
Planning Commission 

 

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

 
 
REGULAR MEETING AGENDA 

Date:   9/17/2018 
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 August 27, 2018, Planning Commission meeting. (Attachment) 

F. Public Hearing 

F1. Use Permit and Variance/Mark Milani/1346 Hoover Street: 
Request for a use permit to demolish an existing detached garage, and construct an addition to an 
existing nonconforming single-family residence, consisting of an attached two-car garage and a 
second story with a second dwelling unit. The proposal includes a variance request to modify the 
left side setback to five feet (where 10 feet is required) for the new addition of the garage and the 
second unit above. The proposal also includes a request to modify the balcony setback to five feet 
(where 10 feet is required) for an entry landing for the second floor unit. The subject parcel is a 
substandard lot with respect to lot area and width in the R-3 (Apartment) zoning district. (Staff 
Report #18-078-PC) 

F2. Use Permit/Ravinder S. Sethi/933 Hermosa Way: 
Request for a use permit to demolish an existing single-story, single-family residence and construct 
a new two-story, single-family residence with an attached two-car garage on a substandard lot with 
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respect to lot width, depth, and area in the R-E (Residential Estate) zoning district. (Staff Report 
#18-079-PC) 

F3. Use Permit Revision and Variance/Christina Courtney/904 Harmon Drive: 
Request for a use permit revision and variance to rebuild nonconforming walls in the required rear 
setback and exceed 100 percent of the replacement value of the existing nonconforming structure 
in a 12-month period. The subject parcel is located in the R-1-U (LM) (Single-Family Urban 
Residential, Lorelei Manor) zoning district. (Staff Report #18-080-PC) 

G. Regular Business 

G1. Architectural Control/Oak Grove LP/855 Oak Grove Avenue: 
Request for architectural control to modify the exterior of an existing two-story office building in the 
SP-ECR/D (El Camino Real/Downtown Specific Plan) zoning district. The proposed exterior 
changes would include replacing the existing building rock veneer and wood window trim with 
cement plaster, replacing the roof eave soffits and fascia with natural wood siding, and replacing 
the front entry with an accessible sloped walk and stairway. The courtyard and the entry to the 
courtyard would also be redesigned, and the existing concrete and tile fountain would be restored. 
(Staff Report #18-081-PC) 

H. Study Session 

H1. Architectural Control and Major Subdivision/Vasile Oros/706-716 Santa Cruz Avenue: 
Study Session on a request for architectural control for the demolition of an existing commercial 
building and the construction of a new three-story mixed use building with a below ground parking 
lot, retail and parking on the first floor, office on the second floor, and office and four residential 
units on the third floor in the SP-ECR/D (El Camino Real Downtown/Specific Plan) zoning district. 
The project includes a request for a major subdivision to create six parcels including four 
residential units, one commercial/retail unit, and one office unit, and a Below Market Rate (BMR) 
housing agreement for compliance with the City’s below market rate housing program. Removal of 
one on-street parking space on Chestnut Street would be required to meet fire access 
requirements. As part of the proposed project, two heritage trees would be removed: one on-site 
tree located in the parking lot at the rear of the property and one street tree on Chestnut Street. 
(Staff Report #18-082-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: October 8, 2018 
• Regular Meeting: October 22, 2018 
• Regular Meeting: November 5, 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: 
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09/13/2018) 
 
At every Regular Meeting of the Commission, in addition to the Public Comment period where the public shall have the 
right to address the Commission on any matters of public interest not listed on the agenda, members of the public have 
the right to directly address the Commission on any item listed on the agenda at a time designated by the Chair, either 
before or during the Commission’s consideration of the item. 
 
At every Special Meeting of the Commission, members of the public have the right to directly address the Commission on 
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:   8/27/2018 
Time:  7:00 p.m. 
City Council Chambers 
701 Laurel St., Menlo Park, CA 94025 

 

A. Call To Order  
 
 Chair Susan Goodhue called the meeting to order at 7:02 p.m. 
 
B. Roll Call 

 
Present: Andrew Barnes (Vice Chair), Drew Combs, Susan Goodhue (Chair), Camille Kennedy, 
John Onken, Henry Riggs, Katherine Strehl  
 
Staff: Fahteen Khan, Contract Planner; Kyle Perata, Acting Principal Planner; Matt Pruter, 
Associate Planner; Thomas Rogers, Principal Planner; Tom Smith, Senior Planner 
 

C. Reports and Announcements 
 

 Principal Planner Thomas Rogers said the City Council at its August 28 meeting would hear an 
ordinance introduction for EV Chargers that would enhance and strengthen the requirements. He 
said the Council would also hear an appeal filed by the Draeger’s family of the 840 Menlo Avenue 
mixed-use project on what used to be Draeger’s loading dock at Evelyn and Menlo Avenues that 
the Planning Commission had approved and the associated loading zone changes.  

 
 Principal Planner Rogers said beginning with the next Planning Commission meeting that Acting 

Principal Planner Kyle Perata would serve as staff liaison to the Commission. He said with recent 
personnel changes that some roles were changed, and he would be the project manager for the 
City’s new permit system development. 

 
D. Public Comment  

 
There was none. 
 

E. Consent Calendar 
 
E1. Approval of minutes from the August 13, 2018 Planning Commission meeting. (Attachment) 

 
Commissioner Henry Riggs said he had a change on page 2 in the sixth paragraph, to read: 
Commissioner Riggs noted two other areas in the City that volunteers had planted with drought 
resistant plants and kept clean of trash. 

ACTION: Motion and second (Riggs/Katherine Strehl) to approve the minutes of August 13, 2018 
with the following modification; passes 6-0 with Commissioner Camille Kennedy abstaining. 

https://www.menlopark.org/DocumentCenter/View/18402
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Page 2, 6th paragraph, 1st line, to read: Commissioner Riggs noted two other areas in the City that 
volunteers had planted with drought resistant plants and kept clean of trash.   

F. Public Hearing 
 
F1. Use Permit/Yui-Tak Lee/341 Terminal Ave/  

Request for a use permit to demolish an existing one-story single-family residence and construct a 
new two-story single-family residence and a detached secondary dwelling unit on a substandard lot 
with respect to width in the R-1-U (Single Family Urban Residential) zoning district. (Staff Report 
#18-075-PC) 
 
Staff Comment: Contract Planner Fahteen Khan said staff had no changes to the written report. 
 
Applicant Presentation: Ivan Mak, project architect and applicant, said the design of the primary 
and secondary dwelling unit (SDU) was intended to respect neighbors. 
 
Commissioner John Onken said a note on the elevations referred to drawing A2 for windows 
specifications but no A2 was provided. Mr. Mak said that A2 was intended to be included for the 
building permit application. He said they were proposing vinyl windows. He confirmed for 
Commissioner Onken that the windows would be divided. Commissioner Onken noted that the 
Commission should see such specifications to know what materials were being proposed. 
 
Commissioner Riggs confirmed with Mr. Mak that he was not a licensed architect and reminded 
him that he should introduce himself as a project designer and not project architect. 
 
Chair Goodhue opened the public hearing and closed it as there were no speakers. 
 
Commission Comment: Commissioner Onken said the house design was not objectionable noting 
the quality of the materials to be used was important information for the Commission in its decision 
making. He said for instance they would want to see windows that were either clad or true divided 
lights. 
 
Commissioner Andrew Barnes said he was generally fine with the overall project but had three 
areas he would like consideration of modifications. He said the garage was a pronounced feature 
on the front elevation. He said he would like windows on the garage door noting the buildings to 
the immediate left, right and across the street of the subject property had glazing in the garage 
door. He asked about the prominence of the pavers in front of the house noting staff had also 
raised some concern about that. 
 
Mr. Mak said they would create some design with the paving using different colors to create 
interest. He said they were proposing landscaping in the middle of the turnaround. 
 
Commissioner Barnes noted that facing the home on the right was the parking space for the 
secondary dwelling unit (SDU) and on the left was the garage access. He suggested putting the 
SDU parking space as a tandem space in front of the garage. Mr. Mak said that was acceptable. 
Commissioner Barnes said that would mean removal of pavers on the left side and opening that for 
landscaping. He said he would like to see the amount of hardscape at the front decreased and 
non-hardscape increased.   

https://www.menlopark.org/DocumentCenter/View/18404
https://www.menlopark.org/DocumentCenter/View/18404
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Commissioner Barnes said with windows in the garage door, increased non-hardscape in the front 
and satisfactory window specifications for the homes that he was fine with the project. 
 
Commissioner Riggs said he shared the concerns expressed by other Commissioners. He said the 
Commission approval of residential projects depended on the use of true or simulated true divided 
light windows and it hesitated on the use of vinyl clad windows. He said the Commission had been 
convinced of the use of newer and more modern vinyl clad windows having a narrower sash. He 
said he could support the project if the plans identified using that type of window. He said that 
stucco as the cheapest building material should be balanced with nice forms and some nicer 
building materials for the sake of the property owners and neighbors. He said grouping three 
windows together did not take advantage of forms and having all hip roofs did not take advantage 
of any vertical motion. He said putting stone or tile trim on the front only was a façade and the 
sides of the home would visibly lack such trim. He suggested the applicant reconsider the window 
grouping, roof forms to perhaps at least modify one of the hip roofs to a gable end, show the 
Commission the quality of windows intended, and confirming if using divided lights that they were 
simulated true divided lights. He recommended the project design get an upgrade. 
 
Mr. Mak said he thought the property owners were okay with upgrading from the vinyl clad to wood 
clad windows. He said regarding the smooth stucco finish they were adding elements in the front 
with the foyer entry creating interest. He said he would relook at the roofs to see how they could be 
made more interesting without adding significant increase to the construction costs.  
 
Commissioner Riggs said he did not object to smooth stucco but just encouraged efforts to balance 
that with interest. He said he did not object to vinyl clad windows if they were the narrower frame 
and the upgraded ones now being manufactured. Mr. Mak said they would agree to that.  
 
Commissioner Onken referred to sheet A4 that showed the garage peak at 12-foot seven-inches, 
noting that the side elevations showed a much higher roof. Mr. Mak said the house roof was higher 
than the garage roof. Commissioner Onken said the elevation on number one showed where the 
peak of the garage was and then on number two showed the ridge of the garage being much taller. 
Mr. Mak said it would be level with front elevation number one. Commissioner Onken said the 
same for number four. He asked on number four if the windows in the middle were on the ground 
floor. Mr. Mak confirmed that they were. Commissioner Onken said the windows were shown up by 
the roof. Mr. Mak said the roof sloped and the windows were on the ground floor. 
 
Commissioner Onken moved to continue the project. 
 
Commissioner Strehl said no trees were proposed in the landscaping. Mr. Mak said they could do 
that. Commissioner Strehl said that should be included in the plans. She said she agreed with 
comments made about the windows and they needed to see more details about them. Replying to 
her, Mr. Mak said the SDU would have an efficiency sized washer and dryer. Commissioner Strehl 
said she agreed with the observation about having the SDU tandem parking with the garage to 
reduce the number of pavers in the front. Replying to her, Mr. Mak said the pavers were pervious.  
 
Commissioner Strehl said she would not second Commissioner Onken’s motion, but she was 
inclined to having the project continued and returned with more detail. 
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Commissioner Kennedy said she generally agreed with Commission comments. She said another 
concern was it was a very large stucco home surrounded in an island of pavers with no 
landscaping. She seconded the motion to continue the project.  
 

 Commissioner Drew Combs said that a number of homes in this area had front yards that were 
hardscaped in a fair amount, if not completely, and undoubtedly related to the ban on overnight 
street parking. He asked if the City had any clear regulations about hardscaping a front yard. 
Principal Planner Rogers said the zoning districts applicable to single-family homes did not have 
any explicit paving limits. He said the City did have a municipal code regarding limits on parking in 
front yards that was parking based and not paving based. He said for projects going through a use 
permit approval there was an overall site approval associated with that. He said if the site layout 
were to change in the future, enforcement was largely complaint based.  

 
 Commissioner Combs said he supported the motion. He said the project needed more attention to 

detail and quality. He said he recognized the cost factor, but the Commission needed more 
information on the materials to be used and the design aspects that were unclear in the plans.  

 
 Commissioner Riggs said the use of stucco was not a problem and was cost-efficient, but the 

forms and details used with it were what would make it work. He noted a home across the street 
from the subject site that was a one-story stucco home with simple form, good quality materials 
and no problems with its roof lines. 

 
 Commissioner Strehl suggested if the motion was supported to provide more specific direction to 

the applicant and to include a landscape plan to provide the Commission more detail when the 
project returned.  

 
 Chair Goodhue asked about regulations and/or impacts of having two curb cuts. Principal Planner 

Rogers said the zoning ordinance did not specify anything regarding that but a section of the 
municipal code limited curb cuts to no less than 22 feet apart, which he believed was intended to 
allow for at least one parking space. He said otherwise that was more of an aesthetic and holistic 
concern for the Commission. He said they routed the proposal to the City’s Engineering 
Department and there were no technical issues with the proposal. 
 
ACTION: Motion and second (Onken/Kennedy) to continue the item with key direction, including 
the following; passes 7-0. 
 
• Enhance overall quality of materials proposed 
• Improve quality of windows, perhaps by using wood-clad windows; if vinyl windows are still 

proposed, specify a high-quality window (i.e., call out a specific brand/model of window, for 
staff/Commission evaluation) 

• Specify use of simulated divided light windows, which feature grids on the interior and exterior, 
as well as a spacer bar 

• Extend trim elements (e.g. tile and/or stone) farther around building corners, at least until 
fencing/landscaping would obstruct views 

• Consider adding windows on the garage door  
• Reduce hardscape/front yard paving; consider removing SDU parking from the right-hand side 

of the property and relocating that space to park in tandem in front of the garage, which would 
allow the right-side driveway and paving to be removed entirely 

• Generally increase the proposed landscaping, including the addition of trees 
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• Provide a detailed landscape plan 
• Reconsider window grouping 
• Given the amount of stucco used that the building forms, details, and roof design should be 

improved; regarding roof forms that changing one or more hip ends to gables may be worth 
considering 

• Correct garage ridge height inconsistencies on the elevations and clarify how the windows for 
bedroom #1 interact with the eave element above them 

 
F2. Use Permit/Church of the Pioneers Foundation/900 Santa Cruz Avenue:  

Request for a use permit to operate a religious facility containing office, administrative, and 
educational uses and youth activities inside a former bank building in the SP-ECR/D (El Camino 
Real/Downtown Specific Plan) zoning district. No church services would be conducted on site. 
Limited activities would be held outside of the building. The applicant had also requested to hold up 
to four special events for church administrative purposes per year, but the applicant has eliminated 
this component of the proposal. (Staff Report #18-076-PC) 
 
Staff Comment: Associate Planner Matt Pruter said staff had no additions to the written report. 

 
Applicant Presentation: Bill Frimel, Menlo Park, said he was Vice President and Chief Financial 
Officer for the Church of the Pioneers Foundation. He said part of the use permit request was to 
allow for limited activities in the building’s outside parking lot. He said the Church of the Pioneers 
Foundation bought the 900 Santa Cruz Avenue property in 2010 from Bank of the West and has 
rented it to Menlo Church for eight years as a student center. He said Menlo Church was a 
religious organization with a congregation of 4,000 members. He said through their outreach 
programs they were a major source of community assistance. He said their youth program 
provided a healthy environment for youth and was open to all youth and highlighted the Bank Hang 
afterschool program on Wednesday afternoons. 
 
Mr. Frimel noted the location had received a noise complaint via the building owner of a 
neighboring property from a tenant.  He noted that this was the only such complaint during the 
eight years the building programs had operated. He said to address and minimize inconvenience 
they had applied remedies that included limiting all amplified music to indoors only, removing all 
basketball backboards, and prohibiting all outside groups from using the parking lot for off street 
impromptu soccer and basketball games. He said indoor amplified music was limited to 
Wednesdays between 2:30 and 4:00 p.m. and Sunday mornings 9:30 to 10 a.m., Sunday evenings 
4:00 to 4:30 p.m. and 5:30 to 6:00 p.m. 
 
Mr. Frimel said Menlo Park Enforcement Officers had observed the Bank Hang activities on 
different occasions. He said an officer stated that the noise ordinance was not violated, and 
complimented staff for providing an outstanding program to students. He said they had received 
support from neighbors including five support letters from psychiatrists specializing in adolescence 
and other letters from residents, parents, students and the Chamber of Commerce. He said one 
psychiatrist, Michael Laughran, who was unable to attend tonight’s hearing asked that his letter be 
read to the Commission. 
 
Chair Goodhue opened the public hearing. 
 

  

https://www.menlopark.org/DocumentCenter/View/18405
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Public Comment: 
 
• Debbie Hall, Menlo Park, said she would read the letter from Michael Laughran, PhD that Mr. 

Frimel mentioned: I am a psychoanalyst with a private psychotherapy practice on University 
Drive specializing in the intensive treatment of adolescents with a range of disorders. 
Additionally, I am on the faculty at the San Francisco Center for Psychoanalysis and clinical 
faculty at Child Psychiatry at Stanford (where he has taught for over 30 years). I write to 
express my enthusiastic support for the Center and the enormous benefit this student program 
is providing middle school students. I work every day with kids who are really struggling with 
the tremendous pressures in local families and schools. I know the help this Center provides 
these young people by providing a safe and positive environment where they can feel that 
someone cares for them and that they matter.  The Center provides wonderful support but 
serves as well with early intervention by caring adults. I personally have known a few individual 
middle school students whom the staff was able to direct for help when they were in crisis. 
There are so few such places where kids can find anything like what the Student Center offers. 
I see kids out there all the time enjoying themselves, their friends and the staff. I can’t imagine 
in such an ideal location among other church buildings that they disturb anyone. Please let me 
know if there is anything else I can do to support your efforts to resolve this relatively minor 
complaint against such a worthy organization. Thank you. [Signed by Michael Laughran, PhD] 
 

• Sam Wright, Menlo Park, said his family owned the three office buildings immediately adjacent 
to 900 Santa Cruz Avenue. He said the buildings were fully occupied by local businesses. He 
said they supported the youth program, which was a wonderful service to the community. He 
said that existing and prospective tenants however were very much opposed to the noise and 
disruption coming from the Student Center. He said these tenants were about 20 feet away 
from the parking lot of 900 Santa Cruz Avenue and voiced that it was impossible to do business 
at the location. He said one of the conditions of the use permit proposed was that amplified 
music would only be played with the doors and windows closed. He said that glass did not stop 
noise. He suggested using some standard verifiable standard such as how many decibels or 
how much noise could be emitted. He said the use permit also indicated that no sports would 
be allowed outside. He said he circulated a photo of a vehicle parked yesterday at the 900 
Santa Cruz Avenue site that was being decorated. He said that there should not be any 
outdoor activities in the parking lot as those produced noise. He said it was indicated the use 
permit should be reviewed in five years, which he thought was too long. He said it was an 
experiment and suggested seeing how it went for one school year, and then have the use 
permit reviewed. He asked how the program was monitored. He asked how the number of 
youth and noise level was monitored. 
 

• Susan Bird, Menlo Park, said she was representing Safe Place, a youth mental health 
organization located in Menlo Park. She gave a brief review of what the organization did. She 
said a survey of 200 parents and 250 kids asking them to prioritize the needs in the community 
found the top five in 50 common responses were more places for young teens to go to after 
school. She said her two daughters attended a Thursday, after middle school program and teen 
activities on Sundays at the Church. She said one of the biggest rewards of those activities was 
communicating with a variety of kids from different schools, and not just the school they 
attended. She said it would be very sad to take away existing youth programs as there was a 
need to add more of them. She said the hours were minimal and included Sundays when office 
businesses typically did not operate. She said she thought having these groups brought the 
downtown more business than what it would be without those programs.  
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• Sheriene Saadati, unincorporated Menlo Park, said her children attended Menlo Park 

Presbyterian Church and all the programs in the Youth Center. She said as a parent she very 
much supported the youth center, noting she had volunteered there. She said the programs 
were structured to have an element of play and music but also the element of talking face to 
face. She said the youth talked about real issues such as cutting, suicide and drugs.  She said 
these youth have a place where they can discuss such things using a group leader. She said 
also they have a referral system so the children could get help. She asked that the Commission 
consider the positive impact the Center had on youth in the community, and on their parents 
and the community. 
 

