south end. He said Ivy Street at the bottom left seemed to have been envisioned as a grand 
boulevard at one time but it died meeting Willow Road; he suggested if possible continuing it 
across Willow Road. He said the suggestion made by speakers to dedicate funding to capital 
improvements in the Belle Haven community was a good idea as well as employment recruitment 
opportunities for Belle Haven residents for the new retail businesses.   
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Mr. Tenanes thanked the Commission and noted they were open to other names for the 
development.  
  

I.  Informational Items 
 
I1. Future Planning Commission Meeting Schedule  

 
Principal Planner Chow said the March 12 agenda would have a study session on a new proposed 
hotel at 1704 El Camino Real, a mixed use project for 840 Menlo Avenue, and several single-
family residential development items.  
 
• Regular Meeting: March 12, 2018 
 
Principal Planner Chow said the meeting of March 26 would potentially have a study session for 
164 Jefferson Drive and some single-family residential development items.  
 
• Regular Meeting: March 26, 2018 
• Regular Meeting: April 9, 2018 

 
Replying to Vice Chair Kahle, Principal Planner Chow said that probably the next review of 
tonight’s Facebook project proposal would be a scoping session for the EIR potentially in April.  

  
Replying to Commissioner Strehl, Principal Planner Chow said staff had been in conversation with 
the applicant for the 706 Santa Cruz Avenue project, who might make more comprehensive design 
changes.  

 
J. Adjournment 

Vice Chair Kahle adjourned the meeting at 10:51 p.m. 
 
Staff Liaison: Deanna Chow, Principal Planner 
 
Recording Secretary: Brenda Bennett 
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STAFF REPORT 

Planning Commission    
Meeting Date:   3/12/2018 
Staff Report Number:  18-021-PC 
 
Consent Calendar:  Architectural Control/Maria Carty/23 Hallmark 

Circle  

 
Recommendation 
Staff recommends that the Planning Commission approve architectural control to modify a lower level 
deck of an existing single-family residential townhouse in the R-E-S(X) (Residential Estate Suburban, 
Conditional Development) zoning district, at 23 Hallmark Circle. The recommended actions are contained 
within Attachment A. 

 
Policy Issues 
Each architectural control request is considered individually. The Planning Commission should consider 
whether the required architectural control findings can be made for the proposal. 

 
Background 
Site location 

The subject site is located at 23 Hallmark Circle, near the intersection of Oliver Court, in the Sharon 
Heights neighborhood. The other nearby parcels are also located within the R-E-S(X) (Residential Estate 
Suburban, Conditional Development) zoning district, and contain townhouses. These properties were 
developed through a Conditional Development Permit (CDP), approved in 1974. In this area, the 
townhouse development adjoins Sharon Hills Park as well as residential properties located within 
unincorporated West Menlo Park. A location map is included as Attachment B. 

 
Analysis 
Project description 

The subject townhouse is the middle unit between two adjacent and attached townhouses, and the subject 
property has two main levels, designed in a split-level floor plan. At the upper level at the rear of the 
townhouse, there is a small balcony area above the open, lower level balcony which is notched inward in a 
U-shaped pattern. The applicant is proposing to fill in this inset area of 34.8 square feet of the lower level 
deck, expanding the usable floor space of the deck. The scope of work would be limited to the deck area 
to be filled in, and this area is within the subject parcel’s boundaries. No other modifications are proposed 
to the exterior or interior of the townhouse itself. The project would remain in compliance with the building 
coverage limits for the overall townhouse development. As a result, the proposed project would be in 
conformance with the approved CDP. The project plans are included as Attachment C and the project 
description letter is included as Attachment D. 
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Design and materials 

The modified rear balcony would match the existing design and wood materials of the remaining existing 
balconies, decks, and railings. Staff believes the project would be compatible with the existing architectural 
style of the development, which features a number of townhouses with similar infill additions at 21, 35, 45 
and 55 Hallmark Circle. The project would have a relatively small privacy impact to the neighbors given 
the limited scope of work and the fact that the rear balcony faces out towards Sharon Hills Park.  
 

Correspondence  

A letter from the Sharon Hills Community Association (SHCA) relaying initial approval of the project is 
included as Attachment E. The letter relays that an associated proposal to change the railing to a stainless 
steel material was not approved, and as a result the proposal now shows the railing to match the adjacent 
redwood-style railings. Staff has not received any other correspondence thus far. 
 
For the Planning Commission’s reference, the SHCA has separately requested that the Planning 

Division’s CDP implementation procedures and/or the CDP itself be modified to enable projects of this 
type to be reviewed and approved without Planning Commission review, as long as the SHCA 
Architectural Control Committee and Board of Directors has approved the application. Staff may bring this 
topic to a future Planning Commission meeting for input.  
 
Conclusion 

Staff believes that the project would have minimal impacts to the neighbors given the limited scope of 
work. Additionally, the project would be compatible with the existing architectural style of the development, 
and has been approved by the applicable homeowners association. 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 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 
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Council, in which case the outcome of the application shall be determined by the City Council. 

 
Attachments 
A. Recommended Actions 
B. Location Map 
C. Project Plans 
D. Project Description Letter 
E. Sharon Hills Community Association Approval 

 

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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23 Hallmark Circle – Attachment A: Recommended Actions 

PAGE: 1 of 2 

LOCATION: 23 
Hallmark Circle 

PROJECT NUMBER: 
PLN2017-00095 

APPLICANT: Maria 
Carty 

OWNER: Maria and 
Larry Carty 

PROPOSAL: Request for architectural control to modify a lower level deck of an existing single-family 
residential townhouse in the R-E-S(X) (Residential Estate Suburban, Conditional Development) zoning 
district. 

DECISION ENTITY: Planning 
Commission 

DATE: March 12, 2018 ACTION: TBD 

VOTE: TBD (Barnes, Combs, Goodhue, Kahle, Onken, Riggs, Strehl) 

ACTION: 

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

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

a. The general appearance of the structure is in keeping with the character of the
neighborhood.

b. The development will not be detrimental to the harmonious and orderly growth of the city.

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

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

e. The property is not within any Specific Plan area, and as such no finding regarding
consistency is required to be made.

3. Approve the architectural control subject to the following standard conditions:

a. Development of the project shall be substantially in conformance with the plans provided by
Woodland Construction Builders, Inc., consisting of six plan sheets, dated received March
5, 2018, and approved by the Planning Commission on March 12, 2018 except as modified
by the conditions contained herein, subject to review and approval of the Planning Division.

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

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

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
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23 Hallmark Circle – Attachment A: Recommended Actions 

PAGE: 2 of 2 

LOCATION: 23 
Hallmark Circle 

PROJECT NUMBER:  
PLN2017-00095 

APPLICANT: Maria 
Carty 

OWNER: Maria and 
Larry Carty 

PROPOSAL: Request for architectural control to modify a lower level deck of an existing single-family 
residential townhouse in the R-E-S(X) (Residential Estate Suburban, Conditional Development) zoning 
district. 

DECISION ENTITY: Planning 
Commission 

DATE: March 12, 2018 ACTION: TBD 

VOTE: TBD (Barnes, Combs, Goodhue, Kahle, Onken, Riggs, Strehl) 

ACTION: 

significantly worn sections of frontage improvements. The plans shall be submitted for 
review and approval of the Engineering Division. 

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

Heritage Tree Ordinance.  
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City of Menlo Park

23 HALLMARK CIRCLE
Location Map
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PAGE 1  -  AREA PLAN

ADDRESS:
23 HALLMARK CIRCLE
MENLO PARK, CA

OWNERS:
LARRY CARTY AND MARIA CARTY
(775) 781-3636
larry.maria.carty@reagan.com

RESPONSES TO PLANNING DIV. COMMENTS:
1. DISTANCE FROM SUBJECT UNIT #23 TO 

ADJACENT UNITS #21 & #25 IS 0'-0".  THIS
IS A ZERO LOT LINE BUILDING WITH
UNITS DIRECTLY ATTACHED TO EACH 
ADJACENT UNIT.

2. ADDRESSES OF THE ADJACENT UNITS ARE:
21 HALLMARK CIRCLE
MENLO PARK, CA

AND

25 HALLMARK CIRCLE
MENLO PARK, CA

3. LOCATION OF DRIVEWAYS FOR ALL
THREE ADJACENT UNITS ARE 
DIRECTLY IN FRONT OF EACH INDIVIDUAL
UNIT, ENTERING INTO FRONT-LOADING
STREET-FACING GARAGES.  ALL DRIVEWAYS
ARE ON THE OPPOSITE SIDE OF THE
BUILDING FROM THE PROPOSED 6' X 6'
DECK INFILL.

ATTACHMENT C
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PAGE 2 -  SITE PLAN

21 HALLMARK CIRCLE (ADJACENT HOME)

23 HALLMARK CIRCLE (SUBJECT PROPERTY)

25 HALLMARK CIRCLE (ADJACENT HOME)

HALLMARK CIRCLE

  NORTH

OLIVER COURT

BUILTMORE LANE

TRINITY DR

SCALE
         500 FT
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REAR PROPERTY LINE

REAR PROPERTY
LINE (SUBJECT LOT)

REAR PROPERTY LINE
ADJACENT PARCEL

ADJACENT PARCEL

NOTE:  PROPOSED DECK INFILL WILL BE 
CONSTRUCTED ENTIRELY WITHIN THE 
SUBJECT PARCEL BOUNDARIES

DASHED LINES INDICATE THE EXISTING DECK BOUNDARIES
ON SUBJECT PARCEL AND BOTH ADJACENT PARCELS (TYP)

PAGE 3  -  SURVEY
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PAGE 4  -  PROPOSED ELEVATION

             SUBJECT PROPERTY
        23 HALLMARK CIRCLE

AREA OF EXISTING DECK INFILL
(5'-9" WIDE x 5'-9" DEEP, FILLING 
EXISTING NOTCH/GAP IN DECK.
PROPOSED DECK INFILL IS
WITHIN PROPERTY LINES OF
SUBJECT PARCEL

AREAAREA OF PROPOSED INFILL

)

NATURAL GRADE (UNCHANGED)

FIRST FLOOR, WITH SUNKEN 
LIVING ROOM

SECOND FLOOR

FINISHED FLOOR (DECK) HT

DISTANCE FROM FINISHED GRADE TO 
FINISHED FLOOR/DECK IS 
APPROXIMATELY 12' AND VARIES
SLIGHTLY WITH SOIL GRADE

APPROX.
28' TALL
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EXISTING SLIDING DOOR INTO
1ST FLOOR OF TOWNHOME

   NORTH

EXISTING SLIDING DOOR INTO
2'D FLOOR OF TOWNHOME

TOWNHOME

  DECK

ADJACENT HOME
25 HALLMARK
CIRCLE

ADJACENT HOME
21 HALLMARK
CIRCLE

INTERIOR OF
 TOWNHOME

PAGE 5  -  PROPOSED DECK PLAN

MATERIALS FOR DECK HOLE INFILL AREA AND RAILING
TO MATCH ADJACENT/EXISTING REDWOOD-STYLE
DECK AND RAIL.
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PROJECT DESCRIPTION 

23 Hallmark Circle, Menlo Park, 6ft Deck Notch Infill 

PURPOSE OF THE PROPOSAL 

The purpose of this proposal and application is to request Planning Department approval for the Owners 

of the residence located at 23 Hallmark Circle to infill an existing 6ft x 6ft “notch” in the wood deck at 

the rear of their home.   

