CITY OF

MENLO PARK

E1.

F1.

F2.

F3.

Planning Commission

REGULAR MEETING AGENDA

Date: 2/11/2019
Time: 7:00 p.m.
City Council Chambers
701 Laurel St., Menlo Park, CA 94025

Call To Order

Roll Call

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.

Public Comment

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

Consent Calendar
Approval of minutes from the January 28, 2019, Planning Commission meeting. (Attachment)

Public Hearing

Use Permit/Hamid Ghazvini/1379 Carlton Avenue:

Request for a use permit to demolish an existing two-story residence and construct a new two-
story residence on a substandard lot with regard to lot width and lot area in the R-1-U (Single
Family Urban Residential) zoning district. (Staff Report #19-007-PC)

Use Permit/Brianne Theisen-Eaton/1700 EI Camino Real:

Request for a use permit for a personal improvement service use on a lot that is substandard with
regard to parking in the El Camino Real/Downtown Specific Plan (SP-ECR/D) zoning district. The
tenant space was previously used for a general office. (Staff Report #19-008-PC)

Development Agreement Annual Review/Facebook/1 Hacker Way and 1 Facebook Way:
Annual review of the property owner’s good faith compliance with the terms of the Development
Agreements for their East Campus, West Campus, and Facebook Campus Expansion projects.
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(Staff Report #19-009-PC)

Study Session

Study Session/Andrew Morcos/141 Jefferson Drive/180-186 Constitution Drive:

Request for a study session review for a future application for use permit, architectural control,
environmental review, lot line adjustment, and major subdivision to redevelop three sites with
approximately 483 multi-family dwelling units comprised of 42 for-sale condominium units, and 441
rental units split between two apartment buildings with above grade two-story parking garages
integrated into the proposed seven-story buildings, located in the R-MU-B (Residential Mixed Use,
Bonus) zoning district. The project sites currently contain two single-story office buildings that
would be demolished. The proposed approximately 42 condominium units would contain
approximately 79,192 square feet of gross floor area. The proposed approximately 441 apartment
units would contain approximately 393,726 square feet of gross floor area. The proposed
combined floor area ratio for the project would be 225 percent. The proposal includes a request for
an increase in height and floor area ratio (FAR) under the bonus level development allowance in
exchange for community amenities. (Staff Report #19-010-PC)

Informational Items

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

e Regular Meeting: February 25, 2019
e Regular Meeting: March 11, 2019
e Regular Meeting: March 25, 2019

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:
02/06/2019)

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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Planning Commission

DRAFT
Date: 1/28/2019
Time: 7:00 p.m.
City Council Chambers
K&OIF\ILO PARK 701 Laurel St., Menlo Park, CA 94025

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

Present: Andrew Barnes (Vice Chair), Susan Goodhue (Chair), Camille Kennedy, John Onken,
Henry Riggs, Catherine Strehl

Staff: Fahteen Khan, Contract Assistant Planner; Kyle Perata, Acting Principal Planner; Tom Smith,
Senior Planner

C. Reports and Announcements

Acting Principal Planner Kyle Perata said the City Council at its January 29, 2019 meeting would
consider filling the Planning Commission’s vacant seat. He said the City Council on February 12,
2019 would hear an appeal of the 40 Middlefield Road project, approved by the Commission in
December 2018. He said that an appeal of the Phillips Brooks School revised use permit, also
approved by the Commission in December 2018, did not have a date certain for Council
consideration yet.

Replying to Chair Goodhue, Acting Principal Planner Perata said an appeal of heritage tree
removal permits for the 1000 El Camino Real project was tentatively scheduled to be heard by the
Environmental Quality Commission on February 27, 2019.

D. Public Comment

Eric Easom, Park Forest resident, said the Park Forest neighbors met with Mr. Patel, the hotel
developer for 1704 El Camino Real, for about 18 months and came to an agreement with him on a
building design that included underground parking. He said that plan changed, and above ground
parking was proposed that increased the building size. He thanked the Planning Commissioners,
who had done a site visit. He said the residents met with the developer on the currently proposed
plan, but they were still strongly opposed to it. He said they remained supportive of the plan that
included underground parking. He said they did not agree with allowing the public benefit density
bonus in the low-density zone.

Replying to Chair Goodhue, Acting Principal Planner Perata said that the project revisions had not
been submitted and no date for the project consideration was scheduled.
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E. Consent Calendar
None
F. Public Hearing

F1. Use Permit/Amir Moeini/527 Bay Road:
Request for a use permit to demolish an existing single-story residence and detached
garage/accessory building and construct a new two-story residence with an attached garage on a
substandard lot with regard to minimum lot width and area in the R-1-U (Single Family Urban
Residential) Zoning District. Some preliminary demolition work has occurred under a building
permit for a remodel/addition project, but that earlier proposal is no longer being pursued. (Staff
Report #19-004-PC)

Staff Comment: Contract Planner Fahteen Khan said staff had no updates to the written report.

Applicant Presentation: Barzin Keyhankhadiv, project designer, said this was a second story
addition.

Replying to Commissioner Henry Riggs, the speaker said his name was Barzin.
Chair Goodhue opened the public hearing and closed it as there were no speakers.

Commission Comment: Commissioner John Onken said the plan had numerous side-facing
windows, which could be a neighbor nuisance. He asked if neighbors had been contacted and
shown the proposed project. Mr. Keyhankhadiv said the windows on the second floor were for
egress and the window in the second-floor bathroom was a high window. Commissioner Onken
said only one window was needed for egress and the right elevation showed four very large
windows that created privacy concerns both for the project occupant and the side neighbor. Mr.
Keyhankhadiv said he did not think the neighbor had an objection, but the project could plant
landscape screening. Commissioner Onken asked if they spoke with the neighbor specifically
about the proposed plan. Mr. Keyhankhadiv said the neighbors would have been noticed of the
application. Commissioner Onken said the bedrooms already had windows front and back and said
the Commission often conditioned fewer side windows. Mr. Keyhankhadiv said that one side
window in each bedroom could be eliminated.

Responding to Commissioner Riggs’ questions about the eave details, Mr. Keyhankhadiv said the
setback on the left side was less than five-feet, which was why the fire protection was required.
Commissioner Riggs referenced the large and deep second-story windows and said that unless
obscure glass was used in them neighbors would have privacy concerns. He asked the applicant
to address how the windows might be made neighbor-friendly. Mr. Keyhankhadiv said they could
obscure the windows or reduce the size of them.

Commissioner Andrew Barnes moved to approve pursuant to window changes on the right
elevation second-story. Commissioner Riggs seconded the motion and to clarify the process for
the four windows on the second-story right elevation to either adjust the window sill heights to four
feet above finished floor or use obscure glass to be submitted to Planning Division for review and
approval. Commissioner Barnes said he accepted the amended motion.
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Chair Goodhue asked if the revisions would be made through the Commission conformance review
process. Commissioners Barnes and Riggs as the maker of the motion and its second accepted
the Chair's amendment to the motion.

ACTION: Motion and second (Barnes/Riggs) to approve the item with the following modification;
passes 6-0.

1. Make a finding that the project is categorically exempt under Class 3 (Section 15303, “New
Construction or Conversion of Small Structures”) of the current 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
Aria Build and Construction, consisting of 14 plan sheets, dated received January 16, 2019,
subject to review and approval by the Planning Division.

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

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

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

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

Simultaneous with the submittal of a complete building permit application, the applicant
shall submit a Grading and Drainage Plan for review and approval of the Engineering
Division. The Grading and Drainage Plan shall be approved prior to the issuance of
grading, demolition or building permits.
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g. Heritage and street trees in the vicinity of the construction project shall be protected
pursuant to the Heritage Tree Ordinance and the arborist report by Monarch Consulting
Arborists LLC, dated October 30, 2018.

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

a. Simultaneous with the submittal of a complete building permit application, the
applicant shall modify the windows on the right-side elevation to have a minimum
sill height of four feet from finished floor or use obscure glass, subject to review
and approval by the Planning Division with notification to the Planning
Commission of staff’s determination.

F2. Use Permit/Stephanie Palacios/1535 Santa Cruz Avenue:
Request for a use permit to remodel and construct first- and second-story additions to an existing
residence on a substandard lot (with regard to lot width) in the R-1-S (Single Family Suburban
Residential) zoning district. The proposal would exceed 50 percent of the existing floor area and is
considered equivalent to a new structure. The existing structure is nonconforming with regard to
the right side setback, although this would be corrected as part of the proposed project. (Staff
Report #19-005-PC)

Staff Comment: Contract Planner Khan said staff had no additions to the written report.

Applicant Presentation: Kelly Johnson, project architect, Zak Johnson Architects, introduced the
property owners, Jessie and Stephanie Palacios. She provided a model of the proposed project to
show the massing and fenestration. She said the trees shown on the model indicated height noting
the trees were actually denser than the model. She provided a photograph of the front of the
property showing the trees.

Chair Goodhue opened the public hearing and closed it as there were no speakers.

Commission Comment: Commissioner Riggs said he liked the side elevations and thought it was a
neighbor-friendly project. He said he liked the stonework on the chimney and the simple forms. He
asked the architect why she chose to use the full cross hip rather than a metal cricket. Ms.
Johnson said it was already fully framed out wood and she liked the clean look in having it as more
of a roof piece than a steep cricket.

Commissioner Barnes commented that the project was ingenuous and well thought out. He said he
thought the project’s success would hinge on how well the exterior elements aged and the colors
and materials used. Ms. Johnson referred to sheet 7.0 and city-suggested colors. She said they
hoped to give the base of the house a deeper, richer color with a bellyband to allow the use of
different colors to unify the whole house.

Commissioner Onken noted the two bay windows on the second story facing the sides, whose
lower sections would have obscure glazing. He said that the corner lot on Hobart Street might be a
standard lot and perhaps underdeveloped to current City standards. He said someday a
McMansion might be built on that lot without any Planning Commission review. He said the project
house fenestration was biased looking sideways rather than forward. He asked if that would be a
problem should those windows later look to a side wall. Ms. Johnson said they looked at that with
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the current neighbor on the site Commissioner Onken was referring to. She said the neighbor
originally had concerns with the bay windows. She said they then proposed to him to obscure
glaze the windows, which he approved of and wrote an email to the City indicating that. She said
the obscure glazing went up to four-feet nine-inches giving the room inhabitants quite a bit of
privacy protection. Replying further to Commission Onken, she said they did not put the bay
window in the front of the front bedroom as they wanted privacy and noise protection from Santa
Cruz Avenue.