• Brett Koerten said he was not an architect for the record. He said he worked for the Church and 
lived in Menlo Park. He said their intent and hope was to create a space for every student 
regardless what religion, race, ethnicity, or socio-economic status to which they belonged. He 
said the events at 900 Santa Cruz Avenue were made and done with that purpose. He said 
adults were at all the events and knew the pressures and stress that students were 
experiencing every day. He said the car mentioned was one that had died and was donated 
with the message to let students have fun with it. He said the kids painted it. He said he still 
had the image of one student who had been going through tough times with his family. He said 
he had never seen the boy smile until that day painting the car and he smiled the whole hour. 
 

• Sydney Cheek said she was a Menlo Park student. She said the Bank had meant much to her 
and other students as it provided a safe place for anyone and everyone to hang out. She said 
there were not a lot of places for students to hang out at after school. She said through the 
Center’s generosity she had met some of her closest friends and deepened relationships. She 
said the staff was there for her during rough patches and mentored her. She said the Center 
was a place where students were known, fully accepted and always welcomed. She said one 
very helpful activity was Study Night at which Stanford PhD students and other highly educated 
leaders helped students prepare for finals, while providing snacks and a change of scenery for 
studying. 
 

• Julie Ohtaki, Menlo Park, said the youth activities provided by the Church should be permitted. 
 

• Fran Dehn, Chamber of Commerce, said they submitted a letter of support for this application 
earlier in April.  She said they found that Menlo Church and the Church of the Pioneers 
Foundation provided significant benefit throughout the community with a variety of programs 
and services. She said their youth programs were inclusive, well attended, and provided safe, 
valued alternatives for afterschool recreation and social development. She requested the 
Commission look to them to work with the neighbors to resolve concerns and find a balance by 
which to approve the project. 

 
Chair Goodhue closed the public hearing. 
 
Commission Comment: Commissioner Strehl asked if the program outreach extended to students 
in the Belle Haven area, east of Highway101. 
 
Recognized by the Chair, Mr. Koerten said they welcomed students from all schools. He said 
typically students from Hillview came on Wednesday afternoon as their school was the closest, but 



Draft Minutes Page 8 

 

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

the program was open to students from any school. Replying further to Commissioner Strehl, Mr. 
Koerten said that they had Belle Haven students in the program. 
 
Commissioner Kennedy noted the properties were commercial and asked about noise ordinance 
regulations. Principal Planner Rogers said the core portions of the noise ordinance were based on 
noise at residential properties. He said to his knowledge there was not a noise ordinance violation 
unless there was a residential unit making such a claim. 
 
Replying to Commissioner Barnes, Associate Planner Pruter said a neighboring commercial 
property had made a noise complaint during standard business hours in the afternoon around the 
time the Bank Hang occurred. Commissioner Barnes noted conditioned use of amplification and 
asked about other like and similar uses in the City having amplified noise. Principal Planner Rogers 
said another example was the Menlo Church facility at 704 Santa Cruz Avenue located behind the 
ACE Hardware store. He said it had similar noise-based complaints due to band-type activities. He 
said that the Church had to get a use permit revision. He said the condition for the use permit 
recommended here was very similar to what was done for the other permit. He said he agreed with 
one speaker that closing doors and windows did not prevent noise or vibration entirely, but it did 
seem to limit the complaints for the 704 site. Commissioner Barnes asked if the amplified noise 
was occurring primarily during the Bank Hang hours and not at other times. Associate Planner 
Pruter said that was accurate. He said as the applicant stated there was some amplified sound 
they were hoping to continue through the weekend for their various church activities on Sunday. 
 
Commissioner Onken said the constraints of the proposed conditions and the hours of operation 
seemed so specific and somewhat punitive that he thought the only other option would be to not 
allow children on the site at all. He said further limiting on the site would not be productive at all. 
 
Commissioner Combs asked who would monitor compliance with the proposed conditions. 
Associate Planner Pruter said the application if approved had conditions of approval to be honored 
by the applicant. He said enforcement of the conditions was complaint driven. He said if a 
complaint was received that the conditioned capacity was exceeded or for noise or anything that 
conflicted with the conditions that would be reviewed by the City. He said also a code enforcement 
issue would come to their attention. Commissioner Combs said the neighboring property owner 
suggested a shorter permit term. He asked what staff’s stance would be on a shorter term. 
 
Associate Planner Pruter said typically five years had been the term and referred to the 704 Santa 
Cruz Avenue use permit as an example. Principal Planner Rogers said that a one-year term was 
appropriate when a use was completely new and there was no real sense of how it might work out 
in practice. He said in this instance they inadvertently had a trial period so there were some 
outlines of how the non-permitted operations went and a basis for the conditions. He said that 
provided them confidence that the five years was a suitable time period. He said another example 
was when the Off the Grid food truck proposal came forward and community pressure was pushing 
for a less than one-year term. He said that applicant indicated that anything less than one year was 
not worth his while to try. He said the Commission approved the one-year term but asked for a six-
month check in through a public hearing process. He said in that instance most people loved the 
use and after the one year, the Commission approved a five-year term. He said potentially with this 
use they might allow for a five-year term with a requirement to have a public check in at the 
Commission at one year to give people a voice and to present evidence. 
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Commission Kennedy confirmed the prior bank use had a drive through banking window. She 
commented on the disparity that the noise and exhaust of cars using a bank five days a week was 
not as bad for neighbors as the ambient noise from a one day a week youth activity for an hour and 
a half. She referred to Ms. Dehn’s commentary to make things work but it seemed to put 
tremendous pressure on the property to really be just silent when the property was zoned 
commercial and would have business occurring all day long. 
 
Commissioner Barnes noted the prescriptive number of people allowed in the building and asked 
how those numbers were determined. Associate Planner Pruter said the applicant clarified each 
day’s events and projected the number of people they wanted specifically for each day. He said 
their intention was to cap the number of people for the activities in the building. Commissioner 
Barnes confirmed that the applicant was comfortable with those conditions and did not consider 
them restrictive. He said he was having a hard time seeing why a conditional use permit would not 
be granted for this use in this facility noting the identification of the amount of time this would take 
place. He said there were code enforcement mechanisms to address noise. He said he respected 
the rights of the adjacent property owner, but he thought the application was a use that warranted 
a conditional use permit. He said the scope of impact to the adjacent businesses was acceptable 
as conditioned. 
 
Commissioner Strehl said with the concerns of the surrounding business owners for this use she 
would be more comfortable with a one-year use permit. 
 
Commissioner Riggs said the applicant had addressed the noise complaint including that amplified 
sound and the sports games in the parking lot had ceased. He said there was no effective noise 
ordinance in the commercial district. He noted code enforcement staff size and response time and 
suggested another level was needed. He said he thought a one-year check in with the Commission 
on this use permit was necessary. He said he was concerned about Wednesday afternoon and 
how many of the children there would be biking home. He noted the pickup zone and asked if there 
was any concern it was in a lot at the corner of University Drive and Santa Cruz Avenues rather 
than at 111 University Drive. He moved to approve the use permit as recommended in the staff 
report with adding a requirement for a one-year check in before the Planning Commission. 
 
Commissioner Onken asked staff to confirm that a change in use was not being requested and 
was a conditional use for a limited time for an existing commercial bank building. He said if this was 
an actual change in use from retail to assembly there would be code upgrades. He asked if there 
were any building code concerns with this occupancy. Associate Planner Pruter said the City 
Building Official had reviewed the plans and project description and was comfortable with the 
proposal from the Building Division perspective. 
 
Commissioner Onken noted that on three days of the week that the use was limited to seven 
people on the site. He said one Commissioner visiting the site to see if they were compliant would 
create a code violation. He said he supported increasing the Thursday, Friday and Saturday 
number of people allowed at the site. He said with the tightly constrained conditions and an 
opportunity to review the use permit that he would support the application. 
 
Commissioner Strehl asked to clarify on a one-year check in if there were noise complaints or 
whatever whether the use permit would be revoked, or whether it was a one-year use permit 
reviewed after one year and then moving ahead with a longer term. She said she would 
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recommend the latter or perhaps make that her motion. Chair Goodhue noted the motion on the 
table. 
 
Commissioner Barnes said he was inclined to vote for a five-year use permit with a one-year 
check-in. He said he wanted clarification on what the check-in would entail, the administrative 
impact of that, and the basis of disapproval going forward. 
 
Commissioner Riggs said to clarify his motion that in one year a hearing would be scheduled 
before the Planning Commission. He said that hearing would allow for complaints. He said his fear 
was without a hearing it would very difficult to find the resolve to withdraw the use permit if justified. 
Chair Goodhue clarified with Commissioner Riggs that he was recommending approving the five-
year use permit with a requirement for a one-year check-in. Commissioner Riggs said holding a 
hearing in one year had the potential for revocation of the use permit if the Planning Commission 
heard such serious complaints. 
 
Commissioner Combs seconded Commissioner Riggs’ motion. 
 
Commissioner Barnes confirmed the motion was to approve a five-year use permit with a one-year 
check-in. He referred to Commissioner Onken’s comment about allowing for a higher number of 
allowable people on the site noting he supported doing that. Commissioner Onken said he would 
support changing the motion to specify that on Thursday, Friday, and Saturday 20 people instead 
of 7 people would be the cap. 
 
Chair Goodhue stated that the motion, noting Commissioner Riggs acceptance of the modification 
suggested by Commissioners Barnes and Onken, was to grant the five-year use permit with a one-
year check-in and to increase the seven people restriction to 20 people on any day other than the 
Wednesday specified program and on Sundays. 
 
Commissioner Combs as the maker of the second accepted the change to the motion. 

ACTION: Motion and second (Riggs/Combs) to approve the item with the following modifications; 
passes 7-0. 
  
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. Make findings, as per Section 16.82.030 of the Zoning Ordinance pertaining to the granting of 
use permits, that the proposed use will not be detrimental to the health, safety, morals, comfort, 
and general welfare of the persons residing or working in the neighborhood of such proposed 
use and will not be detrimental to property and improvements in the neighborhood or the 
general welfare of the City. 

 
3. Approve the use permit subject to the following standard conditions: 
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a. Development of the project shall be substantially in conformance with the plans prepared by 
Church of the Pioneers Foundation, consisting of three plan sheets, dated received July 2, 
2018, and the project description letter dated August 21, 2018, and approved by the 
Planning Commission on August 27, 2018, except as modified by the conditions contained 
herein, subject to review and approval of the Planning Division. 
 

4. Approve the use permit subject to the subject to the following ongoing, project-specific 
conditions: 
 
a. The building on site shall be limited to the following days and times of operation: 

i. Sunday – Saturday: 8:00 am – 9:30 pm 
b. Attendance shall be limited as follows: 

ii. Sunday: 100 people 
iii. Monday: 20 people 
iv. Tuesday: 20 people 
v. Wednesday: 150 people, between the hours of 2:30 pm – 4:00 pm only; 

otherwise, 20 people during other hours of operation 
vi. Thursday, Friday, and Saturday: 7 20 people 

           vi. Friday – Saturday: 7 people 
c. Youth programs shall be limited to Wednesdays and Sundays. Attendees at youth 

programs shall be properly supervised at all times, and loitering before, during, and after 
the events shall be minimized. The Community Development Director shall review 
complaints received by the City regarding the youth programs. The Community 
Development Director shall have the discretion to modify the use permit conditions to 
address problems and/or bring complaints to the Planning Commission for review. 
 

d. The facility doors and windows shall be kept closed when live music is being performed and 
when other amplified sound is being used indoors. The Community Development Director 
shall review complaints received by the City regarding noise. The Community Development 
Director shall have the discretion to modify the use permit conditions to address problems 
and/or bring complaints to the Planning Commission for review. 

 
e. No outdoor sports shall occur on the site premises. 

 
f. The use permit shall expire on August 27, 2023, unless the applicant obtains approval of an 

extension of the use permit. The use permit is subject to initial review by the Planning 
Commission no later than September 12, 2019. 

 
Chair Goodhue said that Commissioner Combs as a Facebook employee and she, having 
represented Facebook in the past, would recuse themselves from item G1. She said Vice Chair 
Barnes would conduct the remainder of the meeting agenda. 
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G. Study Session 
 
G1. Use Permit, Architectural Control, and Environmental Review/Rich Truempler/ 

162-164 Jefferson Drive: 
Study Session on a request for a use permit, architectural control, and environmental review for the 
construction of a new four-story office building, 249,500 square feet in size, and a new five-level 
parking structure with one level below grade, in the O-B (Office, Bonus) zoning district. The project 
site contains two existing four-story office buildings, each approximately 130,000 square feet in 
size, to remain. The total existing and proposed office development on the parcel would be 
approximately 510,000 square feet of gross floor area with a proposed floor area ratio (FAR) of 88 
percent. The project includes a request for an increase in height and FAR under the bonus level 
development allowance, in exchange for community amenities. The project was previously 
reviewed at a Planning Commission study session on February 13, 2018. Since that review, the 
applicant has revised the project to reduce the proposed office building height, modify the open 
space plan, and reduce the size of the parking garage. (Staff Report #18-077-PC) 
 
Staff Comment: Senior Planner Tom Smith noted a correction to the staff report where it indicated 
that 12 parking stalls would be available for use by the high school. He said the applicant had 
indicated that would be 24 parking stalls or two rows of 12 stalls that would be available for high 
school use during the school hours adjacent to the Jefferson Drive publicly accessible open space. 
 
Senior Planner Smith said at the original study session the proposal was for a six-story office 
building, 320,000 square feet in size, with a five-level parking structure with 1,565 parking spaces. 
He said the project sought to modify the base height, which was the maximum height before the 
building had to step back. He said they were seeking to modify that design standard and seeking 
bonus level development, which would require a community amenity in exchange. He said the 
revised design proposal was for a four-story office building of 249,500 square feet. He said the 
garage would be five levels still but with one level below grade with a total of 1,340 parking spaces. 
He said some additional open space would be created by the changes to the parking structure 
design, some triangular areas leading back to the back corner of the site, adjacent to Kelly Park 
and the Dumbarton rail corridor. He said as mentioned dedicated parking would be provided for the 
high school adjacent to the publicly accessible open space off Jefferson Drive. He said the project 
still sought bonus level development. 
 
Senior Planner Smith said some general questions that the Commission might want to discuss 
related to the reduction in height and reduction in size and whether those were appropriate and/or 
adequate. He said the publicly accessible open space with the additional space resulting from the 
garage redesign and additional details about the amenities to be provided were topics the 
Commission might address in its discussion. He said finally the Commission might want to discuss 
the overall aesthetics of the project. 
 
Applicant Presentation: Rich Truempler, Vice President of Development for the Sobrato 
Organization, said this proposal would add a third office building to the Commonwealth Corporate 
Center. He said they listened to the Commission, community and high school representatives’ 
comments at the initial study session and were working with the high school. He said their traffic 
engineer’s review was that the building would not have an impact on the high school’s operation 
but that would be vetted through the environmental review and traffic study processes. He said 
through initial discussion with the school district that the school needed offsite parking and open 

https://www.menlopark.org/DocumentCenter/View/18403
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space closer to the campus to conduct PE classes. He said they were proposing to incorporate 
those features into their project and hoped to come to agreement with the school district to provide 
dedicated parking stalls and the use of open space on the Jefferson parcel to conduct PE classes 
during school hours.  
 
Mr. Truempler said changes to the project proposal would make it hardly discernible from the 
freeway and Jefferson and was more contextual while fully complying with the new zoning 
ordinance. He said the office building was reduced from six to four stories and a reduction of 
approximately 70,000 square feet. He said they reduced the garage by one level and improved its 
architecture. 
 
Craig Almeleh, Principal Architect for the architectural team, made a slide presentation highlighting 
the changes made to the project based on the comments received at the previous study session. 
He said the building now proposed at four stories would not be taller than the other buildings on the 
site. He said only minor aspects of the building would be visible from the freeway. He said the 
garage design had been modified to a sawtooth design creating little pods that would be used to 
make a very nice pedestrian experience all the way around the garage to a larger space at the 
end. He said parking was reduced by over 200 spaces. He said the changes to the office building 
eliminated the base height violation that had been identified with the proposal previously 
presented. 
 
Nick Samuelson, The Guzzardo Partnership, said at the last study session concern was expressed 
about getting people back to the triangle of open space. He said they were placing a 10-foot wide 
pathway along the whole north side of the site down along the garage that would connect out to 
where the future Dumbarton rail trail connection was. He said the change to the garage design 
created areas for different seating areas and possible plantings all of which opened to the corner 
space that they had made more inviting with paving and a trellis element for shading near the 
garage. He said the bioretention area was being treated more as a rain garden with a meandering 
path going through it also with some seating elements. He said they now had 35,000 square feet 
over the required open space.  He noted a sports court and open lawn area and that they would 
work with the school district on that piece of the landscape/open space design.  
 
Vice Chair Barnes opened the public comment period. 
 
Public Comment: 
 
• Matthew Zito, Chief Facility Officer, Sequoia Union High School District, said the District 

appreciated the awareness given by staff and the applicant to their nearby construction site and 
future high school. He said that $46 million project was intended to reduce enrollment at Menlo 
Atherton High School. He said the District requested the applicant address the safety and traffic 
impacts of their project related to the high school students noting the hard-right turn at 111 
Independence Drive by considering driveway placement for their initial application. He said the 
parcel would have a twofold increase of vehicles going in and out, which they did not think 
would be an issue in the afternoon but in the morning they would have an additional 600 or 700 
cars going into the project site very close to the school driveway. He suggested that if the 
transportation committee for that area had not been formed that it happen soon. He said the 
location of the publicly accessible open space and paseos was of key interest to the District. He 
said paseos were plotted before any development application was made under the new zoning. 
He said they wanted the paseos designed and built to make sense with what was going to be 
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constructed there. He said each of the project study sessions for 111 Independence, Willow 
Village, 162-164 Jefferson, Facebook’s application for transit-oriented changes with the three 
buildings on the former Intuit campus, and the redesign of the fish hook into the business park 
were all being considered separately. He said the District did not think the ConnectMenlo EIR 
really addressed all those different development projects now coming in. He said that these 
had to be looked at as a whole environmental review process. 

 
Vice Chair Barnes closed the public comment period. 
 
Commission Comment: Commissioner Onken asked about the net increase of cars parked on the 
site for this project and the ultimate parking ratio now. Senior Planner Smith said the parking ratio 
was three spaces per 1,000 square feet, which was the high end of the office rate that was 
permitted for the O zoning district.  
 
Commissioner Onken referred to the paseo or the side driveway through the office development 
that connected in front of Exponent and paralled Highway 101, and then went up Jefferson. He 
asked if there was concern of that being used as a cut through or cut around.  Mr. Truempler said 
anecdotally he did not see that happening but would have their traffic consultant and perhaps the 
City’s traffic engineer could look at that.  
 
Commissioner Riggs referred to page 7 of the staff report under Planning Commission 
Considerations, Publicly Accessible Open Space, Parking Lot Landscape Islands. He said other 
than the roughly nine-foot-wide islands along a perimeter row he was not sure what the reference 
was to. Senior Planner Smith referred to sheet A0.12 with an open space diagram. He said the 
light green indicated the publicly accessible open space and there were some parking islands in 
the parking around the perimeter. Commissioner Riggs confirmed with staff that those were 
included in the calculation of open space.  
 