ARCHITECTURAL STYLE, MATERIALS, COLORS 

All decking materials, railing materials, and structural materials will match all existing conditions for 

materials, style, and color. 

SCOPE OF WORK 

Infill a 6ft x 6ft “notch” in the existing deck.   

BASIS FOR SITE LAYOUT 

A boundary survey is provided from a licensed and approved surveyor, demonstrating that the proposed 

6ft x 6ft deck infill is within the Owner’s property boundaries 

EXISTING AND PROPOSED USES 

Unchanged.  Both the existing and proposed usage is residential deck. 

OUTREACH TO NEIGHBORING PROPERTIES 

Approval was requested and approved in writing from the existing CC&R board.  Please see attached 

supporting documentation. 
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Sharon Hills Community Association
1661 Tice Valley Blvd. Suite 200, Walnut Creek, CA 94595

Phone: 925-746-0542 or 800-610-0757 Fax: 925-746-0554
www.bayservice.net

RECEIVEDA.
SEP 1 4 2O?

April 3, 2017

Maria and Larry Catty
P.O. Box 1993
Oakdale, CA 95361

Re Address: 23 Hallmark Circle
Account Number: 114400300

Dear Maria and Larry Catty:

CITY OF MENLO PARK
PLAN N

At the 3/13/2017 meeting, the Board has received and approved your proposal for replacing the deck

and raising the common wall per the plans submitted in the application. However, they have denied

your proposal to replace the railing with the stainless steel material. You may re-submit a new proposal with

a different railing material for the ACC review.

Please follow the below stipulations:

• Provide the license, insurance, and contact information for your contractor.

• Homeowners are responsible for obtaining a City of Menlo Park permit, if necessary to complete
their project.

• Homeowners must adhere to the current Sharon Hills Community Association - Rules Regarding
Remodeling and Renovating Townhouses.

• The approval is good for one year and the construction must start within the one year period.

• Work hours can only be Monday to Friday from Sam to 5 pm.

NO WEEKEND WORK ALLOWED

The Board is hereby informing you that you are responsible for ensuring that
recycle containers and that no inordinate amount of refuse is dumped at the

that waste material is removed from the premises in a timely manner.

no refuse is dumped into
waste site. Please ensure

Thank you for your cooperation, and we wish you the best of luck on your project.

Sincerely,

Sharon Hills Community Association

Cc: Unit File
Board of Directors

ATTACHMENT E
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Community Development 

 

 City of Menlo Park 701 Laurel St., Menlo Park, CA 94025tel650-330-6600www.menlopark.org 

 
 
STAFF REPORT 

Planning Commission   
Meeting Date:  3/12/2018 
Staff Report Number: 18-022-PC 
 
Public Hearing: Use Permit/David Crouch/1049 Almanor Avenue 

 
Recommendation 
Staff recommends that the Planning Commission approve a use permit to demolish an existing two-story, 
single-family residence and detached garage, and construct a new two-story, single-family residence on a 
substandard lot with regard to lot width in the R-1-U (Single-Family Urban Residential) zoning district, at 
1049 Almanor Avenue. The project includes a proposal to remove three heritage trees, one of which is 
dead. In addition, staff recommends that the Planning Commission adopt a resolution determining that the 
proposed abandonment of a public utility easement (PUE) on the subject site is consistent with the City’s 
General Plan (Attachment H). 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. The Commission will also need to consider 
whether the proposed PUE abandonment is consistent with the General Plan.  

 
Background 
Site location 
The subject property is located on the northwest side of Almanor Avenue, at the corner of Van Buren 
Road, which parallels Highway 101. A location map is included as Attachment B. Almanor Avenue is a 
one-block street in the Flood Park Triangle neighborhood of Menlo Park. The houses on the street include 
primarily one-story residences, with some two-story residences. The architectural style of most of these 
houses is traditional. A sound wall is located on the opposite side of Van Buren Avenue, limiting noise and 
views from Highway 101. 
 
The site currently consists of three lots, which are proposed for a lot merger and would create a total area 
of 7,419 square feet. The lot merger has been conditionally approved by the Public Works Department. 
The proposed residence and corresponding FAL (Floor Area Limit), building coverage, and setbacks are 
based on conditions of the parcel after the lot merger.   
 
As shown on the survey (Attachment G), the site includes an ingress/egress easement on the left side of 
the property, which is used as a shared driveway between 1047 Almanor Avenue and the project site. The 
site also includes three PUEs toward the right side (Van Buren Drive side) of the property, as well as at 
the rear of lot. The applicant is proposing to vacate the three PUEs on the right side and create one new 
easement on the lot, in order to widen the developable area of the lot. More information on this process is 
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described in the report below, as well as in Attachment G and Attachment H. Recordation of the lot merger 
would be required prior to issuance of a building permit (condition 6a), and recordation of the lot merger is 
dependent on recordation of the PUE abandonment (condition 6b). 
 
The proposal at 1047 Almanor Avenue was originally submitted as a building permit in October 2017. 
Shortly thereafter, staff determined that it should be a use permit based on the zoning requirements in the 
R-1-U zoning district, and informed the applicant as such. The applicant then resubmitted the proposal as 
a use permit in November 2017. Staff has been concurrently reviewing the lot merger, easement vacation, 
and use permit applications at this site. 

 
Analysis 
Project description 
The applicant is proposing to remove the existing two-story, single-family residence and detached one-car 
garage to construct a new two-story, single-family residence with an attached one-car garage. The lot is 
substandard with respect to minimum lot width, at approximately 56 feet where 65 feet is required in the R-
1-U zoning district. 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. 
 
The proposed residence would be a four-bedroom, two-and-a-half-bathroom home. The first-story living 
space would feature an open floor kitchen and family room area, a dining room and living room, and one 
powder room (half-bathroom).The proposal also includes an attached one-car garage which would be 
accessed from the main residence via a mudroom. An uncovered parking space at the left-rear corner of 
the property would be accessed from the existing shared access easement and would complete the 
residence’s off-street parking requirement. The second-story living space would be comprised of a master 
suite, with attached closet and bathroom, as well as access to a balcony off the back of the residence. On 
the second-story, there would be three additional bedrooms, one bathroom accessed from the shared 
hallway, and a laundry room. 
 
The proposed project would adhere to all Zoning Ordinance regulations for building and balcony setbacks, 
lot coverage, floor area limit, height, daylight plane, and parking. On the left side, the setback would be 
measured from the edge of the access easement, as is required by the Zoning Ordinance for those types 
of easements. 
 
Design and materials 
The applicant states that the proposed residence would be constructed in a traditional stucco style, 
designed to fit the property and neighborhood in style and scale. The proposed residence would include 
stucco exterior with wood trim, aluminum clad windows, and a long-life composition shingle roof. The front 
entrance would include wooden columns, and a wooden front door. The garage door would also be 
wooden with shaker panels. The chimney would be a smooth stucco and include a galvanized chimney 
cap. The proposal includes a cedar trellis at the rear of the house, as well as a second-story balcony 
which includes a pony wall with wooden railing above it, and a glass door with an aluminum clad slider. 
The second floor would be set back from the first floor. 
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In the project description letter, the applicant describes the constraints of the lot, notably its easements 
and narrowness. The average lot width is 56 feet wide, and the proposed building footprint is only 
approximately 34 feet wide at the front setback. The applicant notes how the narrow lot and shared access 
easement led him to separate the covered and uncovered parking, and design the proposed floor plans. 
 
Despite the challenges of the lot, the applicant states how he designed the first and second floor plans to 
optimize privacy for both the neighbors and himself. The footprint of the proposed residence would sit in 
nearly the same footprint as the existing house, except that it would be set approximately four feet farther 
back from the street, and six feet to the right, away from the shared access easement.  
 
Though some of the second-story windows on the left side elevation would have sill heights of three feet, 
the sill height of the master bedroom windows would be five feet high. In addition, the second floor would 
be inset from the first floor. These design features would help preserve privacy, and the second-story inset 
would reduce bulk and contribute to an attractive design. The Planning Commission should note that the 
left-side windows for Bed 3/Office could likely not be raised significantly, due to the need to provide 
emergency egress. However, the left-side windows for Bed 1 could likely be modified if desired, since this 
bedroom also has front-facing windows with a 2.5-foot sill height. The second story on the right elevation 
would include windows set at three-foot sill heights and higher. Though this side of the property does not 
face any neighbors, the higher sill heights and many proposed and existing trees would help protect the 
privacy of future residents of the residence. 
 
Staff believes that the architectural style of the proposed residence would be generally attractive and well-
proportioned. The second level would be inset from the ground floor, helping minimize the perception of 
mass. The traditional stucco design would be consistent with the styles in the surrounding neighborhood. 
 
Trees and landscaping 
The applicant has submitted an arborist report (Attachment F) detailing the species, size, and conditions of 
the heritage and non-heritage trees on site. The report discusses the impacts of the proposed 
improvements and provides recommendations for tree maintenance and the removal of some trees, based 
on their health. As part of the project review process, the arborist report was reviewed by the City Arborist, 
and revisions by the project arborist were required. All recommendations identified in the arborist report 
shall be implemented and will be ensured as part of condition 5g. 
 