Chair Goodhue moved, and Commissioner Riggs seconded, to approve the project as
recommended in the staff report.

ACTION: Motion and second (Goodhue/Riggs) to approve the item as recommended in the staff
report; passes 6-0.

1. Make a finding that the project is categorically exempt under Class 3 (Section 15303, “New
Construction or Conversion of Small Structures”) of the current 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
Zak Johnson Architects, consisting of 16 plan sheets, dated received January 3, 2019,
subject to review and approval by the Planning Division.

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

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

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

e. Simultaneous with the submittal of a complete building permit application, the applicant
shall submit plans indicating that the applicant shall remove and replace any damaged and
significantly worn sections of frontage improvements. The plans shall be submitted for
review and approval of the Engineering Division.
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f. Simultaneous with the submittal of a complete building permit application, the applicant
shall submit a Grading and Drainage Plan for review and approval of the Engineering
Division. The Grading and Drainage Plan shall be approved prior to the issuance of
grading, demolition or building permits.

g. Heritage and street trees in the vicinity of the construction project shall be protected
pursuant to the Heritage Tree Ordinance and the arborist report by Advanced Tree Care
dated August 31, 2018.

Chair Goodhue said due to her previous relationship with Facebook that she would need to recuse
herself from consideration of item F3.

Vice Chair Barnes introduced item F3.

F3. Development Agreement Annual Review/Bohannon Development Company/101-155 Constitution
Drive and 100-190 Independence Drive (Menlo Gateway Project):
Annual review of the property owner’s good faith compliance with the terms of the Development
Agreement for the Menlo Gateway (Bohannon Hotel & Office) project. (Staff Report #19-006-PC)

Staff Comment: Senior Planner Tom Smith said Commissioner Riggs brought to his attention that
in Attachment E, the Independence Phase Infrastructure Improvements Summary, page E2, last
item, CDP 8.74, it mentioned a right-hand turn from Marsh Road to Florence Street in the Town of
Atherton. He said it should read southbound left-turn lane from Middlefield Road to Marsh Road in
the Town of Atherton.

Applicant Presentation: Margie Titus said she and her colleagues, Jim Anzini and Rod Roche,
were representing the Bohannons during the execution phase of the project. She said Mr. David
Bohannon, who in all prior years was present for this annual review, could not attend this year.
She said 2018 was a great year with Facebook locating in February and the Nia Hotel starting
operations the end of March. She said both buildings achieved Gold LEED certification. She said
regarding the priority hiring program requirement that JobTrain had a nice partnership with the
Hotel Nia. She said Webcor, their contractor, worked with JobTrain to get some construction
workers onto the project. She said long term they received permission from Ensemble, the hotel
developer of Hotel Nia, for the hiring of 214 associates from within 13 miles of the site with 32 of
those people from the Belle Haven neighborhood. She said regarding the CDP and the
Development Agreement (DA) the tracking had gone smoothly with ground broken in February
2018 for the Constitution Drive project phase. She said the core and shell was expected to be
completed in early September 2019. She said Facebook would be the tenant and the tenant
improvements phase would be seven and a half months from then. She said the intersection at
Chrysler and Bayfront was complete as well as the new roadway section between Independence
and Constitution Drives. She said the Marsh Road widening / key intersection would begin in
February. She said they were in the final stages of due diligence on projects that the City identified
in the Belle Haven neighborhood to execute summer of 2019. She said primarily it was around the
Belle Haven school including new fencing and new landscaping.

Commissioner Onken said he was concerned with the process on D6, item 5.9, for improving the

aesthetics of the main parking structure garage between Hotel Nia and the Facebook building. He
said the condition stated that the applicant shall engage in design development process with City
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staff to improve the aesthetics of the parking structure on Constitution and the parking structure on
Independence. He said the noted improvement to the Independence parking garage was dicot
glass on the ends of the structure. He said the parking structure itself was big and ugly and there
could have been aesthetic improvements to it through planting, screening, and shielding. He said
he thought that was the intent of condition 5.9, but all that was done was the glass on the ends,
which was hard for anyone to see.

Senior Planner Smith said there had been discussions with staff internally about the design of the
parking structures. He said staff and the architect after the completion of the Independence site
heard concerns about the original parking structure. He said beyond the dicot glass panels minor
improvements to the Constitution parking structures were made so they would have a different
appearance from the Independence structure. He said the architect had added some vertical
columns into which some lighting would be integrated. He said on the first floor were metal panels
that would have spacing and a design to them that would improve the appearance at least at the
pedestrian level.

Commissioner Katherine Strehl said she had the same concern as Commissioner Onken with the
ugly appearance of the parking structure on Independence Drive particularly for drivers on
Highway 101. She said when the project was approved there had been a health club fitness center
she thought, which had been counted as a public benefit. She said now it seemed it was for
Facebook employees only. Senior Planner Smith said originally the concept was for a hotel with a
fitness center integrated into it. He said the hotel concept and fitness center, which he believed had
a public component, had not proved a successful venture for Marriott. He said when the project
went through revisions in 2015 there was initially an idea that the fitness center integrated into the
Independence parking structure would be a Bay Club, but that did not work out. He said Facebook
utilizes the gym for its employees. He said reviewing the project's CDP and DA there was no
mention of a requirement for the gym to be open to the public. He said they had discussed this with
the City Attorney as well, who agreed there was nothing that prevented Facebook from utilizing the
fitness center for employees only. Commissioner Strehl said Commissioners at the time must have
misunderstood that it would be open to the public as part of the public benefit, which was
unfortunate.

Commissioner Riggs said he thought the concept of good faith was thoroughly covered by the
project owner and performance measures met. He said related to the Independence parking
structure during the prior year annual review, he recalled that Mr. Bohannon had indicated he
would look into landscape screening on the highway side of the garage. He said he thought the
exterior parking ramp was what was most noticeable. He asked Ms. Titus whether anything had
been planted to break the massing up of that ramp.

Ms. Titus said they had looked into planting trees in back of garage which was a very narrow space
with adjoining land owned by Caltrans, but concluded it was very difficult as they would have to go
through Caltrans. She said it took them two years to get through Caltrans’ processes on the Marsh
Road T-intersection. Commissioner Riggs said he was not so concerned with the view of the
garage for drivers on north and southbound 101 but more so with the view from the Marsh bridge.
He said it was a good goal if even two redwood trees might be planted against the garage ramp.

Vice Chair Barnes opened the public hearing and closed it as there were no speakers.

Commission Comment: Commissioner Riggs moved to make the finding of the property owner’s
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good faith compliance with the terms of the Development Agreement for the Menlo Gateway
(Bohannon Hotel & Office) project as recommended in the staff report. Commissioner Strehl
seconded the motion.

Commissioner Onken said the Commission had raised the issue of the parking structure for over
two years without any solution. He said he could not support the motion and that all that could be
done had been done.

Vice Chair Barnes referred to condition 5.3 related to offsite landscaping improvements. He said it
referenced site selection on the eastern side of Marsh Road adjacent to the Constitution site. He
asked why that location was chosen. Ms. Titus said there was a process with the community and
City through which six sites were identified. She said she thought this was the City’s favored site.
She said it was a City-owned parcel contiguous to the Constitution site.

Replying to Vice Chair Barnes, Senior Planner Smith said a number of sites were options for this
landscaping. He said they went to the Belle Haven Neighbors’ Association with those sites. He said
they decided on this site adjacent to the Constitution site simply because it could happen the
fastest and easiest as the land was controlled by the City. He said the other sites had other
property owners and would have had more complicated and drawn out processes.

Vice Chair Barnes referred to condition 5.7 related to vehicle trip reduction and that the applicant
shall reduce trips from 11,113 to 9,242. He asked how the 11,113 number was derived and on
what site the reduction was to occur. Ms. Titus said the traffic demand analysis and trip counts was
one of the more complicated parts of the CDP. She said they measured counts this fall over about
six weeks at the Independence site. She said the 11,113 and 9,242 numbers related to buildout.
She said the numbers measured now were a little less than half at about 5,000 trips for the
Independence site that included the hotel parking garage and office building.

Replying to Vice Chair Barnes, Ms. Titus said the 11,113 was an aggregate sum of the demand
analysis counting all the square footage of Phase 1 and then the square footage of Phase 2. She
said the reasoning to have the count reduced were the measures to be implemented to reduce
traffic. She said the Facebook shuttles was one of the big reasons why their traffic count was
lower.

Commissioner Riggs said when the project came before the Planning Commission, it asked for a
40% traffic reduction through a traffic demand management plan (TDM). He said that was
bargained to a 20% traffic reduction and was a requirement that was part of the project approval
negotiations, ending up in the DA.

Senior Planner Smith said trip counts would be obtained once the project was fully built out the
following year when occupancy would occur. He said the numbers for the Independence site came
in around the end of 2018. He said Transportation Division staff were still analyzing the data but
based on initial reviews it appeared the applicants would be compliant with the buildout trip cap.

Vice Chair Barnes said he had difficulty with the parking structure, its siting and relationship to the
other building. He said he would like efforts made to reduce its visual impact on Highway 101. He
said otherwise he was reticent to support good faith compliance.

Commissioner Strehl asked if Commissioner Riggs was willing to amend his motion finding the

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



Draft Minutes Page 9

property owner’s good faith compliance with the terms of the Development Agreement to require
progress toward improving the visual effect of the parking structure facing Highway 101.
Commissioner Riggs said he was not inclined to include that as the action was based on finding
good faith compliance with the DA as the project proceeded through its phases. He said as far as
he could tell they had met all of the terms. He said when the Independence project was presented
around eight years ago and when the final plans were presented about six years ago, he found the
buildings quite enticing and the garage seemed to be a straight forward horizontal garage. He said
he thought the garage ramp would only be visible from the freeway and not a problem. He said as
the only architect on the Commission at the time he did not suggest the garage ramp needed
further thought. He said the architectural control was approved and the site plan was tight. He said
he could not see requiring a condition now on the property owner’s good faith effort.