Commissioner Riggs said regarding the future rail station that would be located out near the 
triangle park, and while somewhat peripheral to this project, asked how people from Suburban 
Park, Flood Park, and Lorelei would get to that rail station without a car. Senior Planner Smith said 
it would be difficult to say at this point due to how preliminary it would be to guess where stations 
might be located or how activated.  
 
Commissioner Riggs asked staff if they thought the publicly accessible open space was potentially 
successful given its location behind a large building and at the end of a large development. Senior 
Planner Smith said the applicant had made interesting efforts to enhance the space based on input 
at the prior study session by incorporating the islands, the triangular areas, that lead further back 
into the rear of the site and enhancing the pathway around the site perimeter. He said from purely 
anectodical experience and visiting the site that people were using the landscaped area at the 
back of the site.  
 
Commissioner Strehl said she appreciated what the Sobrato Development Company was 
proposing to give the school district. She asked if that was considered a public amenity. Acting 
Principal Planner Kyle Perata said that was not on the community amenities list adopted by the 
City Council as part of the ConnectMenlo General Plan Update. He said it was something the City 
could evaluate further to see if it met the community amenities criteria. He said staff was currently 
working on the appraisal process. He said at this point he could not say whether it was. 
Commissioner Strehl said she appreciated what Sobrato had done and what the SUHSD wanted, 
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but the District had put the school in an area that the Planning Commission was not comfortable 
with given its use designation. She said the SUHSD should be more realistic in their expectations 
about what the companies were going to do to meet their demands. 
 
Commissioner Onken said the staff report under Community Amenities stated that project 
requirements such as publicly accessible open space did not count as community amenities. He 
said it was clear to him that community amenities would be more than what was proposed this 
evening and would be something the Council would agree to. He said he appreciated a community 
park on Jefferson Drive. He said the building and garage architecture was much improved. He said 
the only other aspect was volume of development and the impact of that volume to the community 
was traffic. He said that lowering the parking ratio would be welcome to lower the traffic impact. He 
said he would love to see this project implemented concurrently with something that would address 
traffic. He recommended at least looking at lowering the parking ratio from what was proposed. 
 
Vice Chair Barnes asked about the parking ratio range for O district. Senior Planner Smith said the 
O district was 2 to 3 spaces per 1,000 square feet. 
 
Vice Chair Barnes asked the applicant to address why a 2.0 space per 1,000 square foot parking 
ratio would not work for this site and what was precluding appropriate robust measures to get the 
parking ratio down, commenting that would merit bonus development level. 
 
Mr. Truempler said the other two buildings were studied at a 4.0 space per 1,000 square foot 
occupancy as that was the nature of office occupancy today. He said however the site now was 
parked at 3.3 spaces per 1,000. He said when making the initial application for the 300,000 square 
feet staff asked them to park the entire site at 3.0 spaces per 1,000. He said that was what they 
were doing. He said if the office building was occupied by 4 per 1,000 and had parking only for 3 
per 1,000 that meant reliance already on TDM measures. He said for the office buildings to be 
viable with a lack of infrastructure for public transportation they needed the 3 spaces per 1,000 
square feet. He said that would require them to affect a 25% TDM measure for the buildings to be 
successful, which was doable. 
 
Vice Chair Barnes asked about the range starting at 2.0 spaces per 1,000 square feet and how it 
was determined to be viable. Senior Planner Smith said that different office uses could be 
occupying the site and each might have its own TDM or shuttle plan. He said although 2.0 was the 
minimum parking rate there was an allowance for 3.0 spaces per 1,000 square feet He said the 
applicant had chosen that latter ratio and strongly believed it was needed for the project to be 
viable. 
 
Vice Chair Barnes said he liked the architecture and appreciated the scale reduction. He said he 
thought the project would be congruent in its surrounding. He said his challenge was the 3.0 per 
1,000 square foot parking ratio. He said the only mechanism to reduce traffic impact was to reduce 
parking and to force a developer to have lower drive alone rates. He requested that the 3.0 per 
1,000 square foot number get looked at and/or the applicant provide better rationale for being at 
the upper limit of the parking ratio range. 
 
Mr. Truempler said for the overall site to go from 3.3 to 3.0 parking spaces per 1,000 square feet 
that the new building was parked at 2.0 parking spaces per 1,000 square feet. He deferred to Mr. 
Almaleh. 
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Mr. Almaleh said the existing buildings on the site were parked 3.3 spaces per 1,000 square feet 
based on the zoning ordinance in effect when the project was built. He said the parking for the new 
building adding the delta between the existing cars and new cars was 2.0 per 1,000 for the new 
building. He said converting the entire site to 2.0 spaces per 1,000 square feet would allow for only 
100 cars for the entire new building.  
 
Commissioner Strehl asked how many employees were anticipated in the new building. Mr. 
Truempler said the estimate was about 1,000 employees. Commissioner Strehl asked if they had a 
tenant for the new building. Mr. Truempler said they did not know definitively.  
 
Commissioner Strehl said an item before the City Council asked about the cap for development in 
ConnectMenlo and whether that should be changed. She asked when that would go to the City 
Council for discussion. Acting Principal Planner Perata said Planning staff had taken an 
information item to the City Council a few weeks ago regarding the current proposed projects and 
relationship to the development cap. He said regarding next steps an item to discuss that would 
probably not go to the City Council until early next year. 
 
Commissioner Strehl asked about the timeline for the project being studied this evening. Mr. 
Truempler said next they hoped to work with staff to begin the EIR process, which was anticipated 
to take nine to 12 months. 
 
Commissioner Riggs noted a question regarding net increase in parking asked earlier. Senior 
Planner Smith said there were 866 existing spaces and 663 spaces were being added. 
 
Commissioner Riggs said the building height reduction and garage design change were great. He 
said he hoped the proposed graphics for the garage were organic as shown in the proposal. He 
said he could not take the finger islands between parking spaces seriously as publicly accessible 
open space. He said the planned open space otherwise seemed viable and suggested to keep 
looking at it. He said regarding the overall aesthetic approach he found it consistent with the 
Commission’s expectations for this zone. He said his only concern was the ground pedestrian level 
noting it seemed an endless wall of windows with no entry. He said the landscaping would 
probably break up that wall and suggested the applicant have a rendering done for that level and of 
the entry. He said all the improvements were much appreciated and overall this seemed a 
development to approve. He said as an individual commissioner the project had the same problem 
as all the other large projects seen by the Commission over the past year and that was no traffic 
infrastructure. He said the City had completely unacceptable traffic patterns and there were 
approved projects on top of projects in construction that had not hit the roadways yet. He said it 
was hard for him to approve any further development with those constraints. 
 
Commissioner Onken said he thought this zoning district was going in the right direction and was 
feeling like a sophisticated office park as opposed to a bunch of tilt up buildings. He said this 
project would work well within the context of the area. He said the concern was the traffic impact 
but thought also that was beyond the responsibility of this site. He said he approved of the overall 
site reduction in parking ratio. He said he did not think the community was happy overall about 
adding more office space. 
 
Vice Chair Barnes asked about reducing the overall parking ratio for the site to 2.5 spaces per 
1,000 square feet. Senior Planner Smith said that would fall within the range of parking ratio 
allowed in the zoning district. Vice Chair Barnes said he would like to see a blended ratio that was 
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2.5 spaces per 1,000 square feet. He said reducing that was important to the project and reducing 
trip caps, so the project was defensible. He said he did not think the Commission should deny 
projects because of perspective on infrastructure as that was better left to City Council and ballot 
initiatives. 
 
Commissioner Strehl said she thought it was within the Commission’s purview to look at project 
impacts on the communities east and west of Highway101. She said the biggest impact was traffic 
on the communities. She said they were hearing that concern from people. 
 
Vice Chair Barnes said programmatically they needed to address whether ConnectMenlo was the 
right thing and whether the densities were appropriate. He said there was a need within the 
community to have discussion about net new traffic. He said he did not think they understood as a 
community what was happening on the roads and net new traffic impacts of the developments 
within Menlo Park. He said having a facts-based discussion regarding net new traffic, regional 
traffic impacts, and benefits of development was needed. Commissioner Strehl said she agreed 
noting the Commission did not recommend approval of the ConnectMenlo. She said two members 
voted in support and two declined to vote because there was not enough analysis of traffic and 
sufficient infrastructure plan. She said they needed the facts and an infrastructure plan. 
 
Commissioner Kennedy said one project wanted to connect parking for two separate parcels, 
which she thought was a slippery slope. She said she agreed they needed fact-based numbers 
and to look at each project individually. She said the lending and borrowing of parking spaces 
temporarily or in perpetuity was messy and did not lead to a solution that was sustainable in the 
long term. She said having the high school using parking on this site was not a sustainable 
solution. 
 
Commissioner Onken said the community needed to address traffic but asking a specific site to go 
beyond the levers that normally could be pulled with it was unreasonable. He said they needed a 
wider fix to traffic. He said he thought it was tenuous to deny approval of a project proposed within 
the regulations of a zoning district due to externalities. He said this project in his mind was 
approvable and dropping the parking ratio more was welcome but that was as much as could be 
done. 
 
Commissioner Riggs said the Planning Commission advised the City Council on development, and 
this discussion was within the Commission’s purview. He said they looked at the General Plan 
update and were unable to support it specifically because the level of expansion proposed was not 
supportable until transportation solutions were identified. He said the additional car traffic endemic 
to additional development to date had very real and serious ecological and other costs. He restated 
that he could not approve any large project until traffic and transportation solutions were found. 
 
Vice Chair Barnes said ConnectMenlo was a community process that the Commission as a 
recommending body elevated to the City Council. He said they had a responsibility to find 
solutions. 
 

H. Informational Items 
 
H1. Future Planning Commission Meeting Schedule 

 
• Regular Meeting: September 17, 2018 
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• Regular Meeting: October 8, 2018 
• Regular Meeting: October 22, 2018 

 
I. Adjournment  
 
 Vice Chair Barnes adjourned the meeting at 10:12 p.m. 
 
 Staff Liaison: Thomas Rogers, Principal Planner 
 
 Recording Secretary: Brenda Bennett 



Community Development 

 

   
 

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

 
 
STAFF REPORT 

Planning Commission    
Meeting Date:   9/17/2018 
Staff Report Number:  18-78-PC 
 
Public Hearing:  Use Permit and Variance/Mark Milani/1346 Hoover 

Street  
 
Recommendation 
Staff recommends the Planning Commission provide input and direction on the proposed project and 
continue the requests for a use permit and variance to demolish an existing detached garage, and construct 
a two-story addition consisting of a second unit and new attached garage to an existing nonconforming 
single-family residence. The Planning Commission should provide input on staff’s support for the proposed 
ground floor variance and direction to the applicant to redesign the second story addition to conform with 
the required 10 foot setback where five feet is currently proposed. The subject parcel is a substandard lot 
with respect to lot area and width in the R-3 (Apartment) zoning district. The proposed work would exceed 
50 percent of the replacement value of the existing nonconforming structure in a 12-month period. The 
recommended actions are included in Attachment A.   

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

 
Background 
Site location 
The subject property is located at 1346 Hoover Street, between Valparaiso and Oak Grove Avenues, one 
block west of El Camino Real. The adjacent parcels along Hoover Street are also located within the R-3 
(Apartment) zoning district, and contain a mix of apartments, smaller multi-family developments with 
associated common space, and some single-family residences. The area represents a variety of 
architectural styles, including Mediterranean, traditional ranch, and colonial revival buildings. At the rear, the 
property adjoins a multi-family lot that fronts on Valparaiso Avenue. The downtown area is also located fairly 
close by. A location map is included as Attachment B. 

 
Analysis 
Project description 
The applicant is proposing to demolish an existing detached two-car garage and construct a new side-
loading two-car garage with a second unit above. The proposed garage and second unit would be attached 
to the existing single-story, single-family residence, which is nonconforming with respect to the left side 
setback and the required separation between buildings on the right side. The layout of the existing 
residence is not proposed to be modified. Two uncovered spaces would be located at the rear, between the 
exterior stairs leading to the unit at the second story and the existing fence at the rear property line, which 
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would provide conforming parking with regard to size, location, and access. The proposed additions would 
require a variance, which the applicant is requesting. This request is discussed in more detail in a following 
section. The existing nonconforming walls would remain, with the structural members retained.  
 
The parcel is a substandard lot with regard to lot width and area. The gross floor area (GFA) increase would 
be less than 50 percent over the existing total GFA on the parcel. However, use permit approval is required 
for the proposed additions and modifications due to the nonconforming nature of the existing structure and 
the fact that a separate work value threshold would be exceeded, as discussed further in the Valuation 
section.  
 
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 existing single-family residence at the first floor would remain mostly unchanged. A new side-loading 
two-car garage is proposed to be added to the rear of the residence. A second unit is proposed above the 
garage with an open layout, and would contain one bedroom and a full bath. Of particular note with regard 
to the development regulations: 
• The height of the residence would be modest, at 25.1 feet in height, where the maximum permitted 

height is 35 feet;  
• The R-3 zoning district allows for the development of two units on lots of this size; 
• The proposed garage would need the requested variance from the left side setback to achieve the 

required back up distance of 24 feet from a garage door as required by the City’s Parking Stalls and 
Driveway Design Guidelines;  

• The proposed second floor would be set back 24 feet from the right side property line, 22 feet from the 
rear, and approximately 67 feet from the front property line; and 

• The second level would be relatively limited in size, at 26 percent of the maximum FAR (589 square 
feet). 

 

Design and materials 
The project description letter indicates the style of the existing residence to be a “Spanish-style peninsula 
home”. The designer has proposed a “contemporary” second story addition, with the use of materials similar 
to the palate of the existing home. The primary exterior material is currently stucco. The existing roofing 
material is terra cotta clay tile. The existing windows are primarily rectangular single-hung, wood and 
fiberglass clad, with the exception of the larger fixed arched-shaped window at the front. The windows at the 
first floor are proposed to remain unchanged. The new windows at the second floor would be rectangular 
with trim and finish to match the existing home. The new roof is proposed to use concrete tile matching the 
color of the existing clay-tile roof. The applicant has indicated clay would be used if available. The location 
of the garage and uncovered spaces at the back of the property would help limit the visual effect of parking 
features on the property frontage, which is a positive aspect of the proposed site layout. 
 
With regard to privacy, the second-floor side-facing windows would feature five- to six-foot sill heights on the 
left side. However, on the right side sill heights would be lower, but the second-floor setback noted above 
would provide a buffer that would help limit potential privacy impacts. The variance letter includes 
renderings for an alternative option, “Duplex Option B”, where the second floor addition is set in at the ten 
foot side setback and cantilevered out five feet over the entrance to the covered parking spaces below. In 
addition to removing the need for the requested second floor variance, this design would appear more 
balanced from the front façade, and would break up the mass of the tall unbroken stucco wall, which is 
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currently proposed for the full height of the two-story section of the left side.  
 
Overall, staff believes the design would represent a consistent aesthetic approach, and that its size and 
scale would be consistent with the neighboring properties, and the overall neighborhood. However, staff 
believes that revising the proposal to meet the 10-foot setback at the second story would be a more 
balanced design and appears to be a feasible alternative to the requested variance for the side setback for 
the second floor. 
 

Valuation 
For projects involving existing nonconforming structures, the City uses standards established by the 
Building Division to calculate the replacement and new construction costs on which the use permit threshold 
is based. The City has determined that the replacement cost of the existing structure would be $248,800, 
meaning that the applicant would be allowed to propose new construction and remodeling at this site 
totaling less than $124,000 in any 12-month period without applying for a use permit. The City has 
determined that the value of the proposed work would be approximately $152,030. Based on this estimate, 
the proposed project exceeds 50 percent of the replacement cost of the existing structure, therefore 
requiring use permit review by the Planning Commission. 
 

Trees and landscaping 
The site features one 38-inch heritage oak tree at the rear-left corner that would be approximately 16 feet 
from the proposed garage and second unit. An arborist report outlining specific tree protection measures to 
be met is included as Attachment F. Further from the construction, three smaller trees are equally spaced 
along the left side of the property, an 18-inch silver tip is at the front of the property, and there is one street 
tree along the property frontage. All heritage trees are proposed to remain. The proposed construction is 
unlikely to affect the trees at the front. The property is currently nonconforming with respect to the 50-
percent landscaping requirement for the R-3 zoning district. The proposed plans would improve the existing 
nonconforming landscaping condition by increasing the amount of landscaped area on site by removing 
existing patio pavement at the rear and providing additional landscaping along the edge of the driveway at 
the rear of the property where the detached garage was previously. The project plans show a number of 
new accent trees and low landscaping, although the precise landscaping could vary at the point of 
construction.  
 

Variance requests 
As part of this proposal, the applicant is requesting a variance with two components. The applicant is 
requesting a variance to reduce the required left side setback from 10 feet to five feet to allow a new side-
loading two-car garage on the first floor and for the proposed unit at the second story above the new 
garage. The applicant’s initial proposal included a larger-than-required landing at the entry to the unit on the 
second floor that would be regulated as a balcony through the City’s Zoning Ordinance. The initial proposal 
would not have met the required 10-ft side setback for the balcony and the orientation of the stair required 
the uncovered space adjacent to the stair to be larger to allow for door swing, but the project was revised to 
shift the landing at the top of the staircase from the rear, left corner of the building to the rear, right corner, 
which would meet the setback requirements for balconies in the R-3 zoning district, and allow for a more 
narrow uncovered space. The wider space option is currently shown on the site plan, but will be revised and 
confirmed by the Transportation Division as part of the building permit review. 
 
The variance requests for the reduced left side setback for the first and second floors would comply with the 
Zoning Ordinance requirement that variances not reduce a specific development standard by more than 50 
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percent of the requirement. In this case, for a ten-foot setback requirement, a variance could not be granted 
for a structure closer than five feet to the property line.  
 
The applicant has provided a variance request letter that is included as Attachment G. This letter includes 
possible alternative options to the one proposed that would allow for a second unit on the site without the 
requested variance. Staff indicated to the applicant throughout the review of the application process that the 
alternate option, Duplex Unit Option B, where the second floor addition is shifted to meet the required 10-
foot setback would be preferred since that option provides a viable option to develop the second unit without 
the variance for the second floor. The applicant has indicated they would like to go forward with the current 
proposal. The required variance findings are evaluated below in succession. All findings are required to be 
met in order for each variance to be granted.  
 

1. That a hardship peculiar to the property and not created by any act of the owner exists. In this 
context, personal, family or financial difficulties, loss of prospective profits and neighboring violations 
are not hardships justifying a variance. Further, a previous variance can never have set a precedent, 
for each case must be considered only on its individual merits; 

 
The applicant relays two primary property aspects they believe to be unique, including: 
 
• The substandard width of the parcel that limits their ability to meet the City’s requirement for 24 feet of 

backup from the garage; and 
• The 38-inch heritage oak tree at the rear of the property; 
 
In staff’s view, the substandard lot width, the location of the existing structure, which is mostly to remain, 
and the location of the tree present physical hardships for the location of the garage to meet a 10-foot side 
setback. However, these conditions do not preclude the proposed second unit above the garage from 
meeting the required 10 foot side setback. In general, the alternatives provided by the applicant appear to 
illustrate a feasible and Zoning Ordinance-compliant alternate scheme for the second floor. Therefore, staff 
does not support this finding for the second floor variance, but does support the finding for the ground floor 
addition due to the access requirements for covered parking and the substandard width of the lot. 
 