There are 15 trees located on or adjacent to the site, six of which are heritage size trees, and one of which 
is a non-heritage street tree. Of those, three heritage trees and four non-heritage trees are proposed for 
removal. One coast live oak (tree #3) located near the right rear of the existing residence is proposed for 
removal due to its structural condition and proximity to the proposed development of the project. A 
Japanese privet (tree #6) is in the right-of-way and is dead. Another coast live oak (tree #7) is located on 
the border of the property line and right-of-way, and is proposed for removal by the City Arborist due to 
overcrowding and for the health of future street trees on Van Buren Road. Specifically, the City Arborist 
noted that coast live oaks of heritage size typically have a recommended spacing of 30 feet. However, tree 
#7 is located approximately five feet from tree #8, another heritage coast live oak on site. The City Arborist 
has tentatively approved the proposed heritage tree removals of the three trees noted above and these 
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requirements are noted in condition 6d. 
 
In the project arborist report, the project arborist states that one coast live oak (tree #1) has poor form and 
details his concerns over retaining the tree. However, after review of the tree, the City Arborist determined 
that the tree was in good condition with a manageable structure and did not warrant removal. Therefore, 
despite his original wishes to remove the tree, the applicant proposes to keep the coast live oak (tree #1), 
and the revised project arborist’s letter has outlined several mitigation strategies, as well as details of the 
proposed foundation, which would minimize construction impacts to this heritage tree. The City Arborist 
has reviewed the revised arborist report and approves of the protection measures proposed by the project 
arborist. Furthermore, condition 6c has been added requiring that a certified arborist be on site to oversee 
and document any below-ground work within 10 feet of any heritage tree during demolition and 
construction of the project. 
 
As part of the project, four new trees would be planted. One heritage tree replacement, a coast live oak, is 
proposed to be planted in the rear yard, which addresses the proposed removal of tree #3 (a coast live 
oak). The other three replacements would be Catalina ironwood street trees, planted in the right of way on 
the Van Buren side of the property, spaced a minimum of 20 feet on the center and the location approved 
by the City Arborist before being placed. The plantings would create a consistent streetscape. The City 
Arborist has noted that the planting of two of these three ironwoods would count as replacements for tree 
#6 (the dead Japanese privet) and tree #7 (the coast live oak). Per the request of the City Arborist, a third 
ironwood street tree would be planted as part of the off-site improvements. In addition, the City Arborist 
has tentatively approved the relocation of a silver linden street tree approximately 15 feet to the south of 
its existing location on the Almanor Avenue side of the property. The City Arborist gave the applicant 
specific conditions for the relocation of the street tree, including specifying tree protection fencing and an 
irrigation schedule. More information is included in Attachment F. The final configuration would meet City 
requirements for street tree types and spacing, helping to ensure an attractive and healthy street tree 
canopy, and the relocations/planting would be ensured through condition 6d. 
 

Public utility easements abandonment  
The applicant has applied for the abandonment of three PUEs, and the creation of one sanitary sewer 
easement, at 1049 Almanor Avenue. The proposed abandonment of the easements is necessary to 
facilitate the development of a new two-story single-family residence in the proposed location on the site.  
 
An existing four-foot PUE is situated on-site and aligns parallel to Van Buren Road as shown on G4 of 
Attachment G and is labeled as Vacation #3. This easement is adjacent to two six-foot PUEs, shown as 
Vacation #2 and Vacation #3, creating a total effective easement of 10 feet. The applicant has obtained 
approval (no-objection letters) from various utility companies within the project vicinity including PG&E, 
Menlo Park Municipal Water, and AT&T. The existing easement had previously conveyed a City-owned 
water main that has since been abandoned and relocated from the premises to Van Buren Road. The six-
foot portion of the easement contains a six-inch sanitary sewer main owned by West Bay Sanitary District 
(WBSD). WBSD has issued a letter indicating no objection to the easement abandonment if and when a 
new 10-foot sanitary sewer easement is dedicated in a slightly adjusted location four feet closer to Van 
Buren Road.  
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Essentially, the four-foot PUE (Vacation #3) is being relocated to the right side of Vacation #1 and #2 to 
create a new 10-foot sanitary sewer easement for the benefit of WBSD, as shown on G6 of Attachment G 
and described on G5. The City Surveyor has provided the final review of the proposed PUE abandonment 
and the creation of one new sanitary sewer easement on the lot. Once the vacations and easement are 
recorded in accordance with the City standard procedures, the applicant can record a lot merger to unify 
the main parcel (Lot 23) with remnants of the two parcels left (Lots 21 and 22). 
 
Abandonment procedure 
The three step process for abandonment of the PUEs is as follows: 
 

1) The City Council considers adopting a Resolution of Intention to Abandon the Easement, sets 
dates for the public hearings and refers it to the Planning Commission.  

2) The Planning Commission considers the proposed abandonment for consistency with the General 
Plan. The Planning Commission’s recommendation and input, if any, received from utilities and/or 
affected parties is submitted to City Council (included in the staff report to Council) for the public 
hearing. 

3) A public hearing is set where the City Council will consider the Planning Commission’s 
recommendation and adopts a Resolution Ordering the Abandonment of the PUE. 
 

The City Council reviewed and approved a Resolution of Intention to abandon the easements at its 
January 16, 2018 meeting. The resolution established the Planning Commission public hearing date for 
February 26, 2018, but has been continued to March 12, 2018, and the final City Council hearing date for 
March 27, 2018.  
 
The purpose of the Planning Commission review is to determine whether the proposed abandonment is 
consistent with the General Plan, as discussed in more detail in the following section. The Planning 
Commission’s determination is forwarded to the City Council for consideration. Prior to the City Council’s 
public hearing, staff will post at least three notices regarding the proposed abandonment in conspicuous 
places on the subject property. At the March 27, 2018 meeting, the Council will consider the Commission’s 
recommendation, as well as other comments from the public, prior to taking final action on the request.  
 
General Plan consistency 
The Land Use and Circulation Elements of the General Plan do not contain specific goals or policies that 
directly address the proposed PUE abandonment. The proposed abandonments also do not appear to 
conflict with existing General Plan guiding principles, which generally promotes orderly development, the 
maintenance of the City’s economic vitality and fiscal health, the protection of people and property from 
exposure to health and safety hazards, and the minimization of adverse impacts of development to the 
City’s public facilities and services. As noted earlier, the City has contacted the affected utility agencies 
about the proposed abandonments, and there have been no objections to the proposal since alternate 
easements have been established for WBSD. The proposed abandonment of the easements would not 
negatively impact other properties, and would allow for redevelopment of the site. Staff believes the 
proposal is consistent with the General Plan. 
 
Action on this item is in the form of a recommendation to the City Council. The Planning Commission’s 
recommendation is submitted to the Council in the form of a resolution, included as Attachment H. 
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Correspondence  
In the project description letter, the applicant states that he spoke about the project to the neighbors 
immediately to the left, behind, and directly across the road. More recently, the neighbor at 1050 Menlo 
Oaks Drive wrote an email to staff, noting that he supports the proposal. Another neighbor at 1043 
Berkeley Avenue (approximately a block away) wrote an email to express that he has no objection to the 
proposal. 
 
The neighbor at 1046 Almanor Avenue has expressed significant concerns, beginning in November 2017, 
about the impact of the proposed project on the existing trees on site, especially on the heritage trees. She 
would like to see the heritage trees saved, and would like to see the Ailanthus trees (trees #4 and 5) 
removed, due to their species and what she states they can do to other trees, as well as to pavement, 
sewers, and foundations. All correspondence is included in Attachment I.  
 

Conclusion 
Staff believes that the design, scale and materials of the proposed residence are compatible with the 
surrounding neighborhood. The traditional stucco architectural style of the proposed residence would be 
generally attractive and well-proportioned. The second level inset would help minimize the perception of 
mass. 
 
The proposed PUE abandonments would not conflict with the General Plan land use and circulation goals 
and policies, nor would they negatively impact other properties. Easements for specific utilities have been 
created and coordinated with the respective agencies, and there have been no objections to abandon the 
PUEs. Staff recommends that the Planning Commission find that the proposed PUE abandonments are 
consistent with the General Plan and approve the use permit for 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. 
 
The PUE abandonment is categorically exempt under Class 5 (Section 15305, “Minor Alterations in Land 
Use Limitations”) 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. 
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Appeal Period 
The Planning Commission action on the use permit 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. The PUE abandonment will be considered by the City Council on March 27, 2018. The City 
Council is the final decision-making body on the PUE abandonment. 

 
Attachments 
A. Recommended Actions 
B. Location Map 
C. Data Table 
D. Project Plans 
E. Project Description Letter 
F. Arborist Report 
G. Easement Vacation & Lot Merger Information 
H. Resolution of the Planning Commission of the City of Menlo Park Determining that Abandonment of 

Public Utility Easements is Consistent with the General Plan  
I. 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: 
Cecilia Conley, Contract Assistant Planner 
 
Report reviewed by: 
Thomas Rogers, Principal Planner 
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1049 Almanor Avenue – Attachment A: Recommended Actions 

PAGE: 1 of 2 

LOCATION: 1049 
Almanor Avenue 

PROJECT NUMBER: 
PLN2017-00121 

APPLICANT: David 
Crouch 

OWNER: David Crouch 

PROPOSAL: Request for a use permit to demolish an existing two-story, single-family residence and 
detached garage, and construct a new two-story, single-family residence and an attached garage on a 
substandard lot with regard to lot width in the R-1-U (Single-Family Urban) zoning district. The project 
includes a proposal to remove three heritage trees, one of which is dead. In addition, staff recommends 
that the Planning Commission adopt a resolution determining that the proposed abandonment of a 
public utility easement (PUE) on the subject site is consistent with the City’s General Plan (Attachment 
H). 

DECISION ENTITY: Planning 
Commission 

DATE: March 12, 2018 ACTION: TBD 

VOTE: TBD (Barnes, Combs, Goodhue, Kahle, Onken, Riggs, 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 a finding that the PUE abandonment is categorically exempt under Class 5 (Section 15305,
“Minor Alterations in Land Use Limitations”) of the current California Environmental Quality Act
(CEQA) Guidelines.

3. Approve Resolution No. ____, determining the abandonment of the Public Utility Easements (PUEs)
is consistent with the General Plan.

4. 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.