Vice Chair Barnes asked if the Commission did not find the property owner’s good faith compliance
with the terms of the DA what the remedy time frame was. Senior Planner Smith said the
Commission would have to make a finding of noncompliance with the terms of the DA. He said the
City Council would then have to make the finding that the property owner had not complied, that
the failure constituted a default of the DA, and the property owner would have 30 days to cure. He
said if the default was not cured, the City could modify or terminate the DA.

Vice Chair Barnes asked if it was a legitimate finding for the Commission to find the property owner
to be noncompliant with 5.9 referring to engaging in a process to improve the aesthetics of the
parking structures on the Independence and Constitution sites. Senior Planner Smith said he
thought that would be difficult to make as the intent of 5.9 was that the design would take place
prior to construction. He said as the Independence structure was built and open for almost a year
to now find it noncompliant with 5.9 was a harsh penalty for the property owner.

Recognized by the Chair, Ms. Titus referred to the second page of the staff report after Table 1 and
the provisions of the consistent minor modifications to the DA. She said the first bullet talked about
the approval to remove the planters and to replace the planters with the dicot glass and perforated
metal panels. She said she thought that was the measure. She said her understanding was that
the planters were infeasible due to the exposure. She said she would be happy to convey to Mr.
Bohannon the Commission’s compliments about the project and its concerns about this
landscaping. She said the garage was different because the fitness center built it, which had been
difficult to achieve. She said the fitness center fagade was handsome for those driving on
Independence Drive. She said they were very pleased with the look of the metal sculpture curved,
perforated panels designed by sculptor Don Rich and the dicot glass on the ends. She said quite a
bit on investment was put into the garage appearance with the finished concrete and stainless
steel cable railings along the sides. She said Mr. Bohannon had been unhappy with the concrete
on the garage ends so those were clad in metal. She said nevertheless it was a big garage and
she heard the Commission’s concerns.

Commissioner Onken said planting redwood trees next to parking garages was problematic. He
said he could accept the report as is and he did not think it was appropriate to find the property
owner out of compliance and give 30 days to remedy. He said however he could not endorse the
parking garage as it was and that it would be deemed as endorsed in approving the report.

Commissioner Riggs referred to 5.9 and asked if that was a condition of approval for Constitution

or the original project eight or 10 years prior. Senior Planner Smith said the condition was for the
original project approved in 2010 under a different concept. Commissioner Riggs said that the
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Commission then had requested an improvement in the parking structure. He asked about the
response path for that. Senior Planner Smith said he thought that was done administratively noting
he took over the project in 2015. He said in 2015 there were design changes brought to the
Commission when the hotel concept changed as well as changes to the office design. He said the
applicant also requested some changes that went through an administrative review with notification
to the Commission before staff signed off on those.

Vice Chair Barnes asked if there were any leverage points in the process or if anyone had ideas on
how to make the Independence parking structure less than what it was and more palatable. Senior
Planner Smith said staff meets with the Bohannon design team weekly to review project issues and
concerns. He said last year they heard concerns about the Independence garage and this year
even stronger concerns. He said he did not know if there was a way to force changes in the
design. He said he and he thought Ms. Titus would agree that they would share these concerns
directly with Mr. Bohannon to work internally to see if there was any way to provide more screening
of the rear of the garage.

Vice Chair Barnes noted the condition referred to incorporating materials for consistency across
the two sites for the parking garages. He asked if there was an opportunity to upgrade the
Independence garage under the premise that consistency and good work was needed on both
garage sites. He said as this called out for consistency to complete Constitution that modifications
were needed to the Independence garage. Senior Planner Smith said the building permits for the
three buildings on the Independence Drive site were final and work considered complete. He said
at this point any work on the Independence Drive garage would have to be voluntarily undertaken
by Mr. Bohannon.

Vice Chair Barnes said there was a motion and a second to make the finding of good faith
compliance with the DA but the maker of the second requested an amendment that was declined
by the maker of the motion.

Commissioner Riggs said he could suggest an aesthetic solution to the ramp to Mr. Bohannon and
the architect and that might open the way to more ideas. Vice Chair Barnes confirmed that
Commissioner Riggs would be willing to do this outside of the Commission meeting.

Commissioner Strehl said she would be interested in hearing the suggestions Commissioner Riggs
might make to Mr. Bohannon. She said finding the property owner noncompliant and needing to go
before the City Council and have a cure within 30 days seemed draconian at this time. She said
the project had been reviewed by the Commission and it had expressed its strong dissatisfaction
with the garage ramp visual impact. She said it was best to move forward and urge Mr. Bohannon
to make whatever improvements possible to the visual aspect of the ramp on Highway 101.

Commissioner Onken referred to 5.9 regarding design engagement. He said more engagement
was needed on the design. He said the motion could state compliance with everything except for
5.9. He said that the design development process had not been completed.

Vice Chair Barnes asked if the Commission found Independence development in progress rather
than complete and then voted to make a finding of good faith compliance whether the status in
progress would require the project to come back at some point to be considered complete. Acting
Principal Planner Perata said the item was marked in progress because there were two phases.
He said the Independence site was completed as the building permits issued were finaled. He said
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as part of the process leading up to the building permits the applicant engaged with the City on the
design development. He said that process happened prior to building permit issuance, which had
been issued and was now finaled. He said to change the disposition of that now would require the
City Attorney’s Office to determine whether or not that was something within the Commission’s
purview. He said the Commission’s concerns had been recorded this evening and would be
available for Mr. Bohannon to review as well as directly through staff and his representative
present this evening. He said to actually vote noncompliance would require repeated
demonstration of noncompliance.

Acting Principal Planner Perata said staff was very clear on the Commission’s concerns. He said
there would be another annual review where this issue might be raised. He said within the next 12
months staff and the applicant could continue discussion to see if there were any feasible, potential
ways to alleviate the visual impact of the Independence garage. He said it would be a discussion
and might not result in any changes.

Vice Chair Barnes said he would call for the vote on the motion to make the finding of the property
owner’s good faith compliance with the terms of the Development Agreement for the Menlo
Gateway (Bohannon Hotel & Office) project.

ACTION: Motion and second (Riggs/Strehl) to make the findings as recommended in the staff
report; passes 3-2 with Commissioners Kennedy, Riggs and Strehl supporting, Commissioners
Barnes and Onken opposing, and Commissioner Goodhue recused.

1. Make a finding that the Annual Review of the Development Agreement has no potential to
result in an impact to the environment and does not meet the definition of a Project under the
California Environmental Quality Act (CEQA).

2. Make a finding that Bohannon Development Company has implemented the provisions of its
Development Agreement during the 2018-2019 Development Agreement Review Year.

Commissioner Strehl urged Commissioner Riggs to meet with Mr. Bohannon and staff to share
suggestions on how to improve the visual aspect of the Independence garage structure from
Highway 101 and Marsh Road.

H1. Future Planning Commission Meeting Schedule
e Regular Meeting: February 11, 2019
Acting Principal Planner Perata said the tentative agenda included a use permit for 1700 El
Camino Real for a personal improvement service, a single-family residential development and the
annual review of the Facebook Development Agreement for all three of their sites, the East or
Classic campus, the West Campus — Building 20, and the Campus Expansion project. He said a
study session was slated for 141 Jefferson Drive for a 481 dwelling unit multi-family project with an
apartment component and townhome / condominium / for sale component.

Commissioner Riggs said he would need to be absent from the February 11" meeting as he would
be representing a project before the Town of Portola Valley.

e Regular Meeting: February 25, 2019
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e Regular Meeting: March 11, 2019
Commissioner Strehl asked about the neighbor notification radius for the appeal of the 40
Middlefield Road project. Acting Principal Planner Perata said it was a radius of 300 feet and had
a newspaper notice. He said that would be published this Friday and he would let them know which
paper. Commissioner Strehl asked about the Willow Road boarding house. Acting Principal Perata
said he expected that project to come forward on either the February 25 or March 11 meeting
agenda.

J. Adjournment

Vice Chair Barnes adjourned the meeting at 8:38 p.m.

Staff Liaison: Kyle Perata, Acting Principal Planner

Recording Secretary: Brenda Bennett
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Community Development

STAFF REPORT

Planning Commission

Meeting Date: 2/11/2019
K&OIF\ILO PARK Staff Report Number: 19-007-PC
Public Hearing: Use Permit/Hamid Ghazvini/1379 Carlton Avenue

Recommendation

Staff recommends that the Planning Commission approve a use permit to demolish an existing two-story
residence and construct a new two-story residence on a substandard lot with regard to lot width and lot
area in the R-1-U (Single Family Urban Residential) zoning district. The 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 on Carlton Avenue near the intersection with Hamilton Avenue, in the Belle
Haven neighborhood. The project site is located in close proximity to the neighborhood shopping center at
Hamilton Avenue and Willow Road and the multi-family development at 777 Hamilton Avenue, directly
adjacent to the neighborhood shopping center. A location map is included as Attachment B. The
surrounding area contains a mixture of older and newer single-family residences. The older residences are
generally single-story, while the newer residences are generally two-story in height, with attached front-
loading garages. A variety of architectural styles are present in the neighborhood which include craftsman
and traditional for the single family residences and contemporary for the multi-family residences at 777
Hamilton Avenue. The majority of residential properties within the vicinity are zoned R-1-U, with the
exception of the multi-family developments on Hamilton Avenue and Willow Road.

Analysis

Project description

The applicant is proposing to construct a two-story residence. The lot is substandard with respect to
minimum lot width and area, at approximately 50 feet where 65 feet is required and 6,000 square feet
where 7,000 square feet is required in the R-1-U zoning district. A data table summarizing parcel and
project attributes is included as Attachment C. The project plans and the applicant’s project description
letter are included as Attachments D and E, respectively.
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The proposed residence would be a three-bedroom and three-bath room home. The proposed residence
would include an attached two-car, front-loading garage located at the front of the house. The existing
curb cut would be used to access the proposed garage. The home will be raised to meet the base flood
elevation.