2. That such variance is necessary for the preservation and enjoyment of substantial property rights 
possessed by other conforming property in the same vicinity and that a variance, if granted, would 
not constitute a special privilege of the recipient not enjoyed by his/her neighbors; 

 
The applicant states that the development of a second unit would not be viable if the ten-foot side setback 
were required, as there are limited options for compliant off-street parking spaces given the position of the 
existing development and the heritage tree in the rear portion of the lot. The development regulations for the 
R-3 zoning district indicate that “any lot in excess of five thousand (5,000) square feet in area shall be 
permitted a minimum of two (2) units…” These two units would each be required to provide two off-street 
parking spaces per unit, one of which must be covered. The size and orientation of the existing home and 
location of buildings on neighboring properties limits the viable locations of detached covered parking 
alternatives because there is a 10-foot separation requirement between dwelling units and an accessory 
building. In addition, due to the maximum building coverage limit for the site, the second unit would need to 
be above the garage, which would further limit the viable locations for a detached garage option with a unit 
above due to greater setbacks for a dwelling unit. However, as documented by the applicant’s alternate 
design options, the second floor setback variance is not the only option to achieve a second unit and 
provide the required parking. 
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The applicant has also referenced the nonconforming neighboring properties as evidence that the variance 
for the second floor would not constitute a “special privilege”, as it is a condition of buildings on neighboring 
lots. Staff believes the nonconforming setback of neighboring buildings does not establish a precedent that 
would constitute a property right of the subject property. Since alternative options exist for the second unit to 
be constructed without the requested variance, the current proposal would be considered a special privilege 
for the subject property. 
 
3. That the granting of the variance will not be materially detrimental to the public health, safety, or welfare, 

or will not impair an adequate supply of light and air to adjacent property; 
 
The applicant notes that the additions will be set back significantly from the front property line, and that the 
proposed design of the additions will maintain the character of the existing home. They also indicate that the 
second floor would be southeast of neighboring carports and roof deck, and would be designed to minimize 
privacy concerns through the use of increased sill heights on the left side wall.  
 
Staff believes that the variance request for the garage setback at the first floor would likely have a minimal 
impact on the neighboring property with respect to light and air and that the variance would not be materially 
detrimental to the public health, safety or welfare. In addition, the second floor variance would also likely 
have a minimal impact on the neighboring property since the window height and location on the second 
floor are sensitive to potential privacy concerns, as stated above. While meeting the 10-foot setback at the 
second floor would be compliant with the Zoning Ordinance and ensure privacy and adequate supply of light 
and air to the adjacent property, the proposed design would be unlikely to negatively affect the neighboring 
property. Therefore, staff believes that this finding can be made for both components of the variance 
request. 
 
4. That the conditions upon which the requested variance is based would not be applicable, generally, to 

other property within the same zoning classification. 
 
The applicant highlights the position of the existing residence, as well as the lot size of the parcel as 
justification for this finding. Similar to the discussion in findings 1 and 2, staff believes there are some 
unique aspects of the parcel that could limit full development of this site without granting a variance for the 
garage setback. However, the second floor variance request does not appear to be unique to the property. 
The Planning Division reviews and processes proposals for remodels and additions for many existing 
nonconforming structures both through the use permit and building permit review processes. New 
construction is required to comply with the current development standards of the specific zoning district and 
therefore, the proposed variance for the second floor side setback would be generally applicable to other 
properties within the R-3 zoning district. Therefore, staff does not support this finding for the second floor 
variance request. 
 
5. That the condition upon which the requested variance is based is an unusual factor that was not 

anticipated or discussed in detail during any applicable Specific Plan process. 
 
The property is not within any Specific Plan area. Hence, a finding regarding an unusual factor does not 
apply. 
 
Due to the above factors, staff is recommending the Planning Commission provide input on the proposal 
and continue the project with guidance to redesign the second floor to remove the variance request, 
potentially by shifting the second floor toward the right side of the lot or by extending the footprint of the 
second floor to other portions of the existing structure. Modifications to the second floor would be required 
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to be reviewed by the Planning Commission at a future public hearing. 
 

Correspondence 
Staff has received one letter of support from a neighbor across the street, and one letter of opposition from 
an adjacent neighbor at the rear, which are included as Attachment H. The letter of support mentions the 
positive aspects of the proposal, specifically that it preserves neighborhood character while providing an 
additional housing unit in a location that is ideal for access to public transportation. The letter of opposition 
focuses primarily on the proximity of the second unit to the property line and expresses privacy concerns 
around the balcony and second story windows at the rear. Staff provided email clarification to the 
commenter in opposition to the project that the proposal was revised to move the landing for the stairwell 
toward the interior of the lot, and that the location of the landing that is considered a balcony now meets the 
setback requirements and no longer requires a variance. Additionally, staff explained the large heritage oak 
tree will remain.  
 

Conclusion 
Staff believes the design would represent a consistent aesthetic approach to providing an additional 
housing unit, and that its size and scale would be consistent with the neighboring properties, and the overall 
neighborhood. The location of the garage and uncovered spaces at the rear would help limit the prominence 
of parking features at the front, which is positive, and the proposed building height would be well below the 
maximum allowed height. Although the property has some unique attributes, staff does not believe that 
these represent a hardship with regard to compliance with the setback requirement for the second floor unit. 
As outlined in the Variance section of the staff report, Staff believes that the variance request for the garage 
component is justifiable. Staff recommends that the Planning Commission provide input on staff’s support 
for the first floor variance element of the proposal and continue the use permit and the variance, with 
direction to redesign the second floor addition to comply with the R-3 development regulations.  

 
Impact on City Resources 
The project sponsor is required to pay Planning, Building and Public Works permit fees, based on the City’s 
Master Fee Schedule, to fully cover the cost of staff time spent on the review of the project. 

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

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

Appeal Period 
The Planning Commission action will be effective after 15 days unless the action is appealed to the City 
Council, in which case the outcome of the application shall be determined by the City Council. 
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Attachments 
A. Recommended Actions 
B. Location Map 
C. Data Table 
D. Project Plans 
E. Project Description Letter 
F. Arborist Report 
G. Variance Letter 
H. 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: 
Ori Paz, Assistant Planner 
 
Report reviewed by: 
Kyle Perata, Acting Principal Planner  
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1346 Hoover Street – Attachment A: Recommended Actions 

PAGE: 1 of 1 

LOCATION: 1346 
Hoover Street 

PROJECT NUMBER: 
PLN2018-00074 

APPLICANT: Mark 
Milani  

OWNER: Milani Family 
Trust 

PROPOSAL: Request for a use permit to demolish an existing detached garage, and construct an addition 
to an existing nonconforming single-family residence, consisting of an attached two-car garage and a 
second story with a second dwelling unit. The proposal includes a variance request to modify the left side 
setback to five feet (where 10 feet is required) for the new addition of the garage and the second unit 
above. The subject parcel is a substandard lot with respect to lot area and width in the R-3 (Apartment) 
zoning district. The work would exceed 50 percent of the replacement value of the existing nonconforming 
structure in a 12-month period. 

DECISION ENTITY: Planning 
Commission 

DATE: September 17, 2018 ACTION: TBD 

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

ACTION: 

1. Provide input and direction on staff’s support for the proposed ground floor variance and direction to
the applicant to redesign the second story addition to conform with the required 10 foot setback where
five feet is currently proposed and continue the requests for a use permit and variance to demolish an
existing detached garage, and construct a two-story addition consisting of a second unit and new
attached garage to an existing nonconforming single-family residence.
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City of Menlo Park

1346 Hoover Street
Location Map
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1346 Hoover Street – Attachment C: Data Table 

PROPOSED 
PROJECT 

EXISTING 
PROJECT 

ZONING 
ORDINANCE 

Lot area 5,952.4 sf 5,952.4 sf 7,000 sf min. 
Lot width 50.0 ft. 50.0  ft. 70 ft. min. 
Lot depth 119.0 ft. 119.0  ft. 100 ft. min. 
Setbacks 

Front 31.9 ft. 31.9 ft. 20 ft. min. 
Rear 22.0 ft. 43.2 ft. 15 ft. min. 
Side (left) 4.9 ft. 4.9 ft. 10 ft. min. 
Side (right) 13.9 ft. 13.9 ft. 10 ft. min. 

Building coverage 1,769.0 
29.7 

sf 
% 

1,701.0 
28.6 

sf 
% 

1,785.7 
30.0 

sf max. 
% max. 

FAR (Floor Area Ratio) 1,829.0 
30.7 

sf 
% 

1,240.0 
20.8 

sf 
% 

2,678.6 
45.0 

sf max. 
% max 

Square footage by floor 1,240.0 
589.0 
434.0 

95.0 

sf/1st 
sf/2nd 
sf/garage 
sf/porch 

1,240.0 
366.0 

95.0 

sf/1st 
sf/garage 
sf/porch 

Square footage of 
buildings 

2,358.3 sf 1,702.0 sf 

Building height 25.1 ft. 17.8 ft. 35 ft. max. 
Parking 2 covered/2 uncovered 2 covered 2 covered/2 uncovered 

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

Trees Heritage trees 2 Non-Heritage trees 4* New trees 1** 
Heritage trees proposed 
for removal 

0 Non-Heritage trees 
proposed for removal 

0 Total Number of 
trees  

7* 

*Includes street trees
**New street tree
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9/7/2018 

Community Development Department 

City of Menlo Park Planning Division 

701 Laurel Street 

Menlo Park, CA 94025 

Attention: Ori Paz, Assistant Planner 

Subject: 1346 Hoover Street Project Description 

To whom it may concern, 

The purpose of our development proposal located at 1346 Hoover Street is to add a second living unit onto the existing 

single-family residence.  The property is owned by the Milani Family (Mark, Gina & Mike), who grew up living in the house 

years ago.  The house has been part of the family for multiple generations.  The proposed duplex unit is intended to 

preserve the family’s inheritance for future generations, while currently providing a place for one of the siblings to live on 

the Peninsula. 

Scope of work includes removal of an existing garage (rear northeast corner) to be replaced with a new garage supporting a 

new 2nd story duplex unit above.  Site improvements include new permeable driveway paving and an all-weather parking 

surface for two uncovered parking spaces.  The existing rear yard is confined by a heritage oak tree and the narrow 50’ sub-

standard lot width.  The proposed development requests a side setback reduction to align the new addition with the 

existing house, in doing so to provide the required parking and driveway access space. 

The existing house built circa 1939, is a 1-story spanish style peninsula home.  The existing roof is terra cotta, clay tile 

roofing.  The existing exterior siding is painted stucco.  Front porch and entryway have arched openings reminiscent of the 

early 1930’s to early 1940’s.  Existing windows are primarily single-hung, rectangular in shape, except for the front living 

room window, which is arched similar to the existing porch openings. 

The proposed addition is intended to adopt a similar materials palate of the existing house.  The architectural style is a 

contemporary addition to the existing 1940’s spanish style home.  Prosed construction is Type-V wood frame on a concrete 

slab on grade.  New roofing to be concrete s-tile, color to match existing.  If clay-tile is available during construction, it may 

be used as an alternate.  New siding to be cement plaster stucco, to match existing texture and color.  Proposed window to 

be rectangular in shape with trim and finish to match the existing house.  Proposed stairway railing to match similar to the 

existing wrought iron railing of the front entry porch. 

The existing house at 1346 Hoover Street is currently a single-family residence located in the R-3 Apartment District of 

downtown Menlo Park.  It is located between Valparaiso and Oak Grove, a short walk to Santa Cruz Avenue.  The proposed 

development will change use from a single-family residence into a duplex with a new second unit above new garage.  The 

property owners have conducted neighborhood outreach, to inform neighbors by providing elevations and perspectives of 

the proposed project.  Those neighbors include; 1340 Hoover, 1350 Hoover, 1343 Hoover, 1245-1351 Hoover.  The owners 

have also done initial outreach to the residents behind the property at 677 and 671 Valparaiso. 

Thank you, 

R. Ross Stilleson

Collaborative Design Studio 
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1346 Hoover Street, Menlo Park Tree Assessment and Protection Revised June 6, 2018

June 6, 2018 

Mark Milani 
Milani & Associates 
2655 Stanwell Drive, Suite 105 
Concord, CA. 94520 

Summary 
The plans for the proposed project include a second story to be constructed above a new garage. 
The coast live oak (Quercus agrifolia) is located in back of the property along the northwest 
boundary, has a trunk diameter of approximately 36 inches, and is considered a “Heritage Tree”.  
The tree is in fair overall condition with good suitability for conservation.  The project will 
impact both portions of the crown and some of the root zone, but expected impacts are moderate.  
The new structure is to be built outside the tree’s critical root zone.  The area under the tree 
where the proposed parking is located will consist of stone pavers installed above the native 
grade to avoid digging into the root area while meting the City of Menlo Park’s required surface 
specifications.  No linear cuts inside the CRZ or TPZ are proposed.  Tree protection fence will 
need to be established at fifteen feet on the construction side and expand to eighteen where the 
existing driveway and garage are located. 

Introduction 

Assignment and Limits

• Provide an arborist’s report including an assessment of the coast live oak within the project
area.  The assessment is to include the species, size (trunk diameter), condition (health and
structure), and suitability for conservation ratings.

• Provide tree protection specifications/guidelines and expected impact ratings.
• The information in this report is limited to the condition of the tree during my inspection on

March 21, 2018.
• The plans reviewed for this assignment were as follows: Site Plan - Duplex Unit Option A not

dated.  Paver cross section diagram.

Purpose and Use

The report is intended to identify all the trees within the plan area that could be affected by the 
project.  The report is to be used by the property owner, owner’s agents, and the City of Menlo 
Park as a reference for existing tree conditions to help satisfy planning requirements. 

�
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1346 Hoover Street, Menlo Park Tree Assessment and Protection Revised June 6, 2018

Observations 
The coast live oak is located in back of the property along the northwest boundary.  The tree has 
a trunk diameter of approximately 36 inches (113 inches in circumference) and is about 45 feet 
tall with a 40 foot crown radius into the site (Image 1).  Foliar color, size, and density are normal 
for the species.  The crown has been thinned and branches have been lions-tailed with most of 
the interior branches removed and foliage concentrated at the ends.  The branches extend to the 
house and garage but have been reduced over the adjacent property.  The trunk bifurcates about 
eight feet above grade supporting the crown with typical form and habit characteristic of the 
species.  The trunk flare is partially exposed and the nearby adjacent concrete panels are 
currently being heaved and displaced. 

The plans for the proposed 
project include a second story 
to be constructed above the 
new garage.  The tree has 
some lower branches growing 
in the area where the addition 
is proposed.  The proposed 
structure is located sixteen 
feet from the tree to the south 
and the existing building is 
thirty-six feet from the trunk.  
The heaved concrete will be 
removed and the existing 
garage structure demolished.  
The proposed parking area 
will be covered in gravel. 

Image 1: Coast live oak 
behind 1346 Hoover 
Street. 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Below is the proposed Site Plan Duplex Option A with Parking not to scale (Image 2). 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Below is a sample proposed paver cross section to avoid digging into the reboot area with (Image 
3). 
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Discussion 

Condition

A tree’s condition percentage is a determination of its overall health and structure based on five 
aspects: roots, trunk, scaffold branches, twigs, and foliage.  The tree has some structural defects 
such as large laterals limbs with poor taper and multiple branches originating in the same 
location (codominant stems).  The coast live oak is vigorous with about 75 percent crown 
opacity.  I considered the tree to be in fair overall condition (health and structure combined) with 
minor problems that could be mitigated through cultural practices such as proper pruning or a 
plant health care program. 

Suitability for Conservation

A tree’s suitability for conservation is determined based on its health, structure, age, species and 
disturbance tolerances, proximity to cutting and filling, proximity to construction or demolition, 
and potential longevity using a scale of good, fair, or poor (Fite, K, and Smiley, E. T., 2016).  
Trees with good suitability have good vigor, structural stability, and potential longevity after 
construction.  The coast live oak, although in fair condition, has good suitability for 
conservation, is large, valuable, and should be retained and monitored. 

Expected Impacts and Tree Protection

Impact level defines how a tree may be affected by construction activity and proximity to the 
tree, and is described as low, moderate, or high.  The following scale defines the impact rating: 

Low = The construction activity will have little influence on the tree. 
Moderate = The construction may cause future health or structural problems, and steps must be 
taken to protect the tree to reduce future problems. 
High = Tree structure and health will be compromised and removal is recommended, or other 
actions must be taken for the tree to remain.  The tree is located in the building envelope. 

Because the project will impact both portions of the crown and some of the root zone the 
expected impacts are moderate.  Pruning will be required to provide clearance but it should not 
adversely affect the health or structure of the tree.  The new structure is to be built outside the 
tree’s critical root zone of five times the trunk diameter distance (Costello, L. R., Hagen, B.W., 
and Jones, K.S. 2011).  The area under the tree where the proposed parking is located will consist 
of stone pavers on grade with a biaxial georgic base to disperse compaction and reduce root zone 
impacts. 
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The City of Menlo Park defines “Heritage Tree” as the following: 13.24.020 subsection (2) An 
oak tree (Quercus) which is native to California and has a trunk with a circumference of 31.4 
inches (diameter of ten (10) inches) or more, measured at fifty-four (54) inches above natural 
grade. Trees with more than one trunk shall be measured at the point where the trunks divide, 
with the exception of trees that are under twelve (12) feet in height, which will be exempt from 
this section.”  The coast live oak falls into this protected category as a “Heritage Tree”. 

Tree protection focuses on preventing damage to the roots, trunk, or scaffold branches. The most 
current accepted method for determining the Tree Protection Zone (TPZ) is to use a formula 
based on species tolerance, tree age/vigor, and trunk diameter (Matheny, N. and Clark, J. 1998) 
(Fite, K, and Smiley, E. T., 2016).  Preventing mechanical damage to the trunk from equipment 
or hand tools can be accomplished by wrapping the main stem with straw wattle or using vertical 
timbers.  Coast live oak is considered to have “good” tolerance to construction impacts and the 
tree is mature in age.  The result would require a tree protection zone of six times the trunk 
diameter distance of eighteen feet.  The closest portion of the proposed structure is located at 
sixteen feet.   

The critical root zone (CRZ) is the area of soil around the trunk of a tree where roots are located 
that provide stability and uptake of water and nutrients required for the tree’s survival.  The CRZ 
is the minimum distance from the trunk that trenching or root cutting can occur and will be 
defined by the trunk diameter as a distance of three times the DBH in feet, and preferably, five 
times (Costello, L., Watson, G., Smiley, E.T. 2017).  For example if the tree is two feet in 
diameter, the minimum CRZ distance would be six to ten feet from the stem on one side of the 
tree.  The recommended maximum encroachment distance into the root zone of oaks on one side 
is five times the trunk diameter (Coate, B.)(Costello, L., Hagan, B., Jones, K. 2011).  The result 
of this assessment would allow for a maximum encroachment of fifteen feet from the tree on one 
side.   

Because the CRZ and TPZ are fifteen to eighteen feet from the trunk there is adequate tree 
protection space that should allow for the tree to be retained.  No linear cuts inside the CRZ or 
TPZ are proposed and the closest encroachment is about sixteen feet from the tree.   

Tree protection fence will need to be established at fifteen feet on the construction side and 
expand to eighteen where the existing driveway and garage are located.  There is adequate space 
for a proper tree protection zone without compromising the health or structural integrity of the 
tree. 
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Conclusion 
The plans for the proposed project include a second story to be constructed above the garage. 
The coast live oak is located in back of the property along the northwest boundary, has a trunk 
diameter of approximately 36 inches, and is considered a “Heritage Tree”.  The oak is in fair 
overall condition with good suitability for conservation.  The tree is large, valuable, and should 
be retained and monitored.  The project will impact both portions of the crown and some of the 
root zone, and the expected impacts are moderate.  Pruning will be required to provide clearance 
but it should not adversely affect the health or structure of the tree.  The new structure is to be 
built outside the tree’s critical root zone.  The area under the tree where the proposed parking is 
located will consist of stone pavers installed above the native grade to avoid digging into the root 
area while meting the City of Menlo Park’s required surface specifications..  Because the CRZ 
and TPZ are fifteen to eighteen feet from the trunk there is adequate tree protection space 
allowing for preservation.  No linear cuts inside the CRZ or TPZ are proposed and the closest 
encroachment is about sixteen feet from the tree.  Tree protection fence will need to be 
established at fifteen feet on the construction side and expand to eighteen where the existing 
driveway and garage are located. 