5. 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
David Crouch Homes, consisting of 16 plan sheets, dated received February 15, 2018, and
approved by the Planning Commission on March 12, 2018, 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
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1049 Almanor Avenue – Attachment A: Recommended Actions 

PAGE: 2 of 2 

LOCATION: 1049 
Almanor Avenue 

PROJECT NUMBER:  
PLN2017-00121 

APPLICANT: David 
Crouch 

OWNER: David Crouch 

PROPOSAL: Request for a use permit to demolish an existing two-story, single-family residence and 
detached garage, and construct a new two-story, single-family residence and an attached garage on a 
substandard lot with regard to lot width in the R-1-U (Single-Family Urban) zoning district. The project 
includes a proposal to remove three heritage trees, one of which is dead. In addition, staff recommends 
that the Planning Commission adopt a resolution determining that the proposed abandonment of a 
public utility easement (PUE) on the subject site is consistent with the City’s General Plan (Attachment 
H). 

DECISION ENTITY: Planning 
Commission 

DATE: March 12, 2018 ACTION: TBD 

VOTE: TBD (Barnes, Combs, Goodhue, Kahle, Onken, Riggs, Strehl) 

ACTION: 

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 and street trees in the vicinity of the construction project shall be protected 
pursuant to the Heritage Tree Ordinance and the arborist report by Mayne Tree Expert 
Company, Inc. dated June 28, 2018 (Revised February 13, 2018). 

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

a. Prior to issuance of a building permit, the applicant shall submit documentation of the 
recordation of the lot merger (as detailed in the staff report and Attachment G), subject to 
the review and approval of the Planning Division and Engineering Division. 

b. Prior to the lot merger recordation, the applicant shall submit documentation of the 
recordation of the PUE abandonment, subject to the review and approval of the Planning 
Division and Engineering Division. 

c. Prior to issuance of building permit, the applicant shall note on the plans that a certified 
arborist will be on site to oversee and document any below-ground work within 10 feet of 
any heritage tree during demolition and construction of the project, subject to review and 
approval of the Planning Division. 

d. Prior to building permit final inspection, the applicant shall relocate the street tree on 
Almanor Avenue (tree #15), plant three street trees on Van Buren Road, and remove the 
four recommended trees on the Van Buren Road side of the lot (trees #4, 5, 6, and 7), as 
outlined in the staff report, arborist report, and on the Site Plan (Plan Sheet A1.3), subject 
to review and approval of the City Arborist. 

e. Simultaneous with the submittal of a complete building permit application, the applicant 
shall submit a landscaping plan which documents the details of the tree relocation, planting, 
and removal noted in condition 6d, subject to review and approval of the Planning Division 
and City Arborist. 
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City of Menlo Park

1049 Almanor Avenue
Location Map

Date: 3/12/2018 Drawn By:4,000 CLC Checked By: THR1: Sheet: 1Scale:
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1049 Almanor Avenue – Attachment C: Data Table 

PROPOSED 
PROJECT 

EXISTING 
DEVELOPMENT 

ZONING 
ORDINANCE 

Lot area* 7,419.0 sf 7,419.0 sf 7,000.0 sf min. 
Lot width* 56.0  ft. 56.0  ft. 65.0 ft. min. 
Lot depth* 122.0  ft. 122.0  ft. 100.0 ft. min. 
Setbacks 

Front 20.0 ft.   26.5   ft. 20.0 ft. min. 
Rear 39.0 ft. 52.0 ft. 20.0 ft. min. 
Side (left)** 5.6 ft. 1.5 ft. 5.6 ft. min. 
Side (right) 12.3 ft. 17.0 ft. 5.6 ft. min. 

Building coverage 1,965.5 
26.7 

sf 
% 

1,537.0 
20.7 

sf 
% 

2,596.7 
35.0 

sf max. 
% max. 

FAL (Floor Area Limit) 2,904.2 sf 2,017.0 sf 2,904.8 sf max. 

Square footage by floor 1,420.9 
1,233.3 

250.0 
269.6 

 25.0   

sf/1st floor 
sf/2nd floor 
sf/garage 
sf/porches and 
trellis 
sf/fireplaces 

   1,269.0 
   480.0 
   268.0 

sf/1st floor 
sf/2nd floor 
sf/garage 

Square footage of buildings 3,198.8 sf 1,537.0 sf 
Building height 26.3 ft. 21.0 ft. 28.0 ft. max. 
Parking 1 covered/1 uncovered 1 covered/0 uncovered 1 covered/1 uncovered 

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

Trees Heritage trees:   6*** Non-Heritage trees:  9*** New Trees:    4*** 
Heritage trees 
proposed for removal:   3 

Non-Heritage trees 
proposed for 
removal:  

4 
Total Number of 
Trees:       12*** 

*Represents conditions after the lot merger
**Left side setback is measured from shared access easement
***Includes trees on adjacent properties and street trees
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Project Description – 1049 Almanor Ave 
2/21/18 

INTRODUCTION 

My name is David Crouch and I am a designer and builder and owner of 1049 Almanor Ave, Menlo Park. 
I have been designing and building houses in Menlo Park since 2002 and have built approximately 30 
homes in the area including numerous homes that have been approved over the years by the Planning 
Commission. I was also a resident of Menlo Park up to 2015 when, after becoming a single dad, was 
forced to move out of the area due to cost.  I have two daughters –  my eldest who attends Menlo-
Atherton High School and my youngest who currently attends La Entrada Middle School but will start 
Menlo-Atherton High School in the next school year.  

I purchased 1049 Almanor Ave because it provided a path for me to move back into the area and be 
closer to my daughters.  Since the current home is in a state beyond reasonable repair, my intent is to 
build a new home for myself and my daughters, which will provide great support for them due to it 
being so close to Menlo-Atherton High School.  Hence, this project is very personal to me and I urge the 
Planning Commission to approve its design as is.  

SITE 

1049 Almanor Ave, Menlo Park, is located between Middlefield Rd and interstate 101 in the area known 
as The Flood Triangle. It is zoned R1-U and is a 7419 sq. ft. non-conforming lot due to the minimum 
width of the lot being 56’ at the front setback, which is less than the minimum of 65’. The existing 
residence is 2 stories of approximately 2017 sq. ft.  There is also a detached garage of 268 sq. ft. In 2015 
the main house was red-tagged by the City of Menlo Park due to it being unsafe for occupancy.  

The lot is a corner lot intersecting with Van Buren Ave, which runs parallel to highway 101 and is 
separated by ~12’ tall noise wall. The lot contains 15 trees (4 heritage), which are in bad condition due 
to the lack of maintenance. It is also worth noting that there are two heritage-sized street trees on the 
right side of the lot and there are numerous trees including heritage trees over the back fence on the 
neighbor’s property.  

SITE HISTORY 

It’s important to note that up until recently this lot did not possess the attributes stated above. When 
the area was zoned in 1929, as shown by the zoning map below (1049 Almanor is parcel no. 23), lots 
existed where Van Buren Ave currently exists that faced 101. Utility easements were established based 
on this zoning, often with a 6’ easement and a 4’ easement straddling the property boundaries at the 
rear, providing a 10’ easement in total. For 1049 Almanor Ave (parcel no. 23) this meant a 6’ at the rear 
and a 4’ easement on the right side. On the opposite side of the right-side fence a 6’ easement was 
established in the rear of the now-defunct properties facing 101. Trees were also strategically placed on 
these lots relative to the property boundaries. Many of the trees on the right side of 1049 Almanor were 
planted when this property boundary was relevant and marked by a fence.  

ATTACHMENT E
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Due to the widening of 101 the lots facing 101 were all but removed (parcels 18-22 in the zoning map 
above). The widening resulted in the creation of Van Buren Ave, leaving a ~11.5’ wide strip of land at the 
rear of these lots that was attached to the adjacent lots on the perpendicular streets. That is, 1049 
Almanor Ave is made up of the original parcel (#23) plus the remnants of lots on it’s right side that once 
faced 101 (#21 & #22).  

In the 1950s parcel #23 was subdivided – essentially split in half, creating 1047 Almanor and the current 
1049 Almanor. Due to the narrow lot widths at the front, a shared access easement approximately 8.5’ 
wide was established that straddles the left-side property line to accommodate a shared driveway. 

Before undertaking this project, 1049 Almanor Ave was a lot that had been modified multiple times over 
the years leaving a building site that included numerous challenges. My initial work on the project was 
to merge the 3 parcels on the lot into one. In parallel I worked with the City and utility companies to 
relocate the unused 4’ easement down the right side of the property to the other side of the 6’ 
easement to an unused space in the side setback.  

The parcel map below shows the 4’ easement that was relocated. It also shows the parcel line to be 
removed via a lot merger as denoted by the bold dashed line. The lot merger is almost complete and the 
easement relocation is also substantially complete pending final approvals from the Planning 
Commission and City Council.  
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From this point on the project description assumes the completed lot merger and easement relocation 
characteristics.   

PROJECT 

The existing house at 1049 Almanor Ave is in disrepair and has been for years. It was tagged by the City 
in 2015 as uninhabitable and “Unsafe – do not enter or occupy”. The cost to remodel the existing house 
to make it habitable and bring it to current codes is similar to the cost of constructing a new house. The 
house also violates the left-side property setback. The decision to demolish the existing house was 
obvious. 

The proposed project involves demolishing the existing 2 story stucco residence and detached garage 
and replacing it with a new 2 story residence with attached garage and one uncovered parking space. 
The new residence has a stucco exterior, aluminum clad windows, and long-life composition shingle 
roof.  

LOT SETBACKS 

The front and rear setbacks for the lot are 20 feet. The right-side setback is 12 feet due to being on a 
corner. The left side setback is 9’-10” and is comprised of a 4’-3” access easement and 5’-7” side 
property setback.  

The existing house impedes the left side setback by approximately 5’.  

EXISTING EASEMENTS 

There are now 3 easements on the lot – 2 utility easements and 1 access easement. The access 
easement is for a driveway that is shared with 1047 Almanor Ave. The City sewer servicing the area runs 
along the utility easements at the back of the property and down the right side of the property. The 
Coast Live Oak heritage tree tagged #1 on the right side of the property sits on top of the City sewer in 
the easement. West Bay Sanitary expressed their desire for this tree to be removed in communication 
for the easement relocation.  