The proposed project would adhere to all Zoning Ordinance regulations for setbacks, lot coverage, floor
area limit, height, daylight plane, and parking. Of particular note with regard to Zoning Ordinance
requirements:

o The main residence would feature greater setbacks than required at the front (30.8 feet versus 20 feet)
and rear (28.6 feet versus 20 feet).

e The second floor would be limited in size, at 37.7 percent of the maximum FAL, where 50 percent could
be permitted.

e The first floor habitable areas would be higher than typical in most parts of the city, due to the flood
zone requirements for this area (discussed later).

Design and materials

The applicant states that the proposed residence will be progressive modern design. The proposed design
includes flat roofs, a mixture of stained horizontal wood siding, painted jointless stucco, aluminum frame
trimless windows, and a painted metal with glass panel as the front door.

The second-story windows, would have varying sill heights. On the left-side elevation, the minimum sill
height would be three feet, 11 inches. On the right-side elevation, the sill heights would be two feet, six
inches in the living areas; however, the stairwell would have floor-to-ceiling windows. The second floor on
the right-side would have an eight foot, six inch setback where a minimum of five feet is required, which
staff believes should alleviate potential privacy impacts from the stairwell window. The front and rear
elevations would have varying sill heights including some floor to ceiling windows and a glass door to the
balcony.

Staff believes that the architectural style of the proposed residence would be generally attractive and well-
proportioned. The second level would be relatively modest in size and partially set back from all four
facades, minimizing the perception of mass and bulk of the second level. The proposed design would
result in unbroken two-story walls on portions of the sides of the residence; however, the overall second
floor size is limited, which would help reduce the perceived mass and bulk of the two-story elements.
Further, the design includes modulation between the first and second floor through varying setbacks for
portions of the elevations and the mix of materials. The contemporary design of the proposed project
would be a departure from the general pattern with the single-family residences in the vicinity of the
project. However, staff believes that the material variation and comprehensive design of the proposed
project are supportable. Further, the contemporary architectural style is present on the periphery of the
neighborhood in the vicinity of the project.

Flood Zone
The subject property is located within the “AE” flood zone established by the Federal Emergency
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Management Agency (FEMA) and Section 12.42 of the Municipal Code (Flood Damage Prevention).
Within this zone, flood-proofing techniques are required for new construction and substantial
improvements of existing structures.

The foundation for the main house would be a standard spread footing with a stem wall. The existing
grade for the main house is 8.15 feet, and the BFE is 10.3 feet. The finished floor level for the proposed
structures would be 1.6 feet above the BFE, and therefore complies with the flood zone regulations. Flood
vents for the main unit are not shown on the elevations, but would be required for construction.

Trees and landscaping

There are no existing trees on-site; however, there is one street tree located at the front of the property. As
part of the project review process, the project plan was reviewed by the City Arborist. It was determined
that an Arborist Report would not be required at this time. However, at the time of building permit review
should there be any concerns for the street tree during the time of construction a report may be requested
to identify mitigation measures to ensure the protection of the tree. Standard condition of approval 3g
would ensure compliance with the Heritage Tree Ordinance.

Correspondence

The applicant has contacted the property owners of all properties who would be directly impacted by the
proposed scope of the work by sending out a letter attached with plans. The outreach letter is included as
Attachment F. Applicant has not received any correspondence from neighbors. Staff has not directly
received any correspondence on this proposal.

Conclusion

Staff believes that the design, scale and materials of the proposed residence are compatible with the
surrounding neighborhood. The contemporary elements of the proposed residence would be generally
attractive and well-proportioned. The second level would be generally inset from the ground floor, helping
minimize the perception of mass and bulk. Staff recommends that the Planning Commission approve the
proposed project.

Impact on City Resources

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

Environmental Review

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

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

Appeal Period

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

Attachments

Recommended Actions
Location Map

Data Table

Project Plans

Project Description Letter
Outreach letter by Applicant

Tmoow>»

Disclaimer

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

Exhibits to Be Provided at Meeting
None

Report prepared by:
Fahteen Khan, Contract Assistant Planner

Report reviewed by:
Kyle Perata, Acting Principal Planner
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ATTACHMENT A

1379 Carlton Avenue — Attachment A: Recommended Actions

LOCATION: 1379 PROJECT NUMBER: APPLICANT: Hamid OWNER: Monta Vista
Carlton Avenue PLN2018-00127 Ghazvini Oak Inc.

PROPOSAL: Request for a use permit to demolish an existing two-story residence and construct a new
two-story residence on a substandard lot with regard to lot width and lot area in the R-1-U (Single
Family Urban Residential) zoning district.

DECISION ENTITY: Planning DATE: February 11, 2019 ACTION: TBD

Commission

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

ACTION:

1.

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

Make findings, as per Section 16.82.030 of the Zoning Ordinance pertaining to the granting of use
permits, that the proposed use will not be detrimental to the health, safety, morals, comfort and

general welfare of the persons residing or working in the neighborhood of such proposed use, and
will not be detrimental to property and improvements in the neighborhood or the general welfare of

the City.

Approve the use permit subject to the following standard conditions:

a.

Development of the project shall be substantially in conformance with the plans prepared by
Zimmerman and Associates, consisting of 20 plan sheets, dated received February 4, 2019,
subject to review and approval by the Planning Division.

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

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

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

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

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

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

PAGE: 1 of 1
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City of Menlo Park

Location Map
1379 Carlton Avenue

Scale: 1:4,000 Drawn By: FNK Checked By: KTP Date: 2/11/2019 Sheet: 1
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1379 Carlton Avenue — Attachment C: Data Table

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

FAL (Floor Area Limit)

Square footage by floor

Square footage of buildings
Building height
Parking

Trees

ATTACHMENT C

PROPOSED EXISTING ZONING
PROJECT DEVELOPMENT ORDINANCE
6,000.0 sf 6,000.0 sf 7,000.0  sf min.
50.0 ft. 50.0 ft. 65.0 ft. min.
120.0 ft. 120.0 ft. 100.0 ft. min.
30.8 ft. 259 ft. 20.0 ft. min.
28.6 ft. 235 ft 20.0 ft. min.
5.0 ft. 5.8 ft. 5.0 ft. min.
53 ft. 7.6 ft 5.0 ft. min.
1,779.5 sf 2,075 sf 2,100.0 sf max.
297 % 346 % 35.0 % max.
2,794.0 sf 3,175.0 sf 2,800 sfmax.
1,257.2 sf/1st floor 1,629.0 sf/1st floor
24.4 1stfloor trellis 1,100.0 sf/2" floor
1,056.4 sf/2" floor 446.0 garage
122.8 2" floor trellis
480.4 sf/garage
2,941.2 sf 3,175.0 sf
239 ft 240 ft 28 ft. max.
2 covered 2 covered 1 covered/1 uncovered
Note: Areas shown highlighted indicate a nonconforming or substandard situation.
Heritage trees: 0 Non-Heritage trees:  1* New Trees: 2
Heritage trees Non-Heritage trees Total Number of
proposed for removal: 0 proposed for 0 Trees: 3
removal:
*Street tree
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PROJECT NOTES
This project shall replace all non-ADA compliant sidewalk
pursuant to the atest City Standard (CG-3), to the satisfaction of
the Public Works Department

The project will be built in compliance with the City's Flood
Damage Prevention Ordinance, Chapter 12, Section 42.

-All materials below DFE shall be resistant to flood damage. (i.e.,
concrete, Redwood or pressure treated Douglas Fir).

~The bottom elevation of all appliances and utliies (meters, air
conditioning units, etc) shall be at or above DFE.

~Storm runoffresuling from the project's grading and drainage
activties shall not encroach onto any neighboring lot. Runoff
must be contained on-site.

No basements or any enclosure below the DFE are
allowed for projects in the flood zone.”

-Flood vents shall be installed for all non-habitable enclosures
below the DFE (ie. crawlspace, gerage, etc) ata rate of 1
square inch of net opening to 1 square foot of enclosure. Refer

Zimmerman + Associates
architecture planaing development

Sausalito

100 Gate 6 Road
Sausalito, CA 94965
Tel 415.289.0660

Sonoma

1707 Denmark Street
Sonoma, CA 95476
Tel 707.933.0442

www.zmanarch.com
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HVAC unit will not exceed 50 dBA at
night, and 60dBA during the day at the
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MAX BLDG HEIGHT

All windows are trimless, with slightly recessed frames.
Common method for adding visual interest of shadow
while maintaining clean look in modern design. See A3.5
for additional images representing the material palette we
will be employing.
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SCALE
EXISTING CONDITIONS AT FRONT YARD }T{ 6 ‘

SCALE
EXISTING CONDITIONS AT FRONT YARD }T{ 4 ‘

SCALE
EXISTING CONDITIONS AT NORTH SIDE YARD }T{ 2
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SCALE
PROPOSED PERSPECTIVE RENDERING - BACK YARD }T{ 2
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White stucco color painted to off-white.
Flashing painted to match.

Black stucco color painted to dark cool gray.

@ Horizontal Wood Material to match in tone Western Red Cedar
Flashing painted to match.

with brushed oil-based Semi-Transparent stain. If non-wood
product is chosen we will match a tone similar to Cabot Red Cedar.

@ Aluminum Frame Windows,

@ Painted Metal Garage doors and
Black or Dark Bronze

Front door. Painted same color
as material 2.

Sausalito

Zimmerman + Associates
architecture planaing development

100 Gate 6 Road
Sausalito, CA 94965
Tel 415.289.0660

Sonoma

1707 Denmark Street
Sonoma, CA 95476
Tel 707.933.0442
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Jointless Stucco - Jointless allows the forms to read as more sculptural elements. Off-white
and off-black offers the high contrast that is desired in contemporary designs.

Western Red Cedar Horizontal Siding - Semi Transparent stain allows the wood grain to show through while
minimizing sun damage compared with clear stains. Used to warm up the building at high profile locations.

TPO or PVC roofing - Allows for minimum sloped roofs can drain to scuppers or gutters and downspouts.
In our design we propose running to gutters with minimal slope, towards the sides of the property.