Recommendations  

Pre-construction and Planning Phase

1. Once the existing garage and concrete is removed place tree protection fence at a radius of 
fifteen feet toward the new construction and eighteen feet toward the old garage. 

2. All tree maintenance and care shall be performed by a qualified arborist with a C-61/D-49 
California Contractors License.  Tree maintenance and care shall be specified in writing 
according to American National Standard for Tree Care Operations: Tree, Shrub and Other 
Woody Plant Management: Standard Practices parts 1 through 10 and adhere to ANSI 
Z133.1 safety standards and local regulations.  All maintenance is to be performed according 
to ISA Best Management Practices. 

3. Refer to Appendix A for general tree protection guidelines including recommendations for 
arborist assistance while working under trees, trenching, or excavation within a trees drip 
line or designated TPZ/CRZ. 

4. Provide a copy of this report to all contractors and project managers, including the architect, 
civil engineer, and landscape designer or architect.  It is the responsibility of the owner to 
ensure all parties are familiar with this document. 
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5. Arrange a pre-construction meeting with the project arborist or landscape architect to verify 
tree protection is in place, with the correct materials, and at the proper distances.   

Construction Phase

1. Periodically monitor tree health and condition and treat accordingly. 

2. The first priority is to adopt a no dig policy and incorporate a design plan that will minimize 
soil compaction and root disturbances around the tree.   

3. Use the thinest material possible to achieve structural compliance and use porous material 
that allows for water infiltration under the surface.   

4. Adjust the finished grade to be above the natural grade without digging for a sub-grade 
treatment.  In this instance the pavement will be higher up and edge treatments or curbing 
also need to be constructed above grade.  

5. Use paving material that does not rely on the strength of a compacted sub-base for strength.  
This may be accomplished by reinforcing the surface layer material.   

6. Place geotextile fabric at the bottom of the sub-base to reduce displacement into the parent 
soil along with a reduction in compaction requirements.  Use biaxial Tensar BX-1100 or 
equivalent to manufacturer specifications on grade. 

7. Place irrigation within the tree protection zone and irrigate the root zone with ten gallons of 
water per inch of trunk diameter twice a month during the summer and fall. 

Post-Construction Phase

1. Monitor the health and structure of all trees for any changes in condition. 

2. Perform any other mitigation measures to help ensure long term survival. 

3. Have a qualified arborist perform a Level 2: Basic Assessment according to Best 
Management Practices: Tree Risk Assessment: International Society of Arboriculture, 2017 
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Appendix A: Tree Protection Guidelines

Pre-Construction Meeting with the Project Arborist

Tree protection locations should be marked before any fencing contractor arrives. 

Prior to beginning work, all contractors involved with the project should attend a pre 
construction meeting with the project arborist to review the tree protection guidelines.  Access 
routes, storage areas, and work procedures will be discussed. 

Tree Protection Zones and Fence Specifications
 
Tree protection fence should be established prior to the arrival of construction equipment or 
materials on site.  Fence should be comprised of six-foot high chain link fence mounted on eight-
foot tall, 1 7/8-inch diameter galvanized posts, driven 24 inches into the ground and spaced no 
more than 10 feet apart. Once established, the fence must remain undisturbed and be maintained 
throughout the construction process until final inspection. 

The fence should be maintained throughout the site during the construction period and should be 
inspected periodically for damage and proper functions.  Fence should be repaired, as necessary, 
to provide a physical barrier from construction activities. 

Monitoring

Any trenching, construction or demolition that is expected to damage or encounter tree roots 
should be monitored by the project arborist or a qualified ISA Certified Arborist and should be 
documented. 

The site should be evaluated by the project arborist or a qualified ISA Certified Arborist after 
construction is complete, and any necessary remedial work that needs to be performed should be 
noted. 

Restrictions Within the Tree Protection Zone

No storage of construction materials, debris, or excess soil will be allowed within the Tree 
Protection Zone.  Spoils from the trenching shall not be placed within the tree protection zone 
either temporarily or permanently.  Construction personnel and equipment shall be routed outside 
the tree protection zones. 
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Root Pruning

Root pruning shall be supervised by the project arborist.  When roots over two inches in diameter 
are encountered they should be pruned by hand with loppers, handsaw, reciprocating saw, or 
chain saw rather than left crushed or torn.  Roots should be cut beyond sinker roots or outside 
root branch junctions and be supervised by the project arborist.  When completed, exposed roots 
should be kept moist with burlap or backfilled within one hour. 

Boring or Tunneling

Boring machines should be set up outside the drip line or established Tree Protection Zone.  
Boring may also be performed by digging a trench on both sides of the tree until roots one inch 
in diameter are encountered and then hand dug or excavated with an Air Spade® or similar air or 
water excavation tool.  Bore holes should be adjacent to the trunk and never go directly under the 
main stem to avoid oblique (heart) roots.  Bore holes should be a minimum of three feet deep.  

Timing

If the construction is to occur during the summer months supplemental watering and bark beetle 
treatments should be applied to help ensure survival during and after construction. 

Tree Pruning and Removal Operations

All tree pruning or removals should be performed by a qualified arborist with a C-61/D-49 
California Contractors License.  Tree pruning should be specified in writing according to ANSI 
A-300A pruning standards and adhere to ANSI Z133.1 safety standards.  Trees that need to be 
removed or pruned should be identified in the pre-construction walk through. 

Tree Protection Signs

All sections of fencing should be clearly marked with signs stating that all areas within the 
fencing are Tree Protection Zones and that disturbance is prohibited.  Text on the signs should be 
in both English and Spanish (Appendix B). 
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Appendix B: Tree Protection Signs
B1: English

�
Monarch Consulting Arborists LLC - P.O Box 1010, Felton, CA 95018

831.331.8982 - rick@monarcharborist.com Page �  of �12 15

A
p

p
e
n

d
ix

 D
: 

E
x
a
m

p
le

 T
re

e
 P

ro
te

c
ti

o
n

 S
ig

n

D
1
: 

E
n

g
li
s
h

W
A

R
N

IN
G

T
re

e
 P

ro
te

c
ti
o
n
 Z

o
n
e

T
h
is

 F
e
n
c
e
 S

h
a
ll 

n
o
t 
b
e
 m

o
v
e
d
 w

it
h
o
u
t 

a
p
p
ro

v
a
l.
  
O

n
ly

 a
u
th

o
ri
z
e
d
 p

e
rs

o
n
n
e
l 

m
a
y
 e

n
te

r 
th

is
 a

re
a
!

P
ro

je
c
t 
A

rb
o
ri
s
t 

E
v
a
n
s
 R

ig
h
t 
o
f 
W

a
y,

 S
a
ra

to
g
a
 C

a
lif

o
rn

ia
-T

re
e
 I
n
v
e
n
to

ry
, 
V

a
lu

a
ti
o
n
, 
a
n
d
 P

ro
te

c
ti
o
n
 G

u
id

e
lin

e
s
 f
o
r 

S
a
n
 J

o
s
e
 W

a
te

r 
C

o
m

p
a
n
y

A
u
g
u
s
t 
9
, 
2
0
1
0

!
R

ic
h
a
rd

 G
e
s
s
n
e
r-

V
a
lle

y
C

re
s
t 
T

re
e
 C

a
re

 S
e
rv

ic
e
s
, 
8
2
5
 M

a
b
u
ry

 R
d
.,
 S

a
n
 J

o
s
e
, 
C

A
 9

5
1
3
3
!

5
9

F12

mailto:rick@monarcharborist.com


1346 Hoover Street, Menlo Park Tree Assessment and Protection Revised June 6, 2018

B2: Spanish
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Qualifications, Assumptions, and Limiting Conditions
Any legal description provided to the consultant is assumed to be correct.  Any titles or 
ownership of properties are assumed to be good and marketable.  All property is appraised or 
evaluated as though free and clear, under responsible ownership and competent management. 

All property is presumed to be in conformance with applicable codes, ordinances, statutes, or 
other regulations. 

Care has been taken to obtain information from reliable sources.  However, the consultant cannot 
be responsible for the accuracy of information provided by others. 

The consultant shall not be required to give testimony or attend meetings, hearings, conferences, 
mediations, arbitration, or trials by reason of this report unless subsequent contractual 
arrangements are made, including payment of an additional fee for such services. 

This report and any appraisal value expressed herein represent the opinion of the consultant, and 
the consultant’s fee is not contingent upon the reporting of a specified appraisal value, a 
stipulated result, or the occurrence of a subsequent event. 

Sketches, drawings, and photographs in this report are intended for use as visual aids, are not 
necessarily to scale, and should not be construed as engineering or architectural reports or 
surveys.  The reproduction of information generated by architects, engineers, or other consultants 
on any sketches, drawings, or photographs is only for coordination and ease of reference.  
Inclusion of said information with any drawings or other documents does not constitute a 
representation as to the sufficiency or accuracy of said information. 

Unless otherwise expressed: a) this report covers only examined items and their condition at the 
time of inspection; and b) the inspection is limited to visual examination of accessible items 
without dissection, excavation, probing, or coring.  There is no warranty or guarantee, expressed 
or implied, that structural problems or deficiencies of plants or property may not arise in the 
future. 
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Certification of Performance
I Richard Gessner, Certify: 

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

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

That the analysis, opinions and conclusions stated herein are my own; 

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

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

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

I further certify that I am a Registered Consulting Arborist® with the American Society of 
Consulting Arborists, and that I acknowledge, accept and adhere to the ASCA Standards of 
Professional Practice.  I am an International Society of Arboriculture Board Certified Master 
Arborist®.  I have been involved with the practice of Arboriculture and the care and study of 
trees since 1998. 

Richard J. Gessner 

ASCA Registered Consulting Arborist® #496 
ISA Board Certified Master Arborist® WE-4341B 
ISA Tree Risk Assessor Qualified 

Copyright 

© Copyright 2018, Monarch Consulting Arborists LLC.  Other than specific exception granted for copies made by 
the client for the express uses stated in this report, no parts of this publication may be reproduced, stored in a 
retrieval system, or transmitted in any form or by any means, electronic, mechanical, recording, or otherwise without 
the express, written permission of the author.
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Road building over soft soil or tree root zone 
using Biaxial Geogrid material 

 
Dave Dockter, Landscape Specialist, City of Palo Alto 

 
Synopsis 
Biaxial geogrid material is used as a subgrade layer below aggregate (rock) in reinforcing 
pavement and all-season road building applications. It is a stiff synthetic permeable material 
consisting of sets of tensile ribs pre-tensioned in two directions to allow pinning down of 
surrounding soil, stone, or other material. Geogrid can be constructed over soft soils or tree root 
zones, improves filtration, reduces base thickness needed, compaction of underlying parent soil 
(85%) and incidents of tire ruts and soil migration. Product specifications and details are 
available from manufacturer at http://www.tensarcorp.com.html.  
 
Tensar BX-1100 or equivalent is acceptable for use over tree root zones when recommended 
under purview of consulting arborist. 

 

 

 

Geogrid Soil Stengthing_Road building over soft soil or tree root zone  Dave Dockter, Landscape Specialist 

Figures supplied by manufacturer 
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Road building over soft soil or tree root zone 
using Biaxial Geogrid material 

 
• No additional compaction.  To protect the root zones affected by a driveway in the root 

zone of a protected tree, consider the best management practice use of Tensar BX-1100 
Biaxial Geogrid to minimize required compaction and to relieve the roots from strain 
caused by passing cars.  With Tensar BX-1100 geogrid, compaction can be limited to 
85%, and is more than adequate (BX-1200 material is rated for freeways).   

   

 
  Figure 7 – Tensar Biaxial Geogrid – not just a geotextile 

 
 

 
Figure 8 – Confinement Effect – Biaxial Geogrid vs Tensioned Membranes 

 
• Soil Analysis: The soil analysis should be performed and may show existing compaction 

of 85%-95% at test sites. Generally, the soil will not need additional compaction to 
support the Biaxial Geogrid.  Once installed the Geogrid will disperse the load from 
vehicles. 

Geogrid Soil Stengthing_Road building over soft soil or tree root zone  Dave Dockter, Landscape Specialist 

• Permeable surfaces.  Proposed driveways should be evaluated for the percentage of cover 
within the drip line area of the trees. To allow the needed water to reach the roots 
consider the use of permeable paver stones. The advantages over concrete include 
permeability, attractiveness; they won’t crack, and are known to have good traction. 
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To Menlo Park Planning Division, 

This letter is prepared in request for a variance ruling of the residence at 1346 Hoover Street in Menlo Park.  The 

property is located in a R-3 district, where development standards require 10’-0” side setbacks.  The variance request 

proposes a 50% reduction in the side setback to allow for a new 2-story addition that aligns with the existing house (built 

circa 1940).  Allowance of the requested setback reduction provides adequate side loaded driveway access for city parking 

requirements, it provides a garage base structure and foundation for the second living unit above while preserving the 

existing heritage tree located near the rear property line. 

1. Hardships specific to the subject property (not created by any act of the owner) are stated below.

The existing lot is substandard to the R-3 zoning regulations, where 10’ side setbacks are applied to lots with a minimum 

width of 70’ and minimum area of 7,000 SF.  The subject property width is 50’ and the lot area is just under 6,000 SF.  

Hardship of the existing property relates to the limited rear yard buildable area, with respect to existing lot width, existing 

rear yard depth and the location of existing residence. 

Additional conditions that constrain the proposed development include; the existing heritage oak tree with a 15’ to 18’ 

protection boundary, the requirement for 2 covered and 2 uncovered parking spaces, as well as a driveway access 

requirement of 24’-0” backup space in front of the proposed garage.  Secondary zoning constraints include 10’ building 

separations, 30% max building cover, and a duplex second unit requirement for the R-3 zoning district. 

2. The request of such variance is necessary for the preservation and enjoyment of substantial property rights

possessed by other conforming property in the same vicinity as the subject property.  And, if granted, would not

constitute a special privilege of the recipient not enjoyed by his/her neighbors.

Our variance request relates to development of the site, by creating two separate dwellings.  This property right is 

possessed by other conforming properties in the same vicinity of the R-3 Apartment District.  Due to it’s substandard lot 

conditions (noted above) any proposed two dwelling development would require a variance ruling to allow permissible 

conformance. 

Please also consider that none of the adjacent properties (left and right) are conforming with regards to the current 10’ side 

setback. The subject property and neighboring parcels all have driveways to the right side of each residence.  And all three 

properties have setbacks no greater than 5’-4”. If granted, the variance ruling would not constitute special privilege, 

because neighboring properties also provide similar setback distances. 

3. The granting of such variance will not be materially detrimental to the public health, safety, or welfare, or will

not impair an adequate supply of light and air to adjacent property.

Maintaining the existing house would improve the current condition of the property, while maintaining the past character 

of the neighborhood.  The design will consider a similar residential vernacular of the existing house, where the proposed 

structure does not heavily impact the street presence.  New duplex second unit will consider privacy concerns by limiting 

windows adjacent to the neighboring northwest property.  The proposed rear yard structure is south east of an existing 

carport and roof deck that serves the multi-family residence at 1350 Hoover.  The proposed rear yard structure is located 

next to an existing heritage oak, where there are minimal affects to the supply of light and air. 

Community Development Department 

City of Menlo Park Planning Division 

701 Laurel Street 

Menlo Park, CA 94025 

09/07/18  
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4. The conditions upon which the requested variance is based would not be applicable, generally, to other 

property within the same zoning classification. 

Current R-3 zoning requires 10’-0” side setbacks.  The subject lot, both size and width, are less than the district minimum of 

7,000 SF and 70’ - 80’ minimum width.   Thus, creating a condition generally not applicable to other conforming properties 

within the same district.  The existing house location, lot width and rear yard constraints make proposed development 

more challenging to meet all required zoning regulations. 

5. The condition upon which the requested variance is based is an unusual factor that was not anticipated or 

discussed in detail during any applicable Specific Plan process. 

The condition of the requested variance is based on existing site-specific factors, as stated in findings 1 to 4.  None of which 

were anticipated or created by any act of the property owner. 

Conclusion: 

It is our intent that the requested variance allow for a 50% reduction in the west side setback (left side from front) 

as required by the zoning regulations of Chapter 16, Menlo Park Municipal Code.  The owner applicant would like to 

propose adding a duplex second unit to the existing residence to be self-occupied.  The owner applicant would like to 

preserve the existing house built in the early 1940’s. 

Considering the applicant’s desire to add new living space, we find the proposed option a most practical and a best 

use of the site relative to parking requirements and back yard space.  The proposed addition is considered more cost 

effective, versus alternate 2-story options.  We hope the Planning Commission understands the desire of the applicant and 

the information presented.  Thank you for your time and careful consideration in review of our planning application. 

 

 

 

       Sincerely, 

 

       Ross Stilleson 

       Collaborative Design Studio 

G2



SCALE: NTS

SITE PLAN - DUPLEX UNIT OPTION A 
1

PROPERTY LINE - 50.5'  N56°33'00"W

P
L
 -

1
1
9
.8

3
'  

N
3

3
°2

6
'0

0
"E

P
L
 -

1
1
8
.2

4
'  

N
3

3
°2

6
'4

3
"E

PL -50.0'  N58°22'00"W

33

1346 HOOVER ST.

LOT

32

1340 HOOVER ST.

LOT

--

671 VALPARISO AVE.

LOT

HOOVER STREET

50' R.O.W.

18" TREE
SILVER TIP

34" TREE
OAK

(E) LAWN

(E) ASPHALT 
DRIVEWAY

(E) SINGLE FAMILY
RESIDENCE

1240 SF

GATE
GATE

NEIGHBORING 
SINGLE FAMILY

NEIGHBORING 
MULTI-FAMILY

(E) PORCH
95 SF

(E) CONC. 
PAVEMENT

434 SF GARAGE LEVEL

(N) DUPLEX 2ND
UNIT ABOVE GARAGE

5' - 0" 20' - 11" 24' - 1"

T
O

 B
U

IL
D

IN
G

1
7

'
- 0

" (V
E

R
IF

Y
)

 2
1

' 
- 

0
"

 2
1

' 
- 

4
"

ALIGNED 2ND LEVEL ABOVE

(2) SPACES
UNCOVERED PARKING

(N) DRIVEWAY
(PERMEABLE PAVERS)

2
6

G3



SCALE: NTS
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From: Sandy Bardas
To: Paz, Ori
Subject: Milani/1346 Hoover Street
Date: Monday, August 6, 2018 10:04:21 AM

Ori Paz, Assistant Planner,
I am the owner and resident at 1343 Hoover Street.  I have examined the proposal for
1346 Hoover Street and I have no objections to the proposal.  In fact, I would like to
mention the positive aspects of the proposal.

1. It preserves the front house, which along with my house and the adjoining house at
1340 Hoover Street maintains some the of historical homes on the street which date
back to the 1930s.
2. The proposal adds an additional living unit to the scarce housing in Menlo Park.
3. The parcel location is ideal for access to public transportation.
4. The design is tasteful and dose not overpower the surrounding neighborhood.

Over the years I have examined proposals in my neighborhood and have worked with
the architects and builders around me.  I would like to preserve and integrate the
historical homes with additional living units in my neighborhood.  Instead of
demolishing this home and building a larger house, the city will have the advantage of
preserving neighborhood character while adding an additional living unit.