HOUSE 

The shape of the lot proved to be challenging. While it is ~7418 sq. ft. the building footprint is only ~34’ 
wide at the front setback – even after the easement relocation and lot merger. This translates to a foyer 
and two rooms across the front elevation. 

A 2-car attached garage was not feasible due to the narrow lot at the front setback. Furthermore, a 2-
car detached garage was also not feasible since the 2nd space would have been centered in the backyard 
due to the easements and hence difficult to access from the shared driveway while access from Van 
Buren would have meant the backyard was filled with a garage and driveway.  

I was essentially forced to separate the parking spaces – one being an attached single car garage and the 
2nd being a parking space at the rear of the property accessible from the shared driveway. Due to the 
location of the existing shared driveway and the danger of locating the driveway close to a corner, it 
made sense to locate the attached garage on the left side of the house. 
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The 1st floor is of similar size to that of the existing house. Due to having an attached garage the 1st floor 
footprint extends approximately 4’ further back from the existing house and 4’ to the right. The only 
windows in the livable area that view the neighbor’s property to the left is the kitchen window.  

The 2nd floor is set in from the 1st floor footprint. This resulted in the volume falling well within the 
daylight planes on both sides of the house. To help preserve privacy for the neighbor to the left, the sill 
height of the master bedroom windows on the left side was set high at 5’. The master bedroom also has 
a small balcony, but I have designed a pony well around the balcony to again help preserve privacy with 
the neighbors’ property.  

I placed bathrooms, laundry, closet etc. on the right side of the 2nd floor to provide a sound barrier for 
the bedrooms from the noise from 101. 

The maximum height for houses zoned R1-U is 28’. However, the 1049 Almanor house has a height of 
26’-3”, which is ~2’ less than the maximum.  

Lastly, I pursued a somewhat symmetrical/balanced, humble front elevation to fit in with the 
understated charm of the street.  

TREES 

The property contains 14 trees on the right side, which provides some screening for the noise coming 
from 101. The project arborist, Mayne Tree Experts, recommended that: -  

1. Tree #1 be removed due to it sitting on top of the City sewer and is also close to the building 
footprint. It is a Coast Live Oak of heritage size. 

2. Tree #2 be removed since it is within the building footprint. It is not a heritage tree.  
3. Tree #3 be removed since it is against the building footprint and is of bad form due to being 

crowded by the adjacent trees. It is a Coast Live Oak of heritage size. 
4. Tree #4, which comprises 7 stems, be removed due to them being a weed.  
5. Tree #5 be removed due to it being a weed.  
6. Tree #6, a street tree, be removed because it is dead.  

The arborist recommended to remove a total of 12 trees. However, the trees play an important role in 
softening the right side of the house as well as absorbing sound from 101 so upon commencing the 
design I decided to only remove the trees which could affect the integrity of the house and/or the City 
sewer, which are trees #1-#3.  

However, since trees #1 & #3 are heritage trees and their removal is not guaranteed, I designed the 
house without needing modification to retain the trees should that be the direction of the Planning 
Commission. 

The City arborist approved the removal of tree #3, which is a heritage tree. The City arborist also 
recommended the removal of trees #4-#7. While I think this is necessary to improve the tree line 
overlooking Van Buren Ave and 101, I object to the immediate removal of all trees in one on go – I think 
it should be implemented as part of a long-term plan. The current tree line plays an important role of 
screening 101 and its immediate removal in it’s entirety will have major negative impacts to my family’s 
living experience.   
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While tree #6 is dead, trees #4, #5, and #7 provide important screening for privacy and noise from 101. 
Without this screening I will have master bathroom windows exposed to motorists on 101. I propose 
that replacement of these trees occur over a number of years – allowing a replacement tree to grow 
before removing the next tree.   

Regarding tree #1, a heritage Coast Live Oak, I applied to remove the tree due to its location on top of 
the City sewer, it’s average health, and it’s lean over the City sidewalk. From experience building in 
Menlo Park and working with existing large trees, and from working with West Bay Sanitary, I’ve learned 
that if a large tree growing near a sewer has not impacted a sewer, it will with time. I have also had to 
absorb the cost of damage to my landscaping due to West Bay Sanitary needing to do sewer work on my 
property. Oak tree #1 sits directly over the top of the City’s 8” sewer main, which captures feeds from 
smaller sewer mains on the adjacent streets. Sewer damage from this tree will greatly impact the 
neighborhood. 

For prior projects I have observed two large Oak trees that were initially declined for removal by the City 
almost cause injury on two separate occasions. A large branch on one of them fell onto Grace Dr, 
blocking the road and almost hitting a car. Regarding the 2nd tree that was located in my clients’ 
backyard – a tree held together by wires due to its failing health - a large branch fell while their children 
were playing in the backyard. On both of these occasions potential tragedy was avoided through luck. I 
don’t want the liability of relying on luck to avoid injury from main branches falling onto the City’s 
sidewalk. I am stating this for the record and ask that the Planning Commission seriously consider my 
concerns.  

If the reasons for my concerns for keeping tree #1 didn’t exist, I would be positive on keeping the tree. I 
do like how it provides screening from 101 and how it frames the house with Van Buren Ave. In the 
alternative I have worked to come up with a structural plan that will successfully retain the tree with 
little impact should the Planning Commission decide that it should be retained.   

Tree #1 is located ~6’ from the existing house. A 1’x1’ exploratory trench was hand dug just outside the 
line of where the new foundation will be located to determine what roots could be damaged. Only 3-4 
small roots (~1”) were found and one of them had been cut due to a fence that used to run along the old 
property boundary. Furthermore, concrete fence post footings were found every 6’ feet with one of 
them located in approximately the same location as the pad footing for the front-right corner of the new 
house. That is, the new pad footing will have minimal impact on the Oak tree’s roots.  

I like trees and have built multiple houses close to Oak trees to successfully retain them. The pictures 
below show a house I recently designed and built in Atherton. I’m very proud to say that I designed this 
estate around all the existing trees, including keeping the large Oak tree at the right of the garage.   
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The Oak tree on the right side of the garage in the picture above is approximately 24” in diameter – 
larger than Oak tree #1 on the Almanor site. The base of the Oak is approximately 12” from the 
foundation of the garage – much closer to the structure than what tree #1 will be. When building the 
garage we modified the roof line accordingly to accommodate the trunk of the tree.  

WHAT I AM PROPOSING FOR THE FOUNDATION FOR 1049 ALMANOR AVE IS MUCH MORE TREE-
FRIENDLY THAN THE FOUNDATION FOR THE GARAGE ABOVE. FURTHERMORE, OAK TREE #1 WILL BE 3X 
FURTHER AWAY FROM THE HOUSE THAN WHAT THE OAK TREE IS TO THE GARAGE IN THE PICTURE 
ABOVE. THAT IS, OAK TREE #1 CAN BE RETAINED SUCCESSFULLY WITHOUT ANY DESIGN CHANGES TO 
THE PROPOSED HOUSE. 

During an application I presented to the Planning Commission in 2012, Commissioner Riggs said “David, 
you are the first applicant I have seen come before the Commission and propose moving a house closer 
to a heritage Oak tree”.  

The application was approved, the house was built within 5’ of the heritage Oak, and everybody was 
happy. The tree remained and is still there today in a healthy condition. 

As for other trees, there is an existing street tree at the front of the property that needs to be relocated 
on the front of the property as to not block the new driveway. The street tree is about a year old and 
3/4” in diameter.  
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Lastly, I have added 3 street trees to the right side of the property and one heritage tree replacement in 
the backyard to compensate for the trees being removed.  

STRUCTURAL DETAILS AT TREE #1 
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NEIGHBORS 

I have spoken to neighbors about the project immediately to the left, behind, and directly across the 
road. I also met with a neighbor, Carolyn Ordonaz, at the site to discuss the tree situation related to my 
project.  
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January 4, 2018 

David Crouch 
1049 Almanor Ave 
Menlo Park, CA 94025 
Empty 
RE: 1049 Almanor Ave (PLN2017-00085) 
Empty 
Dear Mr. Crouch, 

This letter serves to inform you that the lot merger for the properties at 1049 Almanor 
Ave, shown as Lots 21, 22, and 23 in the attached PLAT, is conditionally approved as 
of the date of this letter.  The project is categorically exempt under Class 5 of the 
current State CEQA Guidelines. 

The proposed lot merger falls within the guidelines of City Code Section 15.30.020 
established by the City Council on September 19, 1995.  This Section states that:  
“Pursuant to the authority provided by Section 66499.20 ¾ of the Subdivision Map 
Act, upon request of the legal owner(s) of contiguous parcels, the City Engineer, with 
the concurrence of the Director of Community Development, may approve the merger 
of the parcels without reverting to acreage.” 

The proposal has been reviewed and found to meet the requirements of City Code 
Section 15.30.020.  Therefore, it is approved subject to a twenty (20) day appeal 
period beginning the date of this letter.  After the appeal period has lapsed, the City 
will prepare the required documents and recordation instructions for finalization and 
recordation of the lot merger. An appeal may be filed with the Planning Commission, 
and a member of the Planning Commission shall have the same appeal rights as a 
Council Member. 

Should you have any questions, please contact Michael Fu at (650) 330-6706 or at 
mgfu@menlopark.org. 

Sincerely, 

Nicole H. Nagaya, PE 
Assistant Public Works Director 

cc: Kyle Perata, Senior Planner 
 Jelena Harada, Deputy City Clerk 
Justin Murphy, Public Works Director 
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Date: February 9, 2018 
To: Michael Fu – City of Menlo Park 
From: Michael J. Middleton, PE 
Subject: Legal Descriptions for Easements – Final Review 

1049 Almanor Ave. 
(Ref. No. 33017-018017.10) 

I have completed a first and final review of the legal descriptions for the vacation of 
three easements, and the creation of one easement, dated Jan. 9, 2018, (related to the 
1049 Almanor Ave. Lot Merger), by Chappell Surveying Services, for conformance to 
the requirements of the Subdivision Map Act (SMA), Land Surveyor’s Act (LSA), and the 
City of Menlo Park Municipal Code (MPMC).  I have the following comments: 

The legal descriptions for all three vacations, and the new easement to be 
created, are ready in form for recording subject to the following modification: 

• All three vacations and the easement to be created:  All references to the
Newbridge Park Map No. 4, should also include the recording information
17 M 66.