Aluminum Frame Windows - Milgard Aluminum is a good option that retains the modern look of thin

aluminum. Black or Dark Bronze has the high contrast look seen in contemporary buildings

Carlton Rebuild
1379 Carlton Avenue
Menlo Park, CA 94025
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COLORS AND MATERIALS

PERSPECTIVE RENDERING - BACK YARD
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BUILDING

GARAGE

GRASSY S
SWALE FF_12.00 S

F6 1000

SECTION A-A

NTS

"SF-RIMA” PERMEABLE
CONCRETE PAVER
;" THICK

“DRAINAGE JOINT” SPACING

$x1$ CONCRETE BAND. "S- R\MA  FERMCARLE

L — 2" OF {" PEA GRAVEL

{* CRUSHED ROCK

#4 REBARS GEO-TEXTILE
© 18" 0C:

NOTE: GEOTECHNICAL CONSULTANT SHOULD
EVALUATE THE SUBGRADE CONDITION PRIOR
TO INSTALLATION OF THE FILTER FABRIC

SF-RIMA" PERVIOUS CONCRETE

070 SUBGRADE AND IF SOFT SUBGRADE CONDITION ARE
2. INSTALL PER TR CONPACT 95% ENCOUNTERED, A GEOTEXTILE FABRIC MAY
SPECIFICATION: BE RECOMMENDED.

;R - TAN/CHARCUAL.

PERVIOUS CONCRETE PAVER DETAIL

GRASSES OR
LANDSCAPE PLANTINGS o

FINISH
GRADE
2% MIN

6 MN
”DEPTH

GRASSY SWALE DETAIL

STANDARD GRADING PLAN NOTES:

1. PRIOR TO THE_ COMMENCEMENT OF ANY EARTHWORK/GRADING ACTIVITIES, THE PERMITTEE SHALL
ARRANGE A PRE-CONSTRUCTION MEETNG. THE MEETING SHALL INCLUDETHE GTY OF WENLO PARK
GRADING INSPECTOR (550-752-0555), THE GRADING CONTRACTOR AND THE PROJECT
ENGNEER." NIE PERMITIEE OR REPRERENTATIVE SHALL_ARRANGE. THE PRE-CONSTRUCTION MEETNG
AT LEAST 4B HOURS TO THE START OF ANY EARTHWORK/GRADING AGTIVITES.

2. APPROVAL OF THIS PLAN APPLIES ONLY TO THE EXCAVATION, PLACEMENT AND COMPACTION OF
NATURAL EARTH. THis APPROVAL DOES NOT CONFER AN RIGHTS OF ENTR 10 ETHER PUBLLC
£ PRIVATE PROPERTY OF DTHERS. APPROVAL OF THIS PLAN DOES N
CONSTITUTE. APPROVAL OF ANy MPROVEMENTS. ANY PROPGSED MPROVEMENTS ARE SUBLECT TO
REVIEW AND APPROVAL BY THE RESPONSIBLE AUTHORITES AND ALL OTHER PERMITS/APPROVALS
SHALL BE GBTAINED!

3. IT SHALL BE THE RESPONSIBILITY OF THE PERMITTEE TO IDENTIFY, LOCATE AND PROTECT ALL
UNDERGROUND FACILITEES.

4 THE PERMITTEE SHALL MANTAIN ALL STREETS, SIDEWALKS AND OTHER PUBLIC RIGHT- OF-WAYS IN
USABLE CONDITION. AL SPILLS OF SOIL, ROCK OR CONSTRUCTION DEBRIS
SHALL BE BEMOVED. FROM PUBLIC PROPERTY. ALL ADUACENT PROPERIY. BOTH PUBLIC, AND
PRIVATE, SHALL BE MAINTAINED IN A CLEAN, SAFE AND USABLE CONDITION.

S ALL GRADNG AND EARTMHORK ACTWITIES SHALL BE PERFORUED IN SUCH A WANNER AS To
OMPLY WTH STANDARDS ESTABLISHED BY THE BAY AREA AR QUALITY MANAGEMENT DISTRICT
FOR ARBORNE PARTICULATES.

6. ALL KNOWN WATER WELL LOCATIONS ON SITE SHALL BE MAINTAINED OR ABANDONED ACCORDING
TO CURRENT REGULATIONS ADMINISTERED BY THE SANTA CLARA VALLEY WATER DISTRICT. CALL
408-265-2600 x2660 TO ARRANGE FOR DISTRICT OBSERVATION OF WELL ABANDONMENT.

7. THIS PLAN DOES NOT APPROVE THE REMOVAL OF ANY TREES. APPROPRIATE TREE REMOVAL
PERMITS SHALL BE OBTAINED FROM THE COMMUNITY DEVELOPMENT DEPARTMENT. ANY REQUIRED
TREE PROTECTION MEASURES SHALL BE MAINTAINED THROUGHOUT CONSTRUCTION.

8 THE PROJECT CIVIL ENONEER, ADVANCED DEVELOPMENT. 2033 BENJAMIN COURT._SAN JOSE, CA
95124, HAS DESIGNED THIS PROJECT TO COMPLY WITH THE RECOMMENDATIONS OF TH
GEOTEGHNICAL REPORT.

S ALL GRADNG IND EARTMHORK ACTIVITES SHALL CONFORW TO TME APPROVED PLANS AND
SPECIFCATIONS. ALL GRADING AND EARTHNORK ACTIMTIES SHALL GE CBSERVED AND APP
BY THE SOLLS ENGINEER. THE SOLS ENGINEER SHAL OFED ‘AT LEAST 43 HOURS PRIOR T0
AN SRADNG OR EARTWORK ACTMITIES, UNOESERVED OR UNAPPROVED WORK SHALL BE REWOVED
AND REPLACED UNDER OBSERVATION OF THE PROJECT SOILS ENGINEER.

10. ALL CONSTRUCTION SITES ARE TO BE WINTERIZED WITH APPROPRIATE EROSION CONTROL MEASURES
IN"PLACE FROM OCTOBER 15TH TO APRIL 15TH OF EACH YEAR.

11. GRADING ACTIVITIES ARE ONLY ALLOWED MONDAY THROUGH FRIDAY, 7:30 AM TO 6:00 PM.
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EROSION AND SEDIMENT CONTROL NOTES

EROSION CONTROL MEASURES SHALL CONFORM TO ABAG STANDARDS, TOWN STANDARDS AND
THE APPROVAL OF THE TOWN'S ENGINEERING DEPARTMENT.

2. ALL MATERIALS NECESSARY FOR THE APPROVED EROSION CONTROL MEASURES SHALL BE ON
SITE BY SEPTEMBER 15TH AND IN PLACE BY OCTOBER 1ST.

3. EROSION CONTROL SYSTEMS SHALL BE INSTALLED AND MAINTAINED THROUGHOUT THE RAINY
SEASON, OR FROM OCTOBER 1ST THROUGH APRIL 30TH, WHICHEVER IS LONGER.

4. IN THE EVENT OF RAIN, ALL GRADING WORK IS TO CEASE IMMEDIATELY AND THE SITE IS TO
BE SEALED IN ACCORDANCE WITH THE APPROVED EROSION CONTROL MEASURES AND
APPROVED EROSION CONTROL PLAN.

5. THE CONTRACTOR SHALL BE RESPONSIBLE FOR CHECKING AND REPAIRING EROSION CONTROL
SYSTEMS AFTER EACH STORM.

6. PROJECTS MUST HAVE ALL CUT AND FILL SLOPES PROTECTED BY AND DISTURBED AREAS BY
ONE OF THE FOLLOWING MEASURES OR THE COMBINATION QF THEM: TEMPORARY SEEDING AND
MULCHING, PERMANENT SEEDING AND MULCHING, HYDROMULCHING—HYDROSEEDING, EROSION
CONTROL BLANKETS/GEOTEXTILES, AND FIBER ROLLS.

7. ANY AREAS OF DISTURBED SOIL SHALL BE SEEDED OR REPLANTED TO THE SATISFACTION OF
THE CITY ENGINEER PRIOR TO OCTOBER 1ST. OR FINAL INSPECTION, WHICHEVER IS SOONER.

8. ADDITIONAL ERGSION CONTROL MEASURES MAY BE REQUIRED AS DETERMINED BY TOWN'S
ENGINEERING DEPARTMENT OR BUILDING OFFICIALS,

9. PROJECTS SHALL PREVENT ANY ACCUMULATION OR DEPOSIT OF DIRT, MUD, SAND, ROCKS,

GRAVEL OR DEBRIS ON THE SURFACE OF ANY STREET, ALLEY OR PUBLIC PLACE OR IN ANY
PUBLIC STORM DRAIN SYSTEM.
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ATTACHMENT E

Zimmerman + Associates

Project Description
1379Carlton Avenue, Menlo Park, CA Date: 11/02/18

Our project team is proposing to take this abandoned single family residence in the
Belle Haven neighborhood and completely demo and redevelop this property as a
new two-story single family residence. The new residence is designed to meet all
planning codes and has been developed around an anticipated 2019 Base Flood
Elevation increase.

The new home will be a two story home with 3 beds 3 baths, a 2-car garage, outdoor
decks, new landscaping, and will be lower overall height than the existing residence.
The home will be more progressive with a modern design warmed up with some
horizontal wood siding and clean jointless stucco. The home will be raised
substantially with a perimeter foundation to meet the Base Flood Elevation. The
construction will be entirely wood framed Type VB construction.

The home was laid out to try and land in roughly the same position as the existing
structure, we are able to retain the existing curb cut at the existing driveway and keep
the existing city maintained tree that is between the sidewalk and street. The
building sits within the setbacks and allows the living room to face south for best
solar exposure with a back deck that lands on the south side of the lot. The bedrooms
are all above on the second floor which is accessed via a stairwell at the entry.

The use of this property as a single family residence is consistent with existing and
should help this active community near the Facebook Campus. Many neighbors have
passed the property and inquired what was planned. Everyone has reacted very
positively to replacing this abandoned building that is considered an eyesore for the
neighborhood. We plan to reach out to the neighboring parcels to show them the
design and get any feedback or easily achieved adjustments to incorporate. We hope
this project will point the neighborhood in a direction of eclectic revitalism
considering both the vicinity to the prosperous tech campus and the history of the
neighborhood.

Nick Miller
Zimmerman + Associates, Inc.