I recommend that the proposal be approved.

Sandra Bardas
1343 Hoover Street
Menlo Park, CA 94025
650-326-1949

ATTACHMENT H

H1
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From: Scott Blum
To: Diana Blum; Paz, Ori
Subject: 1346 Hoover - Contention of Variance Request
Date: Saturday, September 8, 2018 5:12:08 PM

Menlo Park Planning Commission,

Please consider this email as a formal challenge against the construction plans for 1346
Hoover Street.   My wife and I have been living at 677 Valparaiso Ave since 2005, and our
home as adjacent to the property at 1346 Hoover.  More specifically, the west side of our
home is separated by a fence from the back side of 1346 Hoover.     

We would like to challenge the following components of the construction proposal:

"modify the left side setback to 5 feet (where 10 feet is required)" if such an
extension would also result in a setback of less than 10 feet from the rear of the lot (i.e.,
the one adjacent to our property) 
"modify the balcony setback to 5 feet (where 10 feet is required)" if the balcony is
intended to be placed in the rear of the house

As you can see from the attached images, our own lot at 677 Valparaiso is small; however, our
home conforms to the required 10 ft setback.  Should any construction on 1346 Hoover be
allowed to reduce the setback from their rear yard to 5 feet, then the total distance between our
homes would be only 15 feet.   By including a 2nd story above the garage, we will also lose
significant privacy into our tiny backyard (which includes a jacuzzi tub that is placed near the
fence..and would presumably have a set of windows looking down into less than 5 feet from
our fence).    Between the lost privacy and potentially adverse aesthetics, it is very likely that
such construction would lead to a significant reduction in market value of our home.

Additionally, we would like to point out that there is a mature oak tree on the property at 1346
Hoover.  It is not clear whether the construction plans involve removing the tree, but if
so, we would also like to STRONGLY object to removing this tree.   I have also included
pictures of the tree, which helps provide a beautiful screen to not only our property - but also
our neighbors at 671 Valparaiso and the apartment building just north of 1346 Hoover.

Thank you in advance for considering our challenge.   While we don't want to prevent our
neighbors at 1346 Hoover from remodeling their home, we do want to make sure any such
remodeling is done in conformity of existing zoning requirements.

Regards,
Scott & Diana Blum (residents of 677 Valparaiso Ave)
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 City of Menlo Park   701 Laurel St., Menlo Park, CA 94025  tel 650-330-6600  www.menlopark.org 

 
 
STAFF REPORT 

Planning Commission    
Meeting Date:   9/17/2018 

Staff Report Number:  18-079-PC 
 

Public Hearing:  Use Permit/ Ravinder S. Sethi/933 Hermosa Way  

 

Recommendation 

Staff recommends that the Planning Commission approve a use permit to demolish an existing single-
story, single-family residence with an attached one-car garage and construct a new two-story, single-
family residence with an attached two-car garage on a substandard lot with respect to lot width, depth, and 
area in the R-E (Residential Estate) zoning district, at 933 Hermosa Way. The recommended actions are 
included as Attachment A. 

 

Policy Issues 

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

 

Background 

Site location 

The subject property is located at 933 Hermosa Way. Using Hermosa Way in the north-south orientation, 
the subject property is located on the western side of Hermosa Way, between Santa Cruz Avenue and 
Middle Avenue. A location map is included as Attachment B. Hermosa Way is a residential street that 
extends across the neighborhood, terminating just north of Santa Cruz Avenue in the north and at Bay 
Laurel Drive, near San Francisquito Creek and the City of Palo Alto, in the south.  
 
Houses along Hermosa Way include both one- and two-story residences. While most residences in the 
neighborhood are generally one story in height, some two-story residences exist as a result of new 
development and older residences containing second-story additions. The residences mainly reflect a 
ranch or traditional architectural style, although some contemporary-style and craftsman residences also 
exist. The neighborhood features predominantly single-family residences in the R-E (Residential Estate) 
district along portions of Hermosa Way and Cotton Street, with the majority of surrounding streets 
containing parcels zoned in the R-1-S (Single Family Suburban Residential) zoning district. 

 

Analysis 

Project description 

The applicant is proposing to demolish the existing one-story, single-family residence with a detached 
one-car garage and construct a new two-story, single-family residence with an attached two-car garage 
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and basement. The subject property is substandard with respect to lot width, depth, and area. The 
proposed development would include six bedrooms and seven bathrooms with a basement and below 
grade patio.  
 
Of particular note with regard to Zoning Ordinance requirements: 

 The second floor would be limited in size, with its floor area representing approximately 38 percent 
of the maximum FAL, where 50 percent may be permitted on this property. 

 The proposed residence would occupy a smaller footprint within the footprint of the existing 
residence, but would be two stories in height and include six bedrooms and seven bathrooms. 

 The proposed basement areas would be entirely located within the building footprint and therefore 
are not included in the subject property’s floor area limit (FAL) calculation. Subsequently, no 
lightwells are proposed within required setback areas. 

 
The proposed project conforms to the development standards of the R-E 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. 
 

Design and materials 

The applicant states that the proposed new residence was designed as a traditional style home, following 
consideration of the various scales and styles of the residences throughout the neighborhood, along with 
the proximity to the particular styles in the neighborhood. A mixture of gable and hip forms feature 
prominently in the overall appearance of the proposed residence. Roofing for the proposed residence 
would consist of composition asphalt shingles, with two skylights that would each contain a lens at ceiling 
level. Shingle wood siding would be the primary exterior material, along with painted wood columns 
supporting the covered porches at the front and rear of the proposed residence. A decorative wood trim 
would be provided for several of the gables, which would additionally enhance architectural interest on 
site. 
 
The second floor would be located in the center and rear of the proposed residence, which would minimize 
the perception of massing. All windows on the second floor would have a sill height of at least three feet. 
In addition, windows along the side elevations are modest in size, and only a few windows along the front 
and rear elevations are slightly larger in size. Windows would be clad with a spacer bar, consisting of clear 
insulated glass with applied muntin bars on both sides. Large heritage trees along the right and left sides 
of the property boundary, specifically Trees 4, 5, and 6, would screen views from residences located at 
neighboring 925 and 1001 Hermosa Way.  
 
Staff believes that the scale, materials, and design of the proposed residence would be consistent with the 
variety of architectural styles in the neighborhood, and that the proposed materials and overall design 
integrity would result in an internally consistent aesthetic approach. 
 

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 
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improvements and provides recommendations for tree maintenance and the protection of some trees, 
based on their health. As part of the project review process, the arborist report was reviewed by the City 
Arborist. 
 
There is one heritage tree located within the subject property: a 30-inch-diameter redwood approximately 
midway along the left side property line (Tree 6). There are also four heritage trees neighboring the 
subject property to the right of the subject property: a 37-inch-diameter coast live oak (Tree 1) and 32-
inch-diameter coast live oak (Tree 2), both located adjacent to the street and near the front right corner of 
the subject property; and a 29-inch-diameter redwood (Tree 4) and a 36-inch-diameter redwood (Tree 5), 
both located approximately midway along the right side of the right property line. All four of these heritage 
trees are located in the panhandle of the adjacent panhandle lot at 999 Hermosa Way. For Trees 1 and 2, 
due to the possible impacts to the canopies that extend into the subject property, temporary protection 
fencing has been proposed. For Tree 6, fencing would also be provided, and additional protection 
measures would include hand excavation within the dripline, provision of a six-inch layer of woodchips 
within the root zone, and the avoidance of contact with roots larger than two inches in diameter until an 
onsite arborist can assess impacts on a case-by-case basis. Trees 4 through 5 are considered to be 
unaffected by the proposed project. 
 
One non-heritage tree is located within the subject property (Tree 7) and one non-heritage tree is located 
approximately 40 feet to the right of the subject property at 1001 Hermosa Way (Tree 3). Both of these 
trees would remain, and the arborist report states that both non-heritage trees would be unaffected by the 
proposed project. All recommendations identified in the arborist report shall be implemented and ensured 
as part of condition 3g. 
 

Correspondence  

The applicant has stated that the property owners completed outreach with adjacent neighbors by sharing 
and discussing the proposed plans, receiving support from these neighbors in the process. Staff has not 
received any comments regarding the proposal. Attachment G contains the outreach letter that the 
property owners provided to their neighbors. 
 

Conclusion 

Staff believes the scale, materials, and style of the proposed residence are compatible with the 
neighborhood, and that the proposed overall design would result in a consistent aesthetic approach. The 
traditional architectural style of the proposed residence would be generally attractive and well-
proportioned, and the centering and setting back of the second floor would help minimize massing and 
limit privacy impacts. Tree protection measures would minimize impacts on the two heritage trees near or 
within the subject property, Trees 1, 2, and 6, as confirmed by the City Arborist. The applicant has 
conducted outreach and has indicated they received support from the adjacent neighbors. Staff 
recommends that the Planning Commission approve the proposed project. 

 

Impact on City Resources 

The project sponsor is required to pay Planning, Building and Public Works permit fees, based on the 
City’s Master Fee Schedule, to fully cover the cost of staff time spent on the review of the project. 
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Environmental Review 

The project is categorically exempt under Class 3 (Section 15303, “New Construction or Conversion of 

Small Structures”) of the current California Environmental Quality Act (CEQA) Guidelines.  

 

Public Notice 

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

Appeal Period 

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

 

Attachments 

A. Recommended Actions 
B. Location Map 
C. Data Table 
D. Project Plans 
E. Project Description Letter 
F. Arborist Report 
G. Applicant Outreach Letter 
 

Disclaimer 

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

 

Exhibits to Be Provided at Meeting 

None 

Report prepared by: 
Matt Pruter, Associate Planner 
 
Report reviewed by: 
Kyle Perata, Acting Principal Planner 



933 Hermosa Way – Attachment A: Recommended Actions 

PAGE: 1 of 1 

LOCATION: 933 
Hermosa Way 

PROJECT NUMBER: 
PLN2018-00076 

APPLICANT: Kohler 
Architects 

OWNER: Ravinder S. 
Sethi 

PROPOSAL: Request for a use permit to demolish an existing single-story, single-family residence and 
construct a new two-story, single-family residence with an attached two-car garage on a substandard lot 
with respect to lot width, depth, and area in the R-E (Residential Estate) zoning district. 

DECISION ENTITY: Planning 
Commission 

DATE: September 17, 2018 ACTION: TBD 

VOTE: TBD (Barnes, Combs, Goodhue, Kennedy, 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 findings, as per Section 16.82.030 of the Zoning Ordinance pertaining to the granting of use
permits, that the proposed use will not be detrimental to the health, safety, morals, comfort and
general welfare of the persons residing or working in the neighborhood of such proposed use, and
will not be detrimental to property and improvements in the neighborhood or the general welfare of
the City.

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

a. Development of the project shall be substantially in conformance with the plans prepared by
Kohler Architects, consisting of 16 plan sheets, dated received September 12, 2018, and
approved by the Planning Commission on September 17, 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 applicants shall comply with all Sanitary District, Menlo
Park Fire Protection District, and utility companies’ regulations that are directly applicable to
the project.

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

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

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

f. Simultaneous with the submittal of a complete building permit application, the applicant
shall submit a Grading and Drainage Plan for review and approval of the Engineering
Division. The Grading and Drainage Plan shall be approved prior to the issuance of
grading, demolition or building permits.

g. Heritage trees in the vicinity of the construction project shall be protected pursuant to the
Heritage Tree Ordinance and the arborist report prepared by Mayne Tree Expert Company,
Inc., dated received September 5, 2018.
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933 Hermosa Way – Attachment C: Data Table 

PROPOSED 
PROJECT 

EXISTING 
PROJECT 

ZONING 
ORDINANCE 

Lot area 10,691.0 sf 10,691.0 sf 20,000 sf min. 
Lot width 88.4 ft. 88.4  ft. 110 ft. min. 
Lot depth 121.0 ft. 121.0  ft. 130 ft. min. 
Setbacks 

Front 20.0 ft. 19.8 ft. 20 ft. min. 
Rear 26.0 ft. 20.0 ft. 20 ft. min. 
Side (left)^ 20.0 ft. 20.0 ft. 20 ft. min. 
Side (right)^ 10.0 ft. 10.0 ft. 10 ft. min. 

Building coverage 3,024.3 
28.2 

sf 
% 

3,174.0 
29.7 

sf 
% 

3,207.3 
30.0 

sf max. 
% max. 

FAL (Floor Area Limit) 3,719.3 sf 3,174.0 sf 3,722.6 sf max. 
Square footage by floor 1,875.5 

1,406.6 
437.2 
706.6 

5.0 

sf/1st 
sf/2nd 
sf/garage 
sf/porches 
sf/fireplace 

2,802.0 
316.0 

56.0 

sf/1st 
sf/garage 
sf/acc. 
buildings 

Square footage of 
buildings 

4,430.9 sf 3,174.0 sf 

Building height 26.9 ft. 15.0 ft. 28 ft. max. 
Parking 2 covered 1 covered 1 covered/1 uncovered 

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

Trees Heritage trees* 5 Non-Heritage trees** 2 New Trees 0 
Heritage trees proposed 
for removal 

0 Non-Heritage trees 
proposed for removal 

0 Total Number of 
Trees 

7 

^ In the  R-E zoning district, the total side yard setbacks is 30 feet, with a minimum of 10 feet on any 
one side, except corner lots 
* Of these five heritage trees, one is located within the subject property (Tree 6), and four are fully
located in the adjacent property on the right side (Trees 1, 2, 4, and 5).
**Of these two non-heritage trees, one is located within the subject property (Tree 7) and one non-
heritage tree is fully located in the property neighboring the adjacent property on the right side (Tree
3).
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PROJECT DATA:

APN: A 071213190
ADDRESS: 933 HERMOSA WAY
ZONE: RE
FLOOD ZONE: NO
BUILDING OCCUPANCY
GROUPS: R-3 U
TYPE OF CONSTRUCTION: V-B
STORIES: 2 STORIES W/ BASEMENT
HISTORIC: NO

FLOOR AREA SUMMARY

LOT AREA =         10,691.0 + SF.

FIRST FLOOR = 1,875.5 SF.
SECOND FLOOR = 1,406.6 SF.
TOTAL LIVING AREA = 3,282.1 SF.
TWO CAR GARAGE =    437.2 SF.
TOTAL FLOOR AREA = 3,721.3 SF.
ALLOWABLE FLOOR AREA = 3,722.6 SF.

BASEMENT=                    2,163.3 SF.

LOT COVERAGE SUMMARY

LOT AREA =   10,691.0+ SF.

FIRST FLOOR =    1,875.5 SF.
TWO CAR GARAGE =       437.2 SF.
COV. PORCHES  = 451.9 SF.
FIRE PLACE=           5.0 SF.
COVERED DRIVEWAY=                   254.7 SF.

TOTAL LOT COVERAGE =                3,024.3 SF.
ALLOWABLE LOT COVERAGE =           3,207.3 SF. (30%)

NEW RESIDENCE:
933 HERMOSA WAY

PROJECT DIRECTORY

OWNER:
RAVI SETHI
933 HERMOSA WAY
MENLO PARK, CA 94025
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The types, locations, sizes and/or depths of existing underground utilities
as shown on this topographic survey were obtained from sources of varying
reliability. The contractor is cautioned that only actual excavation will reveal
the types, extent, sizes, locations and depths of such underground utilities.
(A reasonable effort has been made to locate and delineate all unknown
underground utilities.) However, the engineer can assume no responsibility
for the completeness or accuracy of its delineation of such underground
utilities which may be encountered, but which are not shown on these
drawings.

The boundary easements, and other encumbrances shown on this drawing
are based solely upon information contained in the following documents:
Parcel map Volume 10 page 14. Recorded in the county of San Mateo.
Existing Monumentation set based on said map was located via a field
survey, and was used to recreate the existing mapped lot. No liability is
assumed for matters of record not stated in said documents that may affect
the boundary lines, exceptions, or easements affecting the property.
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2.

1.

Benchmark:
A temporary benchmark was set in Hermosa Avenue on a mag nail
Elevation: 93.72

NOTES

4.
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FLOOR AREA OF EXISTING RESIDENCE TO BE DEMOLISHED

FRONT LEFT SIDE

REAR RIGHT SIDE

PHOTOS OF THE EXISTING RESIDENCE TO BE DEMOLISHED 

FIRST FLOOR   = 2,806.42 S.F.
GARAGE   =    321.00 S.F.
TOTAL FLOOR   =  3,127.42 S.F.
EXISTING MAIN HOUSE HEIGHT  =        15'-0" BLDG HT.

 DEMOLISHED PLAN NOTES

• CONTRACTOR TO PROVIDE WATER TRUCK OR HOSE BIB FOR 
REQUIRED DUST CONTROL DURING DEMOLITION.

• CONTRACTOR TO REVIEW ARBORIST REPORT AND ENSURE 
ALL ARBORIST'S RECOMMENDATIONS ARE IMPLEMENTED.

• EXISTING DRIVEWAY SHALL REMAIN AS LONG AS POSSIBLE 
AND BE USED FOR STAGING DURING CONSTRUCTION. 
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A = 20.08 X     4.75   =   95.4   S.F.
B = 53.91 X   21.50   =     1,159.1   S.F.  
C =           14.33 X   17.66   = 253.1   S.F.
D = 32.00 X   11.50   = 368.0   S.F.

TOTAL  FLOOR AREA                   2,312.7 SF.
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Project Description – 933 Hermosa 

The project proposed is a new, two story single-family residence with basement of 2,163.3 
square feet located at 933 Hermosa in Menlo Park. The home will sit on a lot size of 10,691.0 
square feet. As part of the new home, updated hardscape and landscaping will be added. The 
surrounding neighborhood contains residences featuring a variety of traditional architectural 
styles, with a mix of attached and detached garages, and a mix of one- and two-story homes.  
Thoughtful consideration was given to the design of the home, and a variety of factors 
contributed to the final plans. They included:  

 Studying the neighborhood to understand scale and aesthetic appropriate for the area

 Recognizing the proximity to neighboring homes and minimizing adverse impact

 Reflecting on the unique nature of 933 Hermosa way. – with its stately homes that

display a diverse array of architectural designs—from cottage style, to California

craftsman, to modern, to Spanish, and more.

As a result of these considerations, the new residence at 933 Hermosa is a traditional style 
home. The home will have a mix of gable and hip forms with composition shingle roofing and 
smooth stucco. 
The residence will have three bedrooms and three bathrooms on the second floor level with 
two bedrooms on the first floor. The upper floor design has been arranged to minimize the 
massing on the second story away from neighbors.  

The owners have engaged adjacent neighbors directly by sharing and discussing our plans. All 
the adjacent neighbors supported the project. 

Thank you, 
Haleh Aboofazeli 

KOHLER ASSOCIATES,Inc. 
721 COLORADO AVENUE, SUITE 102 
PALO ALTO, CALIFORNIA 94303 
PHONE 650-328-1086  FAX 650-321-2860 
haleh@kohler-architects.com 
www.kohler-architects.com 
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New Construction Proposal 

Ravi Sethi and  

933 Hermosa way Menlo Park, CA 94025 

510.585.8024 – ravis.sethi@gmail.com 

Dear Neighbor, 

We moved into 933 Hermosa Way last year and have enjoyed being part of the community. Our current 

home has become a little too cozy for us.  

We have spent several years designing what we hope to be a welcoming and appealing new home in the 

neighborhood. Our plans are for a new 2 story, 5 bedroom traditional home designed by the local 

architect, Roger Kohler. We welcome your comments and questions, and included a comment page. 

Please call or email if you would like to view more detailed plans and discuss with us in person. Full 

project plans are also available at the Menlo Park planning department. 

We look forward to hearing from you! 