Please also note that the easement vacations, and the new easement to be 
created, as the descriptions are drafted, must be recorded prior to recording the 
proposed lot merger. 

End of Comments 

Feel free to contact me at 925-498-6524, or michael.middleton@us.bureauveritas.com, 
if you have any questions.  
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From: Fu, Michael G
To: David Crouch
Cc: Nagaya, Nicole H; Perata, Kyle T; Conley, Cecilia L; Murphy, Justin I C
Subject: 1049 Almanor - PUE
Date: Wednesday, January 03, 2018 2:37:34 PM
Attachments: image001.png

Hi David,
 
Thank you for the productive phone call.  To recap on our conversation:
 

1.      The lot merger has been conditionally approved and will be recorded pending the
20 day appeal period.
 

2.      The 6’ Easement bisecting lots 21 and 22 per 17M66 is a Public Utility Easement
(PUE).
 

3.      The City discussed internally and prefers that all PUEs are abandoned collectively
given that there is no foreseeable future use in these land rights.  
 

4.      A dedicated 10’ sewer easement will be established over the existing 6’ PUE and
new 4’ easement along Van Buren.  This sewer easement shall be recorded
concurrent, or prior to, the abandonment of the PUE. 
 

5.      Given (1-4) above we will require the following actions by the end of next week. 
Please note that your scheduled Council Date is on 1/16/18.
a.      Contact all appropriate utility companies for updated no-objection letters within

the 6’ Easement.  As noted this needs to be conducted as a courtesy.  Please
cc’ City staff on your correspondence.

b.      Have your surveyor furnish an updated PLAT and Legal to encompass the
changes above.  Notably, the 6’ Easement needs to be included in the area of
vacation with a 10’ West Bay Easement in its stead. 

c.      Please send me the updated PLAT and Legal at your earliest convenience,
otherwise, I do not foresee any significant delays in processing your request.  

Please feel free to contact me if there are any additional questions.  Thanks again and
Happy New Year.
 
Kind Regards,
Michael Fu, P.E.
Associate Civil Engineer
City of Menlo Park | 701 Laurel St. | Menlo Park, CA 94025
Direct 650-330-6706 | General 650-330-6740 | Fax 650-327-5497
mgfu@menlopark.org
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DRAFT RESOLUTION NO. 2018- 

RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF MENLO 
PARK DETERMINING THAT ABANDONMENT OF THE PUBLIC UTILITY 
EASEMENTS ON 1049 ALMANOR AVENUE IS CONSISTENT WITH THE 

GENERAL PLAN 

WHEREAS, the Planning Commission of the City of Menlo Park has considered the 
abandonment of public utility easements at 1049 Almanor Avenue as required for the 
development of a new two-story single-family residence located in the R-1-U zoning district; and 

WHEREAS, the Planning Commission has held a public meeting on this subject on March 12, 
2018, as required by law, having provided public notification by publishing a legal notice in the 
local newspaper and notification of property owners and occupants within a 300-foot radius of 
the subject property;  

WHEREAS, the Planning Commission of the City of Menlo Park has determined that said 
abandonments are consistent with the General Plan in that alternate easements for specific 
utility companies have been provided and there has been no objections to the abandonment 
proposal; and 

NOW, THEREFORE, BE IT RESOLVED that the Planning Commission of the City of Menlo 
Park hereby recommends that the public utility easements of 1049 Almanor Avenue, as shown 
in attached Exhibit A, to be abandoned as proposed.   

I, Arlinda Heineck, do hereby certify that the above and foregoing Resolution was duly and 
regularly passed and adopted by a majority of the total voting members of the Planning 
Commission of the City of Menlo Park at a meeting held by said Commission on the 12th day of 
March, 2018, by the following vote: 

AYES: Commissioners:  
NOES:  Commissioners:  
ABSTAIN: Commissioners: 
ABSENT: Commissioners:  

I further certify that the foregoing copy is a true and correct copy of the original of said 
resolution on file in the office of the Community Development Department, City Hall, Menlo 
Park, California. 

IN WITNESS WHEREOF, I have hereunto set my hand and affixed the Official Seal of said City 
this __ day of March, 2018. 

___________________________ 
Arlinda Heineck 
Community Development Director 
City of Menlo Park 
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From: William R. Brown
To: Conley, Cecilia L
Subject: Use Permit for 1049 Almanor Avenue
Date: Tuesday, February 13, 2018 1:11:56 PM

I have no objection to the application for a Use Permit for 1049 Almanor Avenue to demolish
and replace the house that is there.

I do object to the requirement that people in our area obtain a Use Permit to begin with.

Nearly every lot in our area is considered “substandard” in regards to width. Burdening us
with the extra cost and time necessary to obtain a Use Permit for a building that already has to
conform to the building code is simply unfair.

I suggest a rezoning of our area be considered to eliminate the requirement for a Use Permit
for lots that are substandard as to width (or total area), a new zoning district for narrow lots or
small lots might be required.

- Bill

William R. Brown
1043 Berkeley Avenue
Menlo Park, CA 94025
(650) 248-3015 (cell)
Bill@termanbrown.net

I
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From: Jason Primuth
To: Conley, Cecilia L
Subject: 1049 Almanor
Date: Monday, February 12, 2018 4:50:56 PM

I received the flyer about the proposed changed at 1049 Almanor ... and I heartily support it.

That house is an eyesore, and needs to be torn down.

I suspect the rest of the neighborhood agrees.

Thanks,

 Jason Primuth, 1050 Menlo Oaks Drive
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From: Carolyn Ordonez
To: Conley, Cecilia L
Cc: _Planning Commission
Subject: Please keep the heritage oak trees at 1049 Almanor Avenue
Date: Wednesday, February 07, 2018 9:29:57 AM

Dear Ms Conley,

I previously sent a plea to keep the heritage oaks at 1049 Almanor Avenue. This follow up is to to reiterate how
important trees are to the environment and the health of everyone.
Because 1049 Almanor Avenue is adjacent to the 101 freeway the trees are extremely important to fight the
pollution the freeway causes. And with Nexgen, the new flight path to SFO, we now jets frequently flying over at
less than 4,000 feet with more pollution.
Trees are vital. They take in carbon dioxide and produce the oxygen we breathe. An urban forest acts as a giant filter
that cleans the air we breathe. One mature leafy tree produces as much oxygen in one season as 10 people inhale in
one year.
Trees also clean pollutants in the soil by either storing pollutants in the soil or actually changing pollutants into less
harmful forms.
These two heritage oaks help muffle the noise of the freeway. They also are screening a sign on the freeway.
CalTrans is going to be adding another sign by cutting into the sound wall and placing the support pole in this space.
The exact location, I understand, has not been determined but will be somewhere between Menlo Oaks Drive and
Berkeley Avenue.
I have read the tree report by Mayne tree experts. The only negative about the trees is they need pruning and one
tree leans due to the adjacent trees not because it is unhealthy.
These two trees live in harmony with a two story house now. According to Mayne the trees are too close to the
existing house and should be removed. I am a landscape architect and recently worked on a property on Bay Road in
Menlo Park with a hundred plus year old oak tree and a 45 year old house built within six feet of the house. Both are
healthy. The tree was evaluated by Arbor Logic and a report was prepared on June 12, 2017 stating the tree was
healthy and safe.
Another reason, according to the tree report, to remove the trees is the trees lean. Tree one barely leans and tree
three leans due to competition from the Ailanthus trees next to it. These trees should be removed and the heritage
oak number three will add growth and balance. Oak trees, as well many other trees, naturally lean. This natural
leaning makes oak trees particularly picturesque.
The proposed plan is to save the Ailanthus altísima trees which are an invasive species from China. This tree
produces a chemical preventing other plants from growing near it and an abundance of seeds threatening our native
species. The aggressive root system can case damage to pavement, sewers and building foundations. The existing
Ailianthus trees are young and have not affected the heritage oaks but these trees need to be removed as noted by
Mayne.
I have met at 1049 Almanor Avenue with Mr. Crouch to discuss the trees. He agreed with all the reasons I stated in
my first plea to save the trees. But he informed me Westbay Sanitary District wanted the trees removed because tree
one sits over the sewer main. I visited Westbay to confirm this information. Mr. Crouch is misinformed. Westbay
cleans the sewers once a year and does not ask that trees be removed.
Please do not allow the removal of the heritage oak trees at 1049 Almanor Avenue. Cal Trans removed large
beautiful trees at Willow Road for the new freeway interchange and if Flood Park removes trees as proposed we are
loosing valuable urban pollution fighters.
I urge you to ask Mr Crouch to be innovative in his house design and save the oaks. Saving the trees will provide
visual and noise screening and help clean the pollution from the freeway and jets as well increase the value of Mr.
Crouches property.
Thank you,
Carolyn Ordonez
1046 Almanor Avenue
Sent from my iPad
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From: Conley, Cecilia L
To: Conley, Cecilia L
Subject: FW: 1049 Almanor Ave Heritage Trees
Date: Thursday, February 15, 2018 2:39:25 PM

Hi Kyle,
I reviewed the plans for 1046 Almanor Avenue. I would like to keep the two heritage oak trees
the owner/ builder would like to remove. I assume the basement is the problem with keeping
the trees. I have attached the email and photos I sent to the planning commissioners. Please
include the letter with your staff report. I noticed the proposed driveway goes right through the
street tree. I don't remember the tree being noted on the plans.
Sincerely,
Carolyn Ordonez

Sent from my iPad

Begin forwarded message:

From: Carolyn Ordonez <cardord@gmail.com>
Date: November 8, 2017 at 8:10:15 AM PST
To: andrew@barnes210.com, susan_goodhue@yahoo.com,
john@johnonkenarchitects.com, larry@metropolisarchitecture.com,
hlriggs@comcast.net, katherine_strehl@yahoo.com, combs.drew@gmail.com
Subject: 1049 Almanor Ave Heritage Trees

Dear Planning Commissioners,

Your commission will be receiving for review a new house to be built at 1049
Almanor Avenue in the Flood Triangle neighborhood of Menlo Park. I live at
1046 Almanor Avenue and have reviewed the plans. My interest in reviewing the
plans is saving the heritage oak trees. The plans are specifying the removal of
two heritage oak trees.