415 289 0660
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Community Development

STAFF REPORT

Planning Commission

Meeting Date: 2/11/2019
K&OIF\ILO PARK Staff Report Number: 19-008-PC
Public Hearing: Use Permit/Brianne Theisen-Eaton/1700 El Camino
Real

Recommendation

Staff recommends that the Planning Commission approve a use permit for a personal improvement
service use on a lot that is substandard with regard to parking in the El Camino Real/Downtown Specific
Plan (SP-ECR/D) zoning district. The tenant space was previously used for a general office. 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 1700 El Camino Real, between Buckthorn Way and Stone Pine Lane.
The parcel is located within the EI Camino Real/Downtown Specific Plan’s El Camino Real North East-Low
Density (ECR NE-L) sub-district. The parcel consists of a one-story commercial building and private
parking in the front and the rear of the lot. The commercial building is currently vacant and was most
recently used for general office.

Using EI Camino Real in a north to south orientation, adjacent parcels to the north and south are also in
the SP-ECR/D zoning district, and are developed with personal service and hotel uses to the north and
multi-family residential to the south. Adjacent parcels to the east are developed with residential uses and
are zoned R-3. Menlo College is located across EI Camino Real from the subject property, in the Town of
Atherton. A location map is included as Attachment B.

Previous approvals

The property was previously zoned C-4 (General Commercial, EIl Camino Real). On March 1, 1999, the
Planning Commission approved a blanket use permit to allow uses in the C-4 zoning district to operate on
a property that is substandard in regards to parking. The blanket use permit allows all uses that were
permitted in the C-4 zoning district to occupy the property without obtaining individual use permits. These
uses include retail stores, financial establishments, professional offices, personal services, offices, and
cafes and restaurants not serving beer, wine, or liquor and not providing live entertainment. However,
personal improvement services were not a permitted use in the C-4 zoning district. The blanket use permit

City of Menlo Park 701 Laurel St., Menlo Park, CA 94025 tel 650-330-6600 www.menlopark.org
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was approved with the condition that the applicant return to the Planning Commission within six months of
the approval of the use permit or prior to the leasing of the third tenant space for approval of a detailed
landscape and parking plan, as well as paint colors for the building. The Planning Commission approved
the applicant’s proposed landscaping, parking plan and paint colors on August 23, 1999.

If the current use permit request is approved, the previous blanket use permit would be superseded and
the site would be governed by the new use permit.

Analysis

Project description

The applicant is requesting a use permit for a personal improvement service use on a lot that is
substandard with regard to parking in the EI Camino Real/Downtown Specific Plan (SP-ECR/D) zoning
district. The applicant describes the business as a high end wellness concierge and consulting service that
utilizes the latest sports science methodologies and tracking technology for clients to utilize throughout
their day to help them with their training, nutrition, sleep, recovery, and mindfulness. The proposed
personal improvement service would occupy the entire approximately 3,450 square-foot commercial
building. According to the applicant’s project description letter, most services would be delivered outside of
their facility at clients’ homes, offices, on the road, at clients’ training facilities, or over messaging.
Additionally, the applicant states that they would accommodate client schedules but appointments would
be required for clients to visit the project site. The typical hours of operation would be the following:

¢ Monday - Friday:
0 6am.-10a.m.
0O 12p.m.—2p.m.
O 5pm.—-9pm.
e Saturday - Sunday:
O 7am.—2p.m.

The applicant’s project description letter states the hours of operation may begin as early as 5 a.m,;
however, Municipal Code Chapter 8.12 (Business Operations After Midnight) does not permit this type of
business to operate between the hours of midnight and 6 a.m. without a use permit, which was not
incorporated into the public hearing notice. Staff has added a recommended condition of approval
(condition 4b) stating the business may not operate between the hours of midnight and 6 a.m., without
obtaining approval from the Planning Commission of a use permit revision. The applicant states the space
will eventually employ six full and part-time people including a Director of Operations, Director of
Performance, Director of Nutrition, client success coach, trainer and a receptionist. Any additional
consultation focus areas that may be developed in the future (such as sleep analysis) would be conducted
by outside professionals working in coordination with the proposed personal improvement service.

No exterior changes to the building are proposed. The applicant proposes to construct new tenant
improvements within the space, consisting of the following:

e Reception desk and employee lounge area

City of Menlo Park 701 Laurel St., Menlo Park, CA 94025 tel 650-330-6600 www.menlopark.org
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o Conference room for staff meetings and conference calls

e Employee work area and kitchen

o Demonstration technology lab with the latest fitness, assessment, recovery, and monitoring
platforms/devices

e Four offices for individual work, meetings, phone calls or conference calls

e Accessible men’s and women’s bathrooms

e Storage area

The applicant has submitted plans for tenant improvements, which may be approved by staff if they are
only for an office use with no clients visiting the site, as permitted under the blanket use permit. As of the
writing of this report, the tenant improvements are still under review. The applicant has submitted
proposed plans (Attachment C) and a project description letter (Attachment D), which describes the
proposed operations in more detail.

Parking and circulation

The Specific Plan does not set a parking requirement for personal improvement services since the parking
needs of these types of uses can vary widely. While some personal improvement services require enough
parking to accommodate classes, such as a yoga studio, the proposed personal improvement service is
similar to a personal service, such as a beauty shop, that requires clients to make individual appointments.
In the Specific Plan, the required parking rate for a personal service is four spaces per 1,000 square feet
of gross floor area, meaning the approximately 3,450 square-foot commercial building on the subject site
would require 14 parking spaces for this specific personal improvement service given its similarities to a
personal service. There are currently 11 parking spaces at the site, five in front of the building and six
behind the building, resulting in the property being non-conforming with regard to parking for a use such
as a personal service. The applicant is proposing to restripe the five parking spaces in the front, which do
not meet City standards, to create three spaces with the required eight feet, six inches of width and one
nine-foot wide accessible space. Although four of the six parking spaces behind the building do not meet
width requirements, the applicant has proposed not restriping these to retain all six spaces. The proposed
project would have 10 parking spaces. According to the applicant’s project description letter, many of the
employees and clients would likely walk or use public transit to get to the site.

The number of on-site staff would be limited. Per the applicant’s project description letter, client visits to
the site would also be limited and would be by appointment only. Further, group fitness classes are not
proposed as part of the project. Staff believes that with the on-site parking spaces and the parking
demand of the proposed use, parking impacts would be minimized. The Transportation Division has also
reviewed this proposal and does not anticipate any significant parking issues.

Correspondence

According to the applicant’s project description letter, they conducted outreach to the surrounding property
owners. Seven letters of support were received by staff. (Attachment E).

Conclusion
Staff believes that with the on-site parking spaces and the parking demand of this proposed use, parking

City of Menlo Park 701 Laurel St., Menlo Park, CA 94025 tel 650-330-6600 www.menlopark.org
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impacts would be minimized. The Transportation Division has reviewed the applicant’s proposal and has
expressed no concerns with the proposed personal improvement service use. The proposal would activate
a currently vacant site. Staff recommends that the Planning Commission approve the proposed project.

Impact on City Resources

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

Environmental Review

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

The proposed project is categorically exempt under Class 1 (Section 15301, “Existing Facilities”) of the
current California Environmental Quality Act (CEQA) Guidelines, and as such, no additional environmental
analysis is required above and beyond the Specific Plan EIR. However, relevant mitigation measures from
this EIR have been applied and would be adopted as part of the Mitigation Monitoring and Reporting
Program (MMRP), which is included as Attachment F. Mitigation measures include construction-related
best practices regarding biological resources, the handling of any hazardous materials and implementation
of a Transportation Demand Management (TDM) program. The applicant has submitted an initial draft
TDM plan, which would be finalized with the approval of the building permit.

Public Notice

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

Appeal Period

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

Attachments
Recommended Actions
Location Map

Project Plans

Project Description Letter
Correspondence

moow»
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F. Mitigation Monitoring and Reporting Program

Disclaimer

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

Exhibits to Be Provided at Meeting
None

Report prepared by:
Corinna Sandmeier, Senior Planner

Report reviewed by:
Kyle Perata, Acting Principal Planner

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

1700 El Camino Real — Attachment A: Recommended Actions

LOCATION: 1700 El PROJECT NUMBER: APPLICANT: Brianne OWNER: Leon G.
Camino Real PLN2018-00092 Theisen-Eaton Campbell

REQUEST: Request for a use permit for a personal improvement service use on a lot that is
substandard with regard to parking in the El Camino Real/Downtown Specific Plan (SP-ECR/D) zoning
district. The tenant space was previously used for a general office.

DECISION ENTITY: Planning DATE: February 11, 2019 ACTION: TBD
Commission

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

ACTION:

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

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

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

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 provided by
Dern Architecture and Development, consisting of five plan sheets, dated received January
30, 2019, and the project description letter from Performance Health Sciences, LLC, dated
received February 4, 2019, and approved by the Planning Commission on February 11,
2019 except as modified by the conditions contained herein, subject to review and approval
of the Planning Division.

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

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

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

b. The business shall not operate between the hours of midnight and 6 a.m. per the
requirements of Municipal Code Chapter 8.12, without obtaining approval of a use permit
revision from the Planning Commission.

c. The City has adopted a Supplemental Transportation Impact Fee for the infrastructure
required as part of the EI Camino Real / Downtown Specific Plan. The fee is calculated at

PAGE: 1 of 2
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1700 El Camino Real — Attachment A: Recommended Actions

LOCATION: 1700 El
Camino Real

PROJECT NUMBER:
PLN2018-00092

APPLICANT: Brianne
Theisen-Eaton

OWNER: Leon G.
Campbell

REQUEST: Request for a use permit for a personal improvement service use on a lot that is
substandard with regard to parking in the El Camino Real/Downtown Specific Plan (SP-ECR/D) zoning
district. The tenant space was previously used for a general office.

DECISION ENTITY: Planning

Commission

DATE: February 11, 2019

ACTION: TBD

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

ACTION:

$393.06 per PM peak hour vehicle trip. The proposed project is subject to a Supplemental
TIF of $1,179.18 for a total of three new PM peak hour trips. Payment is due before a
building permit is issued and the supplemental TIF will be updated annually on July 1st
along with the TIF.