Thanks, 

Ravi Sethi, 
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àa



����������	��
��	�
������	

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

��	���� ������ �	���
��	��

������
�	����������	

����

�����
����� ���������� �� ���

 ��!�
������� ��

���!�
����� ��

�!����� ��

������� �������� "����� ����"� ������� ���#����"������������� ����#���

������
���� �

������
� ��"� ��

�����
�!��!�

�#���� ��

���������"����������������

 �������� ������������� ��������� �"�� � ����#���

 ����� ��
!����� ��

���� �

���	� �"��

���	� �"��

���	 �"�� $��	�"��

�����������%���	

"����

�����	����������� �����	�����������

�����	�����������

�����	�����������

	��� ����������
����������	��
��	�

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

������
��	���� ������ �	���

��	��
������

�	����������	

��	��� ����
����

�����
����� ���������� �� ���

 ��!�
������� ��

���!�
����� ���!����� ��

������� �������� "����� ����"� ������� ���#����"������������� ����#���

������
���� �

������
� ��"� ��

�����
�!��!�

�#���� ��

���������"����������������

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

 ����� ��
!����� ��

���� �

���	� �"��

���	� �"��

���	 �"�� $��	�"��

�&	������'������

"����

()*+,-��./012.3451
.

���,67(879:�/�;,<=�>
+==?�@+*9

,67(879:�/�;,<=�>+==?�@+*9 A�,67(879:�?==>�@+*9 *BC.*���������������	��
	�

������������������
�D��	�

��"D�������	��D����
� ���

EEE�FGHIJKLIMNOPJQHOQ
I�ORF

EEE�SMOHTRRU�ORFVF�G
HIJKLI�MNOPJQHOQIV �����W�JLSRXFGHIJKLIM
NOPJQHOQI�ORF 
����W��������� �"

� '�&W� � �����#!� ��	��������� ����"��!��������
����		��

�������!���������
� ��		����

�������! '��������
���

����!��!'��������
���

�#��#��! �����������
%���	 ��
�������	��	��	�� ����	�������������  ��������������� ������
���D���� ���� ����	���	�����������	 �V�V���!�!�����! �����������
%���	B. Y

� ������!�
���9?,>,?,9), 9=?8Z[�\�$�����	�������� ������	��� ��������[�\�'�������	��

������
������������������	��


��	�������	
���������&	������'���

� ��
����������	�������� �������������������%�

��	��
��	�W��&��	��������

��'�������$�������
�������

�����	�����������
���
��	�	���'������

�������D
�'�	�����$��������V�

�������������������
������


��	��'�	���
��]��	
D�	���������	�����

���	���
	�����������	�����

��'�����������	���
�D�����$���

����%������	�����	
�	���������	�̂�����

����������
��	������%�������

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

��
[�\�&��	����	�����

���
[�\������	��� [��\�������_������

�

���,67(879:�/�;,<=�>
+==?�@+*9�̀@?,a7=

b(+c�*@@?=a,;�A�@
,?<788,;d

���,67(879:�/�;,<=�>
+==?�@+*9�̀a*?7*9

),�?,eb,(8d'����������� �����������%���	��

fgh



���������	

� �
�	����
���������	

�

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

����������������������������������

�����������������
�����������������

��������� ��������� ����� ����������

���������

������������������
������������������

���������������������������

���������

��� ���������� �� ���

���� ��!� ��

"#$%&$'(�)�*"+,�-.,,/�0.1' 2�"#$%&$'(�/,,-�0.1' 13456����������	������
��

 � ���������
�	��
�7����

���7��
�����
�7����
 8���

999:;<=>?@A>BCDE?F=DF
>:DG;

999:HBD=IGGJ:DG;K;:<
=>?@A>:BCDE?F=DF>K �����L�?AHGM;<=>?@A>B
CDE?F=DF>:DG; N�
�L���������8��

� ��OL�8 8�����!P�8����	�����
 �������P�Q������
�Q�������

� �� ��P�Q�������
Q ���������

�������P ���������
��

����P��P���������
��

�!��!��P ��	�����	�
RQ��� ��N	
��������
���� �
Q	����	������� 8� ���	�
��	��� ���
�N�	�7����8 ��� �
��	Q���
��
�Q���  K�K���P�P�� ��P ��	�����	�
RQ���35 S '/"-"/"'T" ',/&U %T1."V��5)WXY5Z[\X

5
� ���� �P�

���
���"#$%&$'(�/,,-�0.

1'�]0/"̂$,_%.̀�10
0/,̂"*�2�0"/+$&&"

*a

����� ���������Q�������

�N
	��

�������������������

��L��O������
�


�
	����b������
�������

��
��������
����
���N���������	����

������	�7
���������b�������K


	��������	�����
���
������

N�	��
������N	
c���
7��������
�����	��

Q�����
����	��Q		���
�


�
	�����
����

�7����b���

���	�RQ�	����
�����
������Q		���d
��

�
	�����
��������	�RQ�	���

��:
����
N��������� ����Q����������� ��������������� ���
����� ����������	 �������	��������

�	
����O�������
�	��

��
������
����
 �	��	��
���e�	��Q�

�

fgh



����� �����
�	
 ����� �����

����
���� ������

����� ������ ����������� �� �������

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

��� ������ � ���

�!
����� 	��!�
�" ������ � ����

����#��$

$��������� ����� � � ���
 ��#��$����� ����� � � ���

%�"�� ����� � � ����

������ &�����!''�����$�
���������% ��������%��������
 %����	��$���������

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

��$���$� ��������������������
��

������� ����"'���(�����
������ ��������
�����)!�#
�����*

'��������������+ ��
,����"'�

&��������$���$���
(��!���%�� �����
!���'���!���� �������$����������%

��� $���$������$ �������#�� �����
������� �

������$


�$ ���� ���� ���
 ����������� ���'������ ��������� �
�-���� ��,���

����$���$� ��������

����

����

'���� ��������


����$ ����� � � ���

������ ��
���� ������ � ���


'��
�� ������ � ����

�.���'�
�.���'�

/������'������$�+�,� �����
���� � ��

��� � �����+� ��
�� �

������ ��

��+�
��� � �� ��+� ��������������

� ���
���� ��

����
�-�+� ��

-��� ��
�,���

����� ������ �+�+ �����+��
����
����


����������

��,� ��
������,� ����

��,� �������
��

������+��������,���+������ ������ ����������,� �� �

��+����� ��
�� �

��� �+��
� �� +���

��� �������
 �+���

����
�����

����� ��

���� ��� �

,���

����� ��
�����

!'���������,�0�,��+	�,�����
������0�� �


!�� ���#�


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

��
������������
 %���� ���#�

������$�%�� �������#�������

�� �,���, �,��

 � �,��
 � �,��

�� �,��
�� �,��

 � �,��
 � �,��

� �,��

 , �,��
�� �,��

�, �,�� +� �,�+

+- �,�+

+� �

+���

����
����� %!����� ��#��� -�.��%!�

�(�����$ �������� ���������������� ����� +�� ��� ����� �� � +���� ��,��� ��� ��� �� � ��,���� �� ��� ���� � -����� -�,����������

-����� �-�-��� ���������,�� � ���� ��� � ����� ������+����� �����������%�����$ ��������� ����$�� �������� ������ ��������������������
������������ ������������� � ����)��� ��'������% �����'�����$ + �������� ��������� �'������ ���������'������

��!�� �+��

�����
�����

�����
�����

����� �+�+

�����	������$�

����
���� ������

����� ����������� �� ��!�����1 ���������

��������
������ ���� ������ � ����

��� ������ � ���

�!
���� 	��!�
�" ������ � ����

����#��$

$��������� ����� � � ���
 ��#��$����� ����� � � ���

%�"�� ����� � � ����

������ &�����!''�����$�
���������% ��������%��������
 %����	��$���������

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

��$���$� ��������������������
��

������� ����"'���(�����
������ ��������
�����)!�#
�����*

'��������������+ ��
,����"'�

&��������$���$���
(��!���%�� �����
!���'���!���� �������$����������%

��� $���$������$ �������#�� �����
������� �

�(�����$ �������� �����

������$


�$ ���� ���� ���
 ���������'�

�� �
�-���� ��,���

����$���$� ��������

����

����
'���� ��������


����$ ����� � � ���

������ ��
���� ������ � ���


'��
�� ������ � ����

�. ���'�
�. ���'�

/��� ���'������$�+�,� �����
���� � ��

��� � �����+� ��
�� �

������ ��

����������� ����� +�� ��� ����� �� � +���� ��,��� ��� ��� �� � ��,���� �� ��� ���� � -����� -�,����������

��+�
��� � �� ������ �+��� ��

� ���
���� ��

����
�-�+� ��

-��� ��
�,���

����� ��

-����� �-�-��� ���������,�� � ���� ��� � ����� ������+����� ������� ����� �+�+

��!�� �+��

���� �+�+ �����+��

�����
�����

�����
�����

����
����


����������
����

��

��,� ��
������,� ����

��,��� �

����������+������ ������ ����������,� �� �

���� �� ��
 �

�����+��
� �� +�+�

��-������� 
�+���

����
�����

����� ��

� � �

,���

����� ��
�����

!'���������,�0�,��+	�,� ����
������0�� �

����%�����$ ��������� ����$�� �������� ������ ��������������������
������


!�� ���#�

,2�,2�

����� ���'�

��
������������
 %���� ���#�
������ ������������� � ����)��� ��'������% �����'�����$ + �������� ��������� �'������ ������

������$�%�� �������#�������

���'������

,2� ,2�

,2� ,2� +� �

,� �

����

����� %!����� ��#��� -�.��%!� ����� �������
���'� +��� ��+����� �

�����

������$� ��������	
 +� � ���� ��� ��� �,���� ���
������+��� �� �+�,�

�� � +� �+�+� ��
�%��������#�
�"������#�����!� ����!$���������'��
�

���� �����

345678��9:;<=9>?@<
9

ABCAC37D�EFB3G�E6
CCB�A65H�?�9IJK�3L

MEG

ABCAC37D EFB3G�E6CCB�A65H 5KMK��
���$�����������
��

���,��������������
�*����

��+*����������*����
�- ��

NNN�OPQRSTURVWXYSZQXZ
R�X[O

NNN�\VXQ][[̂�X[O	O�P
QRSTUR�VWXYSZQXZR	 �������SU\[0OPQRSTURV
WXYSZQXZR�X[O '������,� �,�- +

, %�(��-�-,����,-
�����#�����  ��+���!��
��$�
�!�������

 � ����!��
��$��
! ���������

 ����� %���
����
�$�

 ,����%���
����
�$�

 ����� #����������
)!��� ��'��#������������� ��!����"�����
���� - ���������
��#� ������'���*����-� �� ������!������
��!���� �	�	� �� ����� #����������
)!���K9 _

 ��������
�,�HB7E7B7H47 HCBG̀��$��
 ��������$����$�

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

���
����(�����$ �'�'��'���
 ������ ������!
������ ����%����'����������

����
�(�����$������ �����������(�����$�%���

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


����������#����������)
!����


����������������������

���aAB7bFCc36d�5AAB
Cb7D�e

�����A7BfFGG7Dg
��a�b5BF5H47�B7Lc7

3G
HC�4̀5Hh7�GC�AB7

bFCc36d 5AABCb7D�ECCG�AB
FHGg

ijk



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


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

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

��	 ��! ������
�����

��	 "�#���������

��	 

$�����% ������������

��! ������ ������� ��&� �����&�

�'&���'&��

�'&���'&�� �$���������(�)�(���!�(� ��������*�)��+� �$���'�)�(� ����)��+�
����� ���������� ���������	
��������� ���

����� ���������� ���������	
�������� ��� �!��
�!��

��!��

�!��

��!��

����' ���������� ���

����� ������'��(
������

�����
(����

�����
(��*�

���'�
���*�

������
������

�����
���(�

���������������
���(�

���������������
�����

����'�
�*����

������
�����������������*���������+����+�����*� �����*��+�'��'�*����

����� (���
����'�

���'�
'��������(������

����� ����+� ���'� ���'� ���+�

���������'��������������*�*����
������'��(�

���+�'
���+� ���(�

����������	�� ��,���
������	�� ��,���

-'�� 
��������. /$&

���� ��! ������
����

���+�

���*�

���+�

��	��	
 ��	��	


���� ��&�

�'&��
�'&��

�'&��
�'&�����(� '��*� '���� '��+� (��+� (��*� (��������� ����*��*����

(����(����(��*�(��*�(��*����(� ������� ����'��*������
� ��	��� ��
� ��	���
��
� ��	���

����� �������	�	 ����	�
��
� ��	���


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

��������� ���������� ���������	
��������� ����
��	 ��! ������

�����

��	 "�#���������

��	 

$�����% ������������

��! ������ ����

	��� ��&�

���� ��&�

��� ��&� �����&�

�'&��
�'&��

�'&��
�'&��

�'&���'&��

�'&���'&�� �$���������(�)�(���!�(� ��������*�)��+� �$���'�)�(� ����)��+�
����� ���������� ���������	
��������� ���

����� ���������� ���������	
�������� ��� �!��
�!��

"�#��!��

�!��

"�#��!��

����' ���������� ���

����� ������'��(
� �����

�����
(����

�����
(��*�

���'�
���*�

������
������

���(� '��*� '���� '��+� (��+� (��*� (��������� ����*��*����

�����
���(�

���������������
���(�

���������������
�����

����'�
�*����

������
������

(����(����(��*�(��*�(��*����(�

�����������*������������+����+�����*� �����*��+�'��'�*����
����� (���

����'�
���'�

'��������(������

����� ����+� ���'� ���'� ���+�

���������'��������������*�*����
������'��(�

���+�'
���+� ���(�

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

������� ����'��*������
� ��	��� ��
� ��	���
��
� ��	���

-'�� 
��������. /$&

���� ��! ������
����

���+�
���*�

���+�

��	��	
 ��	��	


012345��6789:6;<=9
6

>?@>@04A�041@BA
�C3@@?�>32B<�DEF�GH

IJK

>?@>@04A 041@BA�C3@@?�>32B 2LIEB?4C4?4B14 B@?MN
+ ����'���

�(�

������
	���������
�

'*'(��������	�����
�.���

���.���������.����
'�+��

OOO&PQRSTUVSWXYZT[RY[
S&Y\P

OOO&]WYR̂\\_&Y\P!P&Q
RSTUVS&WXYZT[RY[S! �������TV]\)PQRSTUVSW
XYZT[RY[S&Y\P $��	���(*+�*(*��+�

( ������'��(�*���(�����������	 +�������������	
�
�������

+'�+'���������	
��
� �������

+*������ ���������
	
�

+(���������������
	
�

+������� �����	�����
,��� ��$������	������ ����	�/�������	�� �+'������	������ ��	���$�� .�����'+�* ��	������	�������	 '!�!�+��+���'��� �����	�����
,���L6 E

��
�	� �������	
����
�


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

"�#�����	
 "$#$��$���� "	#	�� 	������������ �����	
������ ���������������	����$$����� ���������������	�����,
�����

���̀>?4ab@c03d�2>>?
@a4A�e�>4?fbMM4Ag

��̀�a2?b2B14�?4hc4
0M<�B@�1N2Bi4

���M@�jcb3AbBi�0hc2
?4�C@@M2i4g

���������	
� �����	�����,���

klm



�����
����� �����	
����	

��

�� ��

��

��

�� ��

�������

�����
����� �����

������
����� ���������� �����

����� �����

����������

����������

����������
�����

����������

����� ����� �����
�� ������ �����

�����

������

�����

�����

�����

�����
���� ����

���� ����

���� ����

��������

�����
�����

���� 
���� 

����������

����!����!

�"��
�"��

�"�� �"��
�"�� �"��

�"��
�"��

�"�� �"��
�"��

�"�� �"��
�"���"���"��

��"���"��

������!����� ��
�����	

������!� ��#������
������!����� ��
�����	

��
�$��%�
����&���'��
(�	���
!�����

���������	�'
�����!
!�)����������	

�%�
����������'���
 
�&���!�

�%�
���� �����

� ���
���*���*�*�	�*

'
�* ����������+����
*���*�*�	�*

����������"	
����'
���!'!

'�!��+����

��� �

�

������!����� ��
�����	

�����������!����� ��
�����	 ��
����

��
��

��
��

��

����
��

�� �

�
�

�
�� ����

������ �!%�
������

��� �!%�
������

�������	
� ��� �!% 
������

�������	
����� �!%�
������
�������	
����� �!%�
������

�������	
����� �!%�
������

�����

�����

�����

�����������

������!� �''����

�����
����� �����	
����	

��

�� ��

��

��

�� ��

�������

�����
����� ����������

������

����� ���������� �����

����� �����

����������

����������
����������

�����
����������

����� ����� �����
�� ������ �����

�����

������
�����

�����

�����

�����
���� ����

���� ����

���� ����

��������

�����
�����

���� 
���� 

����������

����!����!
�"��

�"��
�"�� �"��
�"�� �"��

�"��
�"��

�"�� �"��
�"��

�"�� �"��
�"��

�"��

�"���"��

�����"�������"��

������!����� ��
�����	

������!� �''����
������!����� ��
�����	

��
�$��%�
����&���'��
(�	���
!�����

���������	�'
�����!
!�)����������	

�%�
����������'���
 
�&���!�

�%�
���� �����

� ���
���*���*�*�	�*

'
�* ����������+����
*���*�*�	�*

����������"	
����'
���!'!

'�!��+����

��� �

�

������!����� ��
�����	
�����������!����� ��
�����	 ��

����

��
��

��
��

��

����
��

�� �

�
�

�
�� ����

������!� �''���� ������ �!%�
������

��� �!%�
������

�������	
����� �!%�
������
�������	
����� �!%�
������

�������	
����� �!%�
������ �������	
� ��� �!% 
������

�����

�����
�����

,-./01��2345627895
2

:;<:<,0=�;<<>�:/
.?

:;<:<,0=�;<<>�:/.? .@A4
� ������B�

���?;0>0;0?-0 ?<;CD

*�����������!����!
��

�E����
�!�*������

&����

���&�
���
��&�!��
�F���

GGG�HIJKLMNKOPQRLSJQS
K�QTH

GGG�UOQJVTTW�QTH"H�I
JKLMNK�OPQRLSJQSK" �*��
X�LNUT(HIJKLMNKO
PQRLSJQSK�QTH '���X��E��E�E�F��

� 	�$X�F�F���E��B�F����������� �������B ��
�����
�� *����


�������B ��
������
�  *����
��

�E�����B 	��
��!��
���

����B��B	��
��!��
���

�������B ������!����
#���� �*'���*���������� !��������������!� F������*������� *��
�'��%&�!��F���E !�����!�����!�*��� �"�"���B�B�����B ������!����
#����@2 Y


����� �������'�� �������� �''����	� �����*��������	� 
�����	� ����������������������!��
�''����

����������������������! ��
��#������

���������������� ��
�����	
�'����

������������������� �!%�

���

����������������������!��
��#���� ��

���0Z[,C[?\�3�=0]<�>
/<<;�:/.?�̂:;0_[<̀

,/a�.::;<_0=�b�:0
;][CC0=c

���0Z[,C[?\�3�=0]<�>
/<<;�:/.?�̂_.;[.?

-0�;0d̀0,Cc
efg�hijk�illmnop

qrs



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

����	
����	


�����������������
�

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

����� ����������
����� ����������

�������
����������
�

������������ ��
����������

���������	
��������������
���������������	
�������
�
�
���� ������!���	


�����������������
�

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

����� ����������
����� ���������"

�������
����������
�

������������ ��
����������

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

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

����� ����������
����� ����������

�������
����������
�

������������ ��
����������

���������	
��������������
���������������	
�������
�
�
���� ������#���	

#���	


������
������������ �������
���������� ������	
����� ���������"

����� ����������
�������
����������

�
������������ ��
����������

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

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

����� ����������
����� ����������

�������
����������
�

������������ ��
����������

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

�
���� ������!���	


�����������������
�

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

����� ����������
����� ���������"

�������
����������
�

������������ ��
����������

���$���
����������
�����

%&'()'*+�%,%-.)'/*( .012���������������
��

�

#�#"��������������
�3��
�

��!3�������
��3����
#����

444�56789:;8<=>?9@7>@
8�>A5

444�B<>7CAAD�>A5E5�6
789:;8�<=>?9@7>@8E �������9;BA56789:;8<
=>?9@7>@8�>A5 �������"����"����!