I do not want the trees removed for many reasons. 1049 Almanor Avenue is
located at the corner of Van Buren Road and Almanor Avenue. Only two-lane
Van Buren Road and a narrow planting strip separate the house lot from the 101
freeway sound wall and eight or ten lanes of polluting cars.

Trees clean the air. They absorb orders and pollutant gases, nitrogen oxides,
ammonia, sulfur dioxide, and ozone. Trees filter these particles out of the air by
trapping them on their leaves and bark.

We recently lost so many mature trees at Willow Road and 101 due to the
reconfiguration of the freeway on and off ramps. One day the trees were there
and the next day the trees were gone. Was any thought given to the consequences
of the loss of mature trees? Furthermore, San Mateo County is proposing to
remove hundreds of trees from Flood Park. 

Wildlife, birds, squirrels, crows, stellar jays, hawks live in the trees in the area.
These beautiful Oaks block the view of the freeway sign to the Marsh Road exit
as well as the sound wall. They help block noise from the freeway. They soften
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the appearance of the two story house that sits there now and would do the same
for a brand new house.

Saving the trees would benefit the future residents of the new house. The tree
would be attractive when looking out the windows, block noise and undesirable
views, help clean the air, and provide an environment for wildlife.

Knowing the existing house will be torn down, a newly designed house can and
should be planned around the heritage trees. Large mature trees increase property
values for the individual lot and the neighborhood.

Please do not allow the removal of the heritage oaks. We need established,
mature trees for future generations.

Sincerely,
Carolyn Ordonez
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U 0V235_1\X .bh1]

ZX c1\Z nh_0h X.U
2_\1X. V]XZ_Y. Xh

.
4]_5Y_\̀ 1U. 3UV6

_Y.Y _\ .6.Ua 41Xh
UVV2/ 0V\XUV55.Y

 4a 1 h]2_Y_Xa 0V\
XUV57

]\5.ZZ _X _Z c]\0X
_V\_\̀ 1Z 1 0V23V

\.\X Vc 1 nhV5. h
V]Z. 6.\X_51X_V\

ZaZX.2/ .\6_UV\2.\X15 0V
2cVUX

;/+8,/>[ nhV5. hV]
Z. .bh1]ZX c1\Z Z

h155 h16. _\Z]51X
.Y 5V]6.UZ VU 0V

6.UZ
nh_0h 05VZ. nh.\

 Xh. c1\ _Z Vcc/ 0V
6.UZ VU 5V]6.UZ Z

h155 h16. 1 2_\/ 
_\Z]51X_V\ 615]. V

c Ui;/=/
;/+8,/=[ Y]0X ZaZX.

2Z 1U. Z_̂.Y7 Y.Z_̀
\.Y w .q]_32.\XZ 

_Z Z.5.0X.Y ]Z_\̀ 
Xh.

cV55Vn_\̀ 2.XhVY
Z[ >/ .ZX145_Zh h.1X 5
VZZ w h.1X ̀1_\ 61

5].Z 100VUY_\̀ XV
 1001 21\]15 W VU

.q]_615.\X/ =/ Z_̂. Y]0X ZaZX.2
Z 100VUY_\̀ XV 10

01 >-iY j21\]15 Yk 
VU .q]_615.\X/

</ Z.5.0X h.1X_\̀ 
w 0VV5_\̀ .q]_32.

\X 100VUY_\̀ XV 1
001 <:iZ j21\]15 Z

k
VU .q]_615.\X/ _\ZX155.U w Z3.0_1

5 _\Z3.0XVU q]15_5
c_01X_V\Z

,8=/>>[ h610 ZaZX.2
 _\ZX155.UZ 1U. XU

1_\.Y w 0.UX_c_.Y _
\ Xh. 3UV3.U

_\ZX1551X_V\ Vc h6
10 ZaZX.2Z/

,8=/=[ Z3.0_15 _\Z3.
0XVUZ .235Va.Y 4

a Xh. .\cVU0_\̀ 1̀
.\0a 2]ZX 4.

q]15_c_.Y w 145. XV
 Y.2V\ZXU1X. 0V2

3.X.\0. _\ Xh. Y_Z
0_35_\. Xh.a 1U.

_\Z3.0X_\̀/ ,8</>[ 6.U_c_01X_V\
 Vc 0V235_1\0. n_

Xh Xh_Z 0VY. 21a _
\05]Y. 

0V\ZXU]0X_V\ YV0
]2.\XZ7 351\Z7 Z3.

0_c_01X_V\Z7 4]_5Y.
U VU _\ZX155.U

0.UX_c_01X_V\7 _\Z3
.0X_V\ U.3VUXZ VU

 VXh.U 2.XhVYZ 1
00.3X145. XV Xh.

.\cVU0_\̀ 1̀.\0a
 nh_0h ZhVn Z]4Z

X1\X_15 0V\cVU21
\0./

I&� ��$�Q
L'M ��$�Q

. 3/ \ ��%&�%'R 

.b_ZX_\̀ c5VVU 1U
.1 5_2_X 0150]51X_V

\[
1U.1Y_2.

\Z_V\ZZ
/c/

.\XUa 5.6.5 n
=9pi9rs>,pi=r

;-=/>
b=-pi8r

s=;pi>r:-
9/;

Z]4XVX15 c /1/5/
>>-8/+8

1̀U1̀. a>>pi
;rs=<pi;r=

:;/;
Z]4XVX15 c/1/5/

=:;/;8
XVX15 c/1/5/

>;+;/-8 vZh1Y.Y 4Vb.Z Y
.\VX. h14_X145. Z

310./
v]\Zh1Y.Y 4Vb.

Z Y.\VX. 3VU0hl31
X_V Z310./

v0UVZZ h1X0h Y.
\VX.Z \V\ic15/

���������� �

��



�������� ��	
���	
�� �����
���
��� �	
���	
�� 
��������������� ��	
����	
��� �������� �������� ��	
����	
�� ��������

�������� �	
���	
�� ����
���
��� �	
���	
��� 
��������������� ��	
����	
�� ��������

�������� ������ ��	
����	
�� ��������
������� ������ �	
���	
�� �������

������� ��� �	
���	
�� �����
������� !��" �� ��	
�����	
�� �������� ������� �� �� ��	
����	
�� �������� ���������� �� ��	
����	
�� �������

�������� ��	
�����	
�� ��������
���������� �� ��	
����	
�� �������

������� �� �� �	
���	
�� �������������� �� �� ��	
����	
��� ��������
�������� �	
�����	
�� ��������������� ��	
���	
�� �����

������� �� �� ��	
���	
�� �������

�������� ������ �	
���	
�� �������

#$%&'()�*%+ %,-.'')�*%+/'0121%32+4$563�78+45)'+

�������"��9������:����"��9����;�"����������9����������������"�������������� <�=>??@A�B@CDEA�<=>??@A�B@CDEA� FGFH/IJKL�M3N�-OI/P�L44QOQI* RFM�4S/KLT�-O/UUO TU*VI�#L/WJLVQXI/*QL FMYHYFG OZF[F4J\ *%3(%3,%$]13̂ \%$_2.'') 415̂$5]
`ab

Fcb
RMb

db
*%3(%3,%$]13̂�\%

$_2.'')Y�415̂$5]
2(5e'+�FYafgFbZ̀f

F2)�V'0'e
M3N�V'0'e

h� ������������
������ ����������

9�"��
hi�� ���������

���������9��" j9�
�����9�"��

h"����� ��" ���
���������
����

kl



�������� ��	��� 
���������
�������� 	�������� 
���������� ��������	�����	


��
���������	��� �	� ��
������	!�"������	������������#���	� �� �$�$$��$�$$�

�%$�$$�

�%$�$$�
&�'����
$� �������� �����

%��
� ( �	)��� ���
� �������	��� ��

���$�

���$�

�������� �����
%��'��� ���������$��
� �������	��� �����$�#��)�������������((

�������

����������	� ���*�	(��	�*�����

���)�����������(�
��

	((��( �	)���� �	( ������ � �	(�����(����	�	(
(�

����� 	�+��	�� ���!�����,����� ��	����	����������)(����!��
(

!��	��( �� �����	�����(��� �������(��������(� ���(�����������(
�

������(��
-.���(	*
�����	�����(��� �������(��������(� ��

���������������(�!
�

	��( �� ����������������(
�!�

	��( ��
��������������	���

�������
�(�!�����	������(

�
$$����
����(�����(	����

��(���
���������#$�!�����

�*����
�$�!�������)� �����������������

	
��������(������((� ����	��� �$��$�/
$��$���( �	�

�
��	����������


%����� ��������


$�

%�����/�#��)����((���
���

�������������(��(�!
�

	��( ��

��#�

�����$� ��������#��	���((�
���(����)�	�����

��	��
�	(�����(����	���

�*
����������


��#���������	��� �)�		*�!�(��(�
'��,������� ����� #��,������� �����

�
�����������	��� �	� ��
�(��0 ����������(��(��

(	���������� ����(��!�����(���
)���������)�

�	���������!�	��
�����)���������

���(���)��������	
��(���)�

�	(,�����������(�
�!��	�!�������

������		�����(��(
��(	����

�(����(����������
�!��	�+��	����(

������)����		���
�1(����

(	�����������!��
�

	�+��	�������

����� ��������
���$� ( �	)���

�����2%�

���������#��)����((
����������

����)!(	��!���2��
����*�	�

345678�9:5;;:<6;=:;5�9:5;;: �#
�



��

�$���

����#� �
#��#� ��������
��

�������� 	��������
�������� 	��������

�������(��
-. ��(	*
�������� 	��������

�������� 	��������
>745;?�@A;B4;

�$
'$�'��

�������� 	���������������� 	���������������� 	��������
%$��'��$����#
���$� �$��
�

�������� �)��
�������� �	� ���*

#��	���((�

�$
C5DE;F:�GDH DI96;;:�GDHJ;AK=KDB=H357LB�MNH37:;H

�����������!����� ��������!���O������$$'������#�$�%#���#$�����
$���%���� P�QRSSTU�VTWXYU�PQRSSTU�VTWXYU� Z[Z\J]<̂@�_B̀�9a]Jb�@33cac]G dZ_�3eĴ@f�9aJgga fgG>]�C@Jh<@>ci]JGc@ Z_j\jZ[ @kZ3<l 9K:;�C?7B @5;7�C?7B 9:5;;:�9F7m;
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LMRM]̂�VŜPK]KTKM�KLM�SR]
Q]̂N[�_��T̂UT̀[]PLM\�

JSRa�Sb�KLM�/RVL]KMVK�N̂
\�KLM�PNWM�WNO�̂SK�̀M�

\TU[]VNKM\;�TPM\�SR�\]PV[
SPM\�J]KLSTK�KLM�
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b̀�gbe�_�dsca

���
���













��������	�
	���������������������� �������� ������������
������������
���������

�������� !��� "#�$���$�
� ���	��%
�$ ���$�
� �  

"������&����
��� �$	�$	�
 ������"������� �!	��	�
 "������&������

���"���
�������
� "������&������

���"���
� �����
� "������&������

���"���
����!��
$

�

'()





���



���



�����������	 
���������� ����	�� �����������������	 
������� 
�������
����� �����

�����������	 
����������� ���������

���



���



�����������	 
�������� 	����
����� �������

�����������	 
����������� ���������

���



���



�� �� ��������	
�� ��� �� �� �� �� �� �� � �� � �� �� �� �� �� ��� !� "#$%&'()*+,,-.� /(012�3%0(45 ,6
7

38290"�"2(:;<
�=� >?@AB�B�

C� D� E�FGHHIFJ�JG�
K� LMNOIPQR�

S T� UV�
��WXWYZ�[[F\]��^

�_�[JL�̀àb̀IM�GaJb
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N��K$��O������	������������������	����P� l+m\]̂(da�u((�&̀+p(h�vgĝ[̂+f&]]sw�b(d̂g(f[̂&]�qf̂[d�e&p(�dxs]̂'e[d�,+b�̂f[(b̂+b�d\&_(dh�8EFEGEHy� ���������� k������K���$�������������	����z�M����N����	�K�������$�������������	���������K$��������$������	��	�P�W��!�	��������������K���	��$����K���!�������
��̀b̂d�d+](̂]d�$��������	�������	�K���������$��
��!�	$�����KP�{b̂d�d+](̂]dO��$��$��	����	���������"�$����K��������O��z������	���$�����"�����K���|���������M������KO�����$����	����$�	�Q�������	�!�	�������	�L����������������K���������	���������O������������}~�������������}�������~�������}��}����������	���z�����!������	���K$������$��������	������K��	�����$��P�
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�6��'
��,�8,��9�
-�9���(�)����(�;�3�,����
,��8,�5��
��5��
���
	�	5�6��(	,���485��
	��
�<�(8,�*��5�54	2,�	,��4����&))�.((�
�3	7�6�4�
8������
��5�2	'(6�9��
��(�;�6������
��8	�	���2	�
��(�;�3�,���
��5��	
���;4��
���
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àTW�bXXWcc�caYW�SdbZ

"%�) ��$%"#�
. '*)Q�0703J�R�0=/2J

efg



������� �	
��	������ �	
����������� 		
������������� 	�
��� ������� �
�� ���������� ���
��

�	
���
����
�	

��
���
��
������

��
��

�	
��

��
��

�	
��

�	
���
����
�	

����������� �� �!�� ������� ���"#�

�
����"�

�
��

�
�� "����

����������� �� �!�� ������� ���"#�

����!������������$�� ��

��%�!&�����������$�� ��

����������� �	
��	������ �	
����������� 		
������������� 	�
��� ������� �
�� ���������� ���
��
�������$�� ��

�������$�� �� �
����"�

������������

'�(���������� �
�������%����%��

�����������!�� ��

�����������&�� � ������� ��
������ ��������
������� �������	
!���� �)����� ���%��� ����� ���������


��&����
�����% �� �����"� ��

���% �� �����"� ��
*+,-./0�1,2�3433356

78+.�9//.::�;<8=>81?
�:./08,1:

@AB



���





��������� 	
�
��
�������
��

�
����
�������
��������������������

	�
�������������
���

	��
�������
	
�
������
������

�

�
	��	��������
�

����������� ��� !"#$%&'�('
'�

)*+,,+-),.�

/�0�12 34�56 7 89�:� ;<=� >�?@� A B� C� DEF 	�
���������G���H�
I����J�

	�
���������
J�����
�

 ��� 
��� �K� LMNOP�QRSTU�
VW�

XY�ZY[���\�X]̂�_�]̂Y
�


���	�
�������
̀���
���

ab�
������	��������	

�� ��
�����������	��

	
�������
���	
��
���

��������
�����

������ ��	c� def gh�i� j kl�mn� �����o����
�� ��	
�� p�  J���
	J� 	��	�������
������


��� q� r�stuutv�wxyz{t||�}�~��� ����������������������� ���������������
���

�� ¡�¢£¤�¥�¡¦§̈�©ª
�«�¬®�̄� °±�²³́�µ²¶�··̧¹�º�»¼½�¾²¿�ÀÀÁÂ� Ã�ÄÄÄÅÆ�ÇÇ��ÈÉ�Ê��ÇÇÅÊËÈ

ÌÍÎ



�����������������	�

�����������������	����

�
��������	�����������

��
�������������������

��������������	����
���� ����������������

�������
!"!!!

������#$%&��'(!
)(*+!"

�,-.�#/.0� �123�456�74
85�9�:;<:=>

�?��������@

A$B�%���C�� B&�D���$�EF�G$!H+I�&D�G$BC����&$
D

��&DCBC�$�J�CB���
K&B&�%��D$�L M��

NOP



��������	�
������
������

��������������������
������������������������

�
��������������������

��
 !"#$�%"$&'()*�)�'+

,������������������-
�����.�����������������

��������
/0///

 !"#$�1234$&56/
7689/0

 :;<�1=<>& �?@A��BC���
�B�D�E��EFG

�H��������I
JKK



��������	�
������
������

��������������������
������������������������

�
��������������������

��
 !"#$�%"$&'()*�)�'+

,������������������-
�����.�����������������

��������
/0///

 !"#$�1234$&56/
7689/0

 :;<�1=<>& �?@A��BC���
�B�D�E��EFG

�H��������I
JKL



��������	�
������
������

��������������������
������������������������

�
��������������������

��
 !"#$�%"$&'()*�)�'+

,������������������-
�����.�����������������

��������
/0///

 !"#$�1234$&56/
7689/0

 :;<�1=<>& �?@A��BC���
�B�D�E��BFG

�H��������I
JKL



��������	�
������
������

��������������������
������������������������

�
��������������������

��
 !"#$�%"$&'()*�)�'+

,������������������-
�����.�����������������

��������
/0///

 !"#$�1234$&56/
7689/0

 :;<�1=<>& �?@A��BC���
�B�D�E��EFG

�H��������I
JKL



��������	�
������
������

��������������������
������������������������

�
��������������������

��
 !"#$�%"$&'()*�)�'+

,������������������-
�����.�����������������

��������
/0///

 !"#$�1234$&56/
7689/0

 :;<�1=<>& �?@A�BCD�EB
FC�G�HIJCKL

�M��������N
OPQ



��������	�
������
������

��������������������
������������������������

�
��������������������

��
 !"#$�%"$&'()*�)�'+

,������������������-
�����.�����������������

��������
/0///

 !"#$�1234$&56/
7689/0

 :;<�1=<>& �?@A�BCD�EB
FC�G�HIJCKL

�M��������N
OPQ



�����������������	�

�����������������	����

�
��������	�����������

��
�������������������

��������������	����
���� ����������������

�������
!"!!!

������#$%&��'(!
)(*+!"

�,-.�#/.0� �123�456�74
85�9�:;<5=>

�?��������@
ABC



�����������������	�

�����������������	����

�
��������	�����������

��
�������������������

��������������	����
���� ����������������

�������
!"!!!

������#$%&��'(!
)(*+!"

�,-.�#/.0� �123�456�74
85�9�:;<5=>

�?��������@
ABC



�����������������	�

�����������������	����

�
��������	�����������

��
�������������������

��������������	����
���� ����������������

�������
!"!!!

������#$%&��'(!
)(*+!"

�,-.�#/.0� �123�456�74
85�9�:;<5=>

�?��������@
ABC



���



���



���



���



���



���



���������������	
������������������������������������������������

���������� �!" �#$$%�&'�()*+�,)-$�)%$ �.�#$$%/ ���!	��0��� �1�	
2�� ��  ������0��	
� ����	0 
� 0��2	�34��	0�5�� �	 �������� 	�� ���� � ����
 � ��������6�7�8����7���4������5)9�6�7�8����7��� �����#$(:;)+�	<$+=$4������������=:%$��7� >�?�@�A�B�?�A�@�C�D��E��B�F�G�F�D��H�I�J�F�I�H�H�@�> 2)-&�	-%&4��	������ �������� ����� ���� ��	0  ������2��0�
� 	�"

KLMNOMPQ�QRMO�NMPS TUNOMSR�VMNSTWXKUNKYUYSY ZYUYTY KYUY[YKYUYVYLYUYPYNSQSPO \P]ŜMTZMPQ�QR_OS�Ŝ
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ÙOSY_Y KỲ Y _XSRM̀_P�̀UP̀RS
ZS�MPTZMZLZS�TVS̀M[M̀

_ZMUPT�[UR�TZRL̀ZL
R_N�̀UP̀RSZS

[UR�KLMNOMPQT�_̀M�f
ldY

OY ZbS�̀UPZR_̀ZUR�cM
NN�̀UUROMP_ZS�ZbS�

LTS�U[�ORMNN�RMQ�_P
O�UZbSR

SqLMVXSPZ�LTSO�ZU�M
PTZ_NN�ORMNNSOraMK

R_ZSO�TUNOSMR�VMNS
TY�O_X_QS

MPOL̀SO�_T�_�RSTLNZ
�U[�aMKR_ZMUPT�̀_LT

SO�KW�ZbSTS�SqLMVX
SPZ�MT�ZbS

RSTVUPTMKMNMZW�U[�Z
bS�̀UPZR_̀ZURY

ZbS�̀UPZR_̀ZUR�Tb
_NN�Z_jS�ŜZR_URO
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ÙPTZRL̀ZSO�_PO�X_

MPZ_MPSO�KW�UZbSRT
Y

ZbS�QSPSR_N�̀UPZR
_̀ZUR�_PO�ZbS�TbU

RMPQ�̀UPZR_̀ZUR�T
b_NN�OSZSRXMPS�ZbS
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