PAGE: 2 of 2
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City of Menlo Park

Location Map
1700 ElI Camino Real
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ATTACHMENT C

Performance Health Sciences, LLC

1700 El Camino Real,
Menlo Park, CA

COMPANY OVERVIEW

Geoff Yang and Marc Guillet are creating a high end, boutique, wellness concierge and consulting service utilizing the latest
sports science methodologies and tracking technology to improve the overall lives of their clients. This will be a
personalized coaching and tracking program that clients will utilize throughout their day to help them with their training,
nutrition, sleep, recovery, and mindfulness. The company is named Performance Health Sciences, LLC and will be
headquartered in Menlo Park. You will find a detailed business description below.

Geoff Yang is a Founding Partner of Redpoint Ventures, a leading venture firm headquartered in Menlo Park. Prior to
founding Redpoint, Geoff was a general partner with IVP (also headquartered in Menlo Park), a firm he joined in 1987. He is
currently Vice Chair for the United States Olympic Committee Foundation, He has been actively involved at Stanford
including as a former Advisory Council member for the Graduate School of Business and Chairman of the Stanford
Engineering Venture Fund; and previously served on the President’s Information Technology Advisory Committee (PITAC),
Director of the National Venture Capital Association (NVCA) and President of the Western Association of Venture Capitalists
(WAVC). Geoff holds a B.S.E. in Engineering from Princeton University and an M.B.A. from the Stanford Graduate School of
Business. He and his family have lived in Menlo Park or Atherton since 1992.

Marc Guillet PT, MSPT, OCS, ATC has his Master’s degree in Physical Therapy from Columbia University. He completed
his Athletic Training Certification while working at the UCLA Athletic Department. He spent two years on rotations in general
orthopedics, neurology, pediatrics, and cardiac rehabilitation. Marc served as the Director of Rehabilitation at UCLA and
Stanford Athletic departments, where he concentrated his focus on injuries related to high-level athletes in over 35 different
sports. Later, he managed a staff of thirty clinicians for over two years at Stanford University Hospital and Clinics. He is
Board Certified as an Orthopedic Specialist and has lectured and been published in peer reviewed journals in spine and
extremity related problems. He serves on the advisory board for Alter-G, whose technologies include the anti-gravity
treadmill and the bionic leg. Marc founded Agile Physical Therapy (headquartered in Palo Alto) in July of 2002. He is also
the CEO of “A Foundation Building Strength” which he founded in February of 2008 to help his daughter Ava and all
patients with Nemaline Myopathy.

Geoff, Marc, and their respective families live in the area and are long-time residents and supporters of the local community.
They have a passion for wellness, and the promise of helping people in the local community achieve their full potential.
They are interested in locating their business at 1700 El Camino Real, Menlo Park. The owner of the property, Triad
Properties, supports them as a tenant.

1700 El Camino Real

APN: 060-343-070

Lot Size: +0.23 acres

Bldg Size: +3,600 sf

Zoning: Menlo Park El Camino Real & Downtown Specific Plan (SP-ECR/D) “Personal Improvement Services” permitted
use
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BUSINESS DESCRIPTION

Performance Health Sciences is a concierge performance and wellness consulting service for a limited number of high
performing executives. Customized programs are delivered via a mobile app so clients can utilize our services while at
home, at work, on the road, or in the gym. We intend to use the best in leading-edge sports science and human physiology
methodologies to achieve results and will therefore maintain a facility for periodic demo and assessment purposes, as well
as to test the latest exercise, monitoring and assessment technologies.

The first step to operationalize our business is to work with the planning department to get our building permit approved for
office use only. We will be using the space to test the best and leading-edge sports science and human physiology
equipment as well as develop our business framework and mobile platform. The facility located at 1700 EI Camino Real will
be our corporate office headquarters where we’ll have a full-time team consisting of four members; a CTO, a Director of
Operations, a Director of High Performance and a Director of Nutrition. It would immensely improve the productivity of this
team to centralize our meetings at the 1700 El Camino Real facility as we develop the protocols and business models.

The nature of our work will include:

Program framework

Assessment protocols

Technology and web/mobile platform development
Employee onboarding material

General business/process review meetings
Interviews and recruitment

New hire onboarding and training

Testing new technology devices

These activities are mostly brainstorming sessions for the core team along with a demo technology space to onboard and
familiarize all employees and staff with the technology devices.

The improvements and features of the tenant space will include:

Admin desk and employee lounge area

Conference room for staff meetings and conference calls

Employee work area and kitchen

Demo technology lab — latest fitness, assessment, recovery, and monitoring platforms/devices for
employee training.

Storage area

e 4 offices: for individual work, meetings, phone calls or conference calls

e  Fully accessible men’s and women'’s bathrooms

The second step to operationalize our business will be to open our doors to a limited number of paying, high performing
executives for assessment and testing. Paying clients will only be coming to the site if a use permit is obtained from the
Planning Commission. Our service will begin with personalized assessments and consultations with every client to
determine their individual needs. We will then create personalized programs including:

Strength and training

Nutrition

Sleep and Recovery

Skeletal and soft tissue: including stretching, yoga
Mindfulness: including meditation, imagery, focus drills
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Clients will utilize our services by appointment only, with most of their program being delivered outside of our facility over our
mobile platform while they are on the road, at home, or training with their own personal trainers.

Our community outreach has been completed and information about the nature of our business, use, occupancy and
expected traffic has been provided to residents and businesses within 300 feet of 1700 El Camino Real. This information
was provided through either one-on-one conversation, or through informational packets for residents and business owners
to read through at their convenience. While additional letters will be mailed in, below is the current list of of addresses we've
received letters of support from:

Atherton Park Forest Apartment - 1670 EI Camino Real
Cindy’s Nail Spa - 1702 EI Camino Real

Resident - 151 Stone Pine Lane

Bulldog Sports & Fitness - 1610 El Camino Real

Revitalize Integrated Body Systems - 1618 El Camino Real
Triad Properties - Property Owner

Jax Salon - 1610 EI Camino Real

Employees
This space will eventually employ 6 full and part-time people including a Director of Operations, Director of Performance,

Director of Nutrition, client success coach, trainer and a receptionist. Any additional consultation focus areas we develop in
the future (such as sleep analysis) will be conducted by outside professionals working in coordination with Performance
Health Sciences.

Clientele

Once we launch our service to the public, we expect most of our clientele will be senior executives in the local community
ranging from mid-40’s to late 70’s in age. Most of our services are delivered outside of our facility at clients’ homes, offices,
on the road, at their own training facilities, or over messaging and mobile apps. Consequently, we expect very low facility
utilization at any particular time beyond our full-time staff.

Parking
The tenant space has designated access to 10 parking spaces; 6 in the rear of the building, 4 in the front. Due to the nature

of the business, limited numbers controlled by appointment-based use, our occupancy will be much lower than what Building
Code describes. Experience tells us many of the employees or clients will be local and will likely walk or ride to the business.
Bus transit is immediately adjacent to the building and CalTrain is located 0.6 miles away, so alternate transportation is
available and convenient. As a result, we are confident there is adequate parking to satisfy the parking demand.

Hours of Operation
We will accommodate our client schedules if and when they desire to come see our staff. All will be by appointment only,

and we may close mid-morning and mid-afternoon during slow hours. Therefore, typical business hours may reflect:

Monday - Friday: 5am-10am
12pm - 2pm
5pm - 9pm

Saturday - Sunday: 7am - 2pm

For further questions, please contact:
Brianne Theisen-Eaton

541-232-7647
brianne@phscorp.co
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Street View - 1704 El Camino Real
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Compass
BUSINESS NAME
\Fol Bl Comun RS +e 2O

ADDRESS,
Menlo Park, CA

2219

DATE

City of Menlo Park
Planning Division

701 Laurel St.

Menlo Park, CA. 94025

To Whom It May Concern,

0 WPQL‘QS is pleased to support the opening of Performance Health

Sciences at 1700 EL Camino Real in Menlo Park.

Performance Health Sciences is a concierge performance and wellness consulting service with the
promise to make a positive impact by helping people in the local community achieve their full potential.
They offer a unique service not yet available in the surrounding area, thus providing our residents with not
only a unique experience, but a sustainable and effective way to improve their health.

Since Performance Health Sciences’ business model is to be an appointment only, personalized
performance and wellness service with a limited number of members, traffic to and from the facility will be
minimal and is not something we are concerned about.

The co-founders, Geoffrey Yang and Marc Guillet, are long-time residents, business owners, and
supporters of the local community and have chosen to start their business in Menlo Park. They have a
passion for wellness and the promise to make a positive impact by helping people in the local community
achieve their full potential.

We believe this business will add value to our community and its residents and therefore, respectfully ask
for your support in the openiing of Pericrmance Health Sciences’ doors.

We hope you will join us in supporting Performance Health Sciences and welcoming them to our
community.

Sincerely,

NAME




E3



E4



ES



E6



E7



ATTACHMENT F

El Camino Real/Downtown Mitigation Monitoring and Reporting Program

Mitigation Measure [

Action

Timing

| Implementing Party |

Monitoring Party

BIOLOGICAL RESOURCES

Mitigation Measure BIO-3b: Reduce building lighting from
interior sources.

a. Dim lights in lobbies, perimeter circulation areas, and atria;

b. Turn off all unnecessary lighting by 11pm thorough sunrise,
especially during peak migration periods (mid-March to early June|
and late August through late October);

c. Use gradual or staggered switching to progressively turn on
building lights at sunrise.

d. Utilize automatic controls (motion sensors, photosensors, etc.)
to shut off lights in the evening when no one is present;

e. Encourage the use of localized task lighting to reduce the need
for more extensive overhead lighting;

f. Schedule nightly maintenance to conclude by 11 p.m;

g. Educate building users about the dangers of night lighting to
birds.

Reduce building lighting
from interior sources.

Prior to building permit
issuance and ongoing.