" ��F���#��"���G�"���
��������� ����!���H��������
��H��

��

�#��#���H���������
� H��

����

�������� ���������
���

�"���������������
���

�G��G��� �����������
$���
 ����������
��
��
�� ����
�� ���������� ��#������������� ���������I3�����#��� ����
���
�����������
 #E�E��������#��� �����������
$���
J2 0

(K.,%L��2MNOP2QRSO
2

%&'()'*+�*/T)U�%,
%-.)'/*

� ����#���
�"�(K.,%L��2MNOP2QRSO

2
%&'()'*+�%.()�%,%-

.)'/*
� ����#���

�"�(K.,%L��2MNOP2QRSO
2

%&'()'*+�(/V)U�%,%
-.)'/*

� ����#���
�"�(K.,%L��2MNOP2QRSO

2
%&'()'*+�W%()�%,%

-.)'/*
� ����#���

�"�
XYT%-'/V(,Z�.YYT/

-%[�\�Y%T]'))%[̂
X-.T'.*K%�T%_V%()̂

XYT%-'/V(,Z�.YYT/
-%[�\�Y%T]'))%[̂

X-.T'.*K%�T%_V%()̂

������ �����������$���
��

àb
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���
���
������������� 6 � �&'&���%$(���gh



���������	�
��
��������� ������������ ����� ��!"�# ��$ ! #���%���� ��!"�# ��&��'��"�����(�"��%�)"'��# *�+"#,��� *�- #"�./�"�0�# ��� *�1�""�./�"�0�# ��� *�233�
456�2�7������89���:��39������� ;�233�
456�<�7������=
>�
������
4�	�
45�5�
�2�������
� ??�� �

@AA�BCD�EFGHI�JHIK�LIMNG�OCFDK�PJ� Q � JRSRTU�VWX@��YZ



���������	
������������������������������ ��!"�""�	�#$%������$���&'����(�)��	��*�� � � � � � �� � � � � � � � ���	������!+�(%�"�"�	,�	�	�#��+���-%���.��/������"�����	!����������)�	��	!!���.����� � �� � � �� �� � � � �������������"�	�.�	#���%�#"������*"�%"	�%�.")"��#")�������001�2�����
��3"	4�	.�/��2�� � � � � � � � � �� �� � � � �� � �(�."#��	"�3$%���5���*�)�!������%������	���	!"�"�	�#�%������	!%�*��.�		�!���6���� � � � �� � � � �� � � � �� � �*��.!�")������%���'"�"	������3��
	�	���	��"�	�.7��"����#
�+��"��.������7
 (���"#"�!
�+��"�#��)�������������������	!����!�%�� � �� � � � � � � � � � ����.���"�	�#�%������%��)��+�")�����!+�!���.��)�	��	
�����8�!�����3$%�����*����� � � � � � � � � � � � � � � ����!+��%�"�.����"�	�"9�������	���	!"�"�	��	!�����..%��.�%3$����%��)��+�")�����!+��%�� � � � � � � � � � � � � � �� �.")"��#!���.��)�	�*������!�*%"�%����	�"�..�"	�.�!������	�%�	�"�%+��"	��������"�	����� � � � � � � � � � � � ��%�����������."	�3���$%����.���"�	!����)"	�!�+��!�	�"��."	����"�	�������	!"�"�	���"	���	��!#��)0:;��:8;� � � � � � � � � � � � �� ��<�"� 3��*�!����)"	�!�%��	����������*"..+�")�����!+�������!!���.��)�	���	!�..������� � � � � � � � � � � � � � � �����)��+�����"	�!3/������������"�	"����))�	!�!����!����%�����	�"�.#��")����!��"	�� � � � � �� �� � � � � � ���	�����"�	3=������"�!�����.���)�	���.��*���5����!������"!�!#���%����.����!�.�	����%"� � �� � � � �� � � � � �� ��")�3���>?@�AB�C@DA?�E�CFG�A�?B���+���-%���.��/������"�"�.�		"	���	�����"�	���001�2�����
��3"	4�	.�/��23$%���	�����"�	� � �� � �� � � � �� � � � �"���%��'���"���#�%�+�".!"	��"	�.�!"	��%�	!"�����)�."�	���)�*"�%"	�%�+�".!"	���������!��	!�� � �� � � �� � � � � � � � �*"..	��"	�.�!��'�����"�	�����!��%�	�����%��"��"!�*�.23(�	���	*�����"�!�+����%�")����� � � �� � �� � � � � � � � � ��%����6���)"�%�%����	�%�����"	���'")"����!���.��)�	��	!*%���%���	!"�"�	�#�%��������"	� � � � � � �� �� � � � � �� � � ��+�#����	���	�����"�	+���	3(%�"�"�	,�	�	�#��+���-%���.��/������"���5����!�	+�%�.#�#�%�� � � � � �� � � � �� �� ����������*	���%�����������������������"!��	��+��"��������	�%�%��.�%�#�%�������	!��� � � � � � �� � � � � �� � � ��"!�	�"#�*%�������������"�	)�����)��+�	��!�!+�#���#"	�.�.�	����+)"���!���%�("���#� � � � � � � � � � � � �� � ��4�	.��/��2�#����������.��#��%��	�*����6���3�HIIDG?�J?@���������������������� *���	������!����	!����"�����.���"�	�#�'"�"	�����*"�%"	�%�.")"�� � � � � �� �� � �� � � � � ��#�%����6����������001�2�����
��3"	4�	.�/��2�(
�	!����))�	!�	�	����������� � � � � � � � �� � � � � � � � ��������"�	)�����#���%�"!�	�"#"�!����3$%������"	�.�!�!��"��.��)�	��#�%�����K� � � � � � � � �� � � � � ���	!"�"�	��+�����"�	�#�%�"����	!"�"�	�	!��")��"	��%������	���"�"��.����9�	�"	��!�����"�� �� � � � � � � � � � �� �� �*"�%�����)"	����	�����"�	��.�		"	�3��LD�D@I�AM�HIIDG?�J?@�4�	�#�������	.")"����"#"��	!��������!���*%�	���#��)"	����.���"�	�#������%�"���	!"�"�	�� � � � � � � � � � �� � � ��	!����	�"�.#��#�".���������	���"��!"���+�	��3=��".���"�����"	�*����#��)�!3
..� � � � � �� � � � � � � � � � ��+�����"�	*���)�!�#��)�%�����	!�	!	��".�'�����"�	���'�������*����#��)�!3$%�)��� � � � � � �� � �� � � � � � �����	�!���.��)�	��.�	*������".�+.����"�"	!����)"	"	�����	�"�.��	�����"�	")����3$%�� � � � �� �� � � � � �!����)"	��"�	�	!����))�	!��"�	����	��!%������+��!�	�����	�!����	!��	!"�"�	�%��� � � � � � � � � � � � ��'"��!���%��")��#�%����.���"�	�	!��		��+�����!"�����#�%��.�")��������)�#���%����.����!�� � �� � � � � �� �� � � � � � ������"	��%��#�����3��NOO�PQR�STUVW�XVWY�ZW[\U�]QTRY�̂X� O � X_̀_ab�cdeN��fg



��������	
��������������������������������������������������������������� �����!����������� �"������#$$%�&'����� �� � ��� � �� � �� � � �� � � �(��)�!*�! �+��&,-� ����!��,�!" ���!.�!��������!������"����!�"�!�����!�!���� ��,��/�  ���� � � � � � �� � � � � �� ���������!.����������"���!� �!����  ��� ����������0"�!������������1�����"���1�"�!����"���!�� � � � � � � � � � � � � �� �!�)�����!��!.��!����������"�!1���������&��!��������"����!��!����.!� �!!�!.�!�1�������� � �� � � �� �� � � �� � � �� ��������!� ���1����������������1������������������-�������*�! ��+��&�������������!.���������)��23���4	�5�
��6��7����%! ������� �!���"���!/������������ �������!��!.�,"�!" ����!�,�!���"����!�����!����!��!������ � � � �� � � � � � � �� �������)8���"�  �"���!�!" �����������!.���������������.!���"�!�������������9����� �$:�!"���� � � � � � �� � �� � � ��1���.����;8<=>,���.�����������!,"�!������������������!,������ ��������!�������"�!�����!,� � � � � � � �� � �� � �����"����,�!���� ��,�!�������.�����"��"���)?�����"� �� ���/�������.!����.������������1����� � � �� � � � � � �� � � �����������,�!" ���!.����"�����!�"�!������ ��,�!����1���!�!�����  "�!�����!����!.)?������"� � � � � � � � � �� �� � � � � ��!���"���!����������"�!���,���!��!.,����"��/!�9"������!,�������!"����  �!.,���������"�!� �.����� � � � � � � � � �� � �/����������!�������� �����!�������������)���@5���23���4	�5�
�������.!� ����!�����/1������������!�����.����/����%�&'����(��)���"���  ��1������!���� � � � � �� � �� �� � � � � � ��� �"��������,�!���� ������ �!��!.����)�������������!��!.�  ���������������,/�����������.��/�!.��� � � � � � �� � �� � � � � ������"��A����)�� �B����23���4	�5�
��C���� ��������!���������!������"�!�����!����!.���!.������� �/��$DE;F���>�����.���DGE� � � � � � � �� �� � ��� �� �;F���>,�!���������.�"�!�����!����!./��F���;DHE>)���������������!.������I�!"�������� � � � � � � � � � � � �� � ������/1����������JI�!"�������K������!��.!� ��,/�����������.���������1��!.�����9����� �IJ� �� � � �� � � � � � � � � ��!"���)����"�!���/������!.������G������������/1����������JH������������.!� ���,�!����� � � � � �� � �� � �� � � � � � � ������.�"�!���������/�������������ID����)F�!�  �,�������.�����!.�������!���������ID������� � � � �� � � � � � � �� � � ��GH����,/�� ���������.����.��/��J$����)���"��� ��1���/��� �!����!�����������/�  �!�������� � � � � � �� � � � � � � � � � �� ������������� �"����!)����1���/�  � /�����L��������!�!.��������!�������"����"�!� �"��!���!������� �� � � � � � � �� � � � �� � ��!�����������  ���)���������.������!��"��� �������M!��!�����!�-�!�����!(�������!�"�!1��� � � � � � �� � � � � � � � ����!���!�(���!��"���(��!��<)��N
	OP�5��	
��Q5�R���5�
��������������������������9����S�;�.�>" ���)����������� �"�����!�����!��!�����.��A��A/���!� � � ��� � � � � � � � � � �� � � �%�&'����(��)T�/������"�!�����!����!.�/���1�����!���!&����"����������.�,����1 ���"��,��!��� � � � � � � � �� � �� � � � ����1�"&,����������"����,�����1�������������)���������������������������������/������������������������!��� "����"� ����S�!�;-UV>����"�� �� � � � � �� � � � � � � �� �����)���-UV��"�!������������9���������1 ����������������S�!��������)���-UV/��"� "� ����� � �� � � � � �� � � ��� � � � � �1��� ��� ��!.���8<=1�I)$����)F���!���!"�,����WI����8<=��D�!"����!��"� "� ����-UV��X� � � � � � � � � �� �� ��� � �� � �������;D9I)$>)���������!"�����9��!�1���!��������"�!������� �!��!���!����  �"�!����������������� � � � � � � � � � � �� � � � ������"���!S�!�;�+V>)���������"���!��!"�!.��!����  ��!���  ���������"����-UV,1���!����"�������� � � � � �� � �� � � � �� � � �YZZ�[\]�̂_̀ab�cabd�ebfg̀�h\_]d�ic� j � cklkmn�opqY��rs



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

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

��������
�����
������	����	���	������������������ � � � � �� �� � � � � �� �������������	������
��	�	������
����
�	�����������	
����������� !"�����������	�
#� � � � � � � �� � � � � �� � ������	�
������	�����������	�������������
�����������������$%&'()*+%&�,&-�./'%00/&-,1+%&*�2�
����	
����������	��
�����	�����
�������
������������	���
�����	���������������� � � � � � �� � �� � � � �� �
���������
�	����	������������
���������
�������	�����	�������������������������	��� � � � � �� � � � � � � � � � ����
���
�����	����������������	3����������	�������������
�����	����� 4 �����	���	�����������	���������	�	
������������������������	�����3
�	��
����� � � � ��� �� � � � � � ���������������������
�����	�������	����4 ���
������������������������	�����������
�����	������	�����������������������5� � � � � � � � � �� � �� � ������������������������	
�����

���������	
�������
���	�����4 6������
��
����	���������
7����8	����
	�	������9	���������������	��������	��	�� � � � �� �� �� � � � � � ����������������������
��
������	���	������
�������������4 :������	��
����������������	�	�:����	
�������	�	�����6��3��	�����������	������ � � � � �� � �� � � �� � � �2�
�;���������<����	��
���<���	��7��������	����=��	�����:����	��������>!!>9���������� � � � � � �� � � � �������
��������	�	��
�����:���	���?��	����=����������������@�����	��
7� AA� ��� � � �� � � � � � � � � � �<���	���7:A!!9���4 ��������	���
���
�������������
��	�������	
�������������	�
�����	���<��
�����	��� � � � � � � � �� � � �� � �
��������������������	
����	����������������������������� �
BCC�DEF�GHIJK�LJKM�NKOPI�QEHFM�RL� S � LTUTVW�XYZB��[\



������������	�
�������������������������������������� !"�#����$���%$&'�#�� ''��!����%$(�$��!%�#)�*##%�%�$ '�+������& $�,��+!�(%#�#��+�$�!�-����)� ��

������./�0���1������2��������/�

������3/�0���1����4��1���������������4����2�4�/�566�789�:;<=>�?=>@�A>BC<�D8;9@�E?� 5 � ?FGFHI�JKL5��MN



�����������	
���	�����	������	���
������
��
����������������� �!�"#��$��� �%�� & � �'(')*�+,-���./



�����������	

������	����������� �
������������������������� �����!�� "# � �$%$&'�(#"���)*+



���������	�
������������������������������������������������ ��������� �!"��� #$%��&"'(� %�" )���*�+'%� !�'�%�,� -� ./0123/� 456� 456� 456�456�456� 456� 456�456� 7/38� 49� 46� 4�7:22�;8<=>� ?<;/@1A�3>�;<:8@B/8A5�C3D@/>;1�@<�E:32A3>FG�=3@H3>�E:32A3>F�I<<@J83>@�4� ,9� K<:@H18>�0/F><23/� 456� 456� 456�456�456� 456� 456� 4� 7/38� ,L� 46� ,�M/88<=�;8<=>� K@811@�@8115�N32@3>F�21/O1D5�P=3F�A31E/;Q5�C3D@/>;1�@<�E:32A3>FG�,�I<<@5�R� ,� K@8/=E188B�@811� 456� 456� 456�456�456� 456� 456�456� 7/38� R� ,-� ,�� K@811@�@811S�K@/Q1A�T� 4,� K<:@H18>�0/F><23/� 456� 4� 456�456�456� 456� 4� 4� 7/38� 49� R9� ,�M/88<=�;8<=>� K@811@�@8115�C3D@/>;1�@<�E:32A3>F�4�I11@5�U8<E/E21�8<<@�;:@@3>F�I8<0�D3A1=/2Q�81J2/;101>@5�K<01�@=3F�A31E/;Q5�6� 4,� K@8/=E188B�@811� 456� 456� 4� 4�456� 456� 4� 4� 7/38� 49� R9� ,�M/88<=�;8<=>V�P8:>Q�A1;/B� K@811@�@8115�C3D@/>;1�@<�E:32A3>F�R�I@5�P=3F�A31E/;Q5���W/>F1�,�X�?<=1D@�YJ<<8ZV�T�X�[3FH1D@�Y1\;1221>@Z����

]̂ �̂_̀a�bcdef�gefh�ifjkd�l̀cah�mg� nn � gopoqr�stn]��uvv



������������	�
��	
�����

����������
	�	������������

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

$%�&�'()*+,�-.+/0)(-0*.
+�.1�*+2*3*2(45�

6).78-0/�(+28)�098�:68
-*1*-�;54+<�6).78-0�4665*-

4+0/�/9455�)8=(*)8�
098�-.+/0)(-0*.+�-.+0)4

-0.)>/?�0.�*@658@8+0�098
�1.55.A*+,�

@84/()8/�)8=(*)82�4/�6
4)0�.1�B4C�D)84�D*)�E(4

5*0C�F4+4,8@8+0�
'*/0)*-0G/�>BDDEF'?�H4

/*-�2(/0�-.+0).5�6).-82(
)8/�)8=(*)82�1.)�

-.+/0)(-0*.+�/*08/I�J.)�
6).78-0/�1.)�A9*-9�-.+/

0)(-0*.+�8@*//*.+/�
8K-882�.+8�.)�@.)8�.1�

098�4665*-4H58�BDDEF
'�09)8/9.52/<�

422*0*.+45�@84/()8/�/9
455�H8�)8=(*)82�4/�*+2*-4

082�*+�098�5*/0�
1.55.A*+,�098�B4/*-�L.+

0).5/I
M���N�O��� �P���Q���!RR

PS����!PP�O���� �N�����T
����

UID55�8K6./82�/()14-8/
�>8I,I<�64)V*+,�4)84/<�/0

4,*+,�4)84/<�/.*5
6*58/<�,)4282�4)84/<�4+

2�(+64382�4--8//�).42
/?�/9455�H8�A408)82

0A.�0*@8/�68)�24CI
WK6./82�/()14-8/�/945

5�H8�A408)82�0A*-8�
24*5CI

XID55�94(5�0)(-V/�0)4+/6
.)0*+,�/.*5<�/4+2<�.)�.09

8)�5../8�@408)*45�.11Y
/*08�/9455�H8�-.38)82I

Z)(-V/�-4))C*+,�28@.5*
0*.+�28H)*/�/9455�H8�

-.38)82I
[ID55�3*/*H58�@(2�.)�2*)0

�0)4-VY.(0�.+0.�4274-8+
0�6(H5*-�).42/�/9455

H8�)8@.382�(/*+,�A80�6
.A8)�34-((@�/0)880�/A

8868)/�40�584/0
.+-8�68)�24CI�Z98�(/8�

.1�2)C�6.A8)�/A886*+,�
*/�6).9*H*082I'*)0�-4))*82�1).@�-.+/0)

(-0*.+�4)84/�/9455�H8�
-584+82�24*5CI

\ID55�389*-58�/6882/�.+
�(+64382�).42/�/9455�H

8�5*@*082�0.�U]�@69I:6
882�5*@*0�.+�(+64382�).

42/�/9455�H8�U]�
@69I

]ID55�).42A4C/<�2)*38A
4C/<�4+2�/*28A45V/�0.�H

8�64382�/9455�H8
-.@658082�4/�/..+�4/�6

.//*H58I�B(*52*+,�642/�/
9455�H8�54*2�4/

/..+�4/�6.//*H58�4108)�,
)42*+,�(+58//�/882*+,�.

)�/.*5�H*+28)/�4)8
(/82I

.̂42A4C/<�2)*38A4C/<�/*
28A45V/�4+2�

H(*52*+,�642/�/9455�H8�5
4*2�4/�/..+�4/�

6.//*H58�4108)�,)42*+,I
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