Project sponsor(s) and
contractor(s)

CDD

HAZARDOUS MATERIALS

Impact HAZ-3: Hazardous materials used on any individual site during construction activities (i.e., fuels, lubricants, solvents) could be released to the environment through

improper handling or storage. (Potentially Significant)

F1

Mitigation Measure HAZ-3: All development and redevelopment [Implement best management practices to Prior to building permit [Project sponsor(s) and [CDD

shall require the use of construction Best Management Practices |reduce the release of hazardous materials |issuance for sites contractor(s)

(BMPs) to control handling of hazardous materials during during construction. disturbing less than one

construction to minimize the potential negative effects from acre and on-going

accidental release to groundwater and soils. For projects that during construction for

disturb less than one acre, a list of BMPs to be implemented shall all project sites

be part of building specifications and approved of by the City

Building Department prior to issuance of a building permit.
TRANSPORTATION, CIRCULATION AND PARKING

Impact TR-1: Traffic from future development in the Plan area would adversely affect operation of area intersections. (Significant)

Mitigation Measures TR-1a through TR-1d: (see EIR for details) |Payment of fair share Prior to building permit [Project sponsor(s) PW/CDD
funding. issuance.

Impact TR-2: Traffic from future development in the Plan area would adversely affect operation of local roadway segments. (Significant)

Mitigation Measure TR-2: New developments within the Specific |Develop a Transportation Demand Submit draft TDM Project sponsor(s) PW/CDD

Plan area, regardless of the amount of new traffic they would
generate, are required to have in-place a City-approved
Transportation Demand Management (TDM) program prior to
project occupancy to mitigate impacts on roadway segments and
intersections. TDM programs could include the following
measures for site users (taken from the C/CAG CMP), as
applicable:

* Commute alternative information;

* Bicycle storage facilities;

* Showers and changing rooms;

Management program.

* Pedestrian and bicycle subsidies;

program with building
permit. City approval
required before permit
issuance.
Implementation prior to
project occupancy.
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El Camino Real/Downtown Mitigation Monitoring and Reporting Program

Mitigation Measure

Action

Timing

Implementing Party

Monitoring Party

* Operating dedicated shuttle service (or buying into a shuttle
consortium);

* Subsidizing transit tickets;
* Preferential parking for carpoolers;

* Provide child care services and convenience shopping within
new developments;

* Van pool programs;

* Guaranteed ride home program for those who use alternative
modes;

* Parking cashout programs and discounts for persons who
carpool, vanpool, bicycle or use public transit;

* Imposing charges for parking rather than providing free parking;
* Providing shuttles for customers and visitors; and/or

* Car share programs.

Impact TR-7: Cumulative development, along with development in the Plan area, would adversely affect

operation of local intersections. (Significant)

Mitigation Measures TR-7a through TR-7n: (see EIR for details)

Payment of fair share
funding.

Prior to building permit
issuance.

Project sponsor(s)

PW/CDD




Community Development

STAFF REPORT

Planning Commission

crvor Meeting Date: 2/11/2019
MENLO PARK Staff Report Number: 19-009-PC
Public Hearing: Facebook Development Agreements — Sixth Year

Annual Review

Recommendation

Staff recommends that the Planning Commission review the information provided and make a
determination that Facebook, over the course of the past year, has demonstrated good faith compliance
with the provisions of the Development Agreements (DA) for the West Campus and Facebook West
Campus Expansion for the period of October 2017 through September 2018. For the East Campus, staff
recommends that the Planning Commission continue the DA annual review to a future meeting to allow for
more information on the trip cap to be provided to the Planning Commission as part of its comprehensive
review of the East Campus DA. The recommended actions are included in Attachment A.

Policy Issues

The implementation of each of these development agreements is considered individually. The Planning
Commission should make a determination on whether or not Facebook has demonstrated its good faith
compliance with the provisions of the West Campus and Campus Expansion Project development
agreements at this time.

Background

The Facebook Campus Project includes three areas, specifically, the East Campus, West Campus, and
Facebook West Campus Expansion (Campus Expansion Project) area. There are three DAs and two
Conditional Development Permits (CDPs) for the two campuses. The land use entitlements and
development agreements were also processed in phases, with the East Campus entitiement process
being completed first. An overview of the project phases is provided below.

East Campus
The 56.9-acre East Campus is located at 1 Hacker Way (previously addressed 1601 Willow Road). This

developed site was previously occupied by Oracle and Sun Microsystems. The site is developed with nine
buildings (Buildings 10 through 19) and contains approximately 1,035,840 square feet. Applicable
entittements and agreements for the Facebook East Campus project included an amended and restated
CDP and DA. The City Council approved the project in May and June of 2012. All of the buildings on the
East Campus are occupied.

West Campus
The 22-acre West Campus is located at 1 Facebook Way. The 433,555 square foot building (also known

as Building 20) is constructed over surface parking. Applicable entitlements and agreements for the

City of Menlo Park 701 Laurel St., Menlo Park, CA 94025 tel 650-330-6600 www.menlopark.org
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Facebook West Campus Project included a Rezoning, Conditional Development Permit, and Development
Agreement. The City Council approved the project in March 2013. The West Campus building, known as
Building 20, is completed and occupied.

Campus Expansion Project

The Campus Expansion Project includes two new office buildings (Buildings 21 and 22) and a limited
service hotel. The project also includes approximately two acres of publicly accessible open space and a
bicycle/pedestrian bridge over Bayfront Expressway. The City Council approved this project on November
1, 2016. Applicable entitlements and agreements for the Facebook Campus Expansion Project included
an amended and restated Conditional Development Permit, Development Agreement, Rezoning, Zoning
Ordinance Text Amendment, Heritage Tree Removal Permits, and Below Market Rate (BMR) Housing
Agreement. This Development Agreement and associated Conditional Development Permit were
amended in November 2017 as part of applicant-initiated revisions to the approved Campus Expansion
Project.

Analysis

A DA is a legally binding contract between the City of Menlo Park and an applicant that delineates the
terms and conditions of a proposed development project. A DA allows an applicant to secure vested rights
and allows the City to secure benefits that are generally not obtainable otherwise. DAs are commonly
used for land use developments which are implemented in phases over a period of time. DAs provide
assurances to both the applicant and the City that the terms of the agreement will be in force until the
completion of the project, and in some cases, elements of the DA could be in effect for the life of the
project. DAs are enabled by California Government Code Sections 65864-65869.5.

The City Council adopted Resolution No. 4159 in January 1990, establishing the procedures and
requirements for the consideration of DAs. Resolution No. 4159 calls for the Planning Commission to
conduct a public hearing at which the property owner (or representative for the property owner) must
demonstrate good faith compliance with the terms of the agreement. The Planning Commission is to
determine, upon the basis of substantial evidence, whether or not the property owner has, for the period
under review, complied in good faith with the terms and conditions of the Agreement. The decision of the
Planning Commission is final, unless it is appealed to the City Council. These provisions implement
Government Code Section 65865.1 which requires the periodic review, at least once every 12 months, to
determine compliance with the terms of the agreement.

In addition, the approved DAs for the East and West Campuses, Sections 24.1 and 15.1, respectively, and
Section 12.1 of the Campus Expansion Project DA, set forth the following requirement for the Annual
Review: “The City shall, at least every 12 months during the term of this Agreement, review the extent of
Facebook’s and Owner’s good faith compliance with the terms of this Agreement pursuant to Government
Code Section 65865.1 and Resolution No. 4159. Notice of such annual review shall be provided by the
City’s Community Development Director to Facebook and Owner not less than 30 days prior to the date of
the hearing by the Planning Commission on Facebook’s and Owner’s good faith compliance with this
Agreement and shall to the extent required by law include the statement that any review may result in
amendment or termination of this Agreement. A finding by the City of good faith compliance with the terms
of this Agreement shall conclusively determine the issue up to and including the date of such review.”

City of Menlo Park 701 Laurel St., Menlo Park, CA 94025 tel 650-330-6600 www.menlopark.org
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There is an additional clause in the Facebook West Campus Development Agreement that requires that,
“Such review shall be scheduled to coincide with the City’s review of compliance with the 1601 Willow
Road Development Agreement.”

In evaluating Facebook’s progress at implementing the Development Agreements, staff has developed a
classification system to describe how the specific requirements are being implemented using four
categories. Three of these categories are consistent with the principle of good faith compliance with the
terms of the agreements and are as follows:

e Completed: A One-time Action was completed or an Ongoing Activity occurred during the DA
review year.

e In Progress: A One-time Action is underway (acceptable progress).

e Conditional, No Action Required: The triggering event, condition, or requirement to undertake an
item has not occurred and no action is necessary at this time.

The fourth category, described as Unacceptable Progress implies that, at least potentially, good faith
compliance for that item may not have occurred. However, a determination that substantial and persistent
non-implementation of a development agreement would have to occur before a lack of good faith
compliance could truly be determined. None of the DA requirements for the West and Campus Expansion
Project have been identified as Unacceptable Progress during the 2017-2018 DA review year.

To ensure that the City is aware of the status of their compliance and any challenges they may be having
achieving compliance, Facebook provides periodic updates on the status of all applicable requirements.
These updates, as well as supporting correspondence and written documentation have been used to
develop the DA Implementation tables attached to this staff report.

East Campus DA

The East Campus DA includes 37 requirements that are associated with the annual DA tracking. These
requirements fall into two categories, One-Time Actions and Ongoing Activities. A detailed description of
the requirements of the DA for the East Campus are contained in Attachments B and C, respectively. The
summary of the implementation status of the 37 DA requirements is provided in the following table.

East Campus DA One-Time Actions Ongoing Activities
Implementation Status (Attachment B) (Attachment C)
Completed 16 15

In Progress/Ongoing*
(Acceptable Progress)
Conditional /

No Action Required

1

Unacceptable Progress/No
Information Provided
*Trip Cap Compliance is considered In Progress since it is currently under review.

0 0

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

Facebook and the City continue to monitor compliance with the trip cap requirements. According to the
Trip Cap Policy, Facebook is allowed to exceed its trip cap on twelve special event days in a 12-month
period and on 3 non-special event days in a 180 day period (at which time Facebook must be in
compliance with the trip cap for 180 days before utilizing any additional non-special event exclusions).
According to the trip cap policy, special events are defined as those that are not typical of the operating
conditions at the campus and would be likely to involve more than Facebook employees.

Under the trip cap, a trip is considered a vehicle whose occupant(s)’ final destination is the East Campus
or a vehicle whose origin is the East Campus. In accordance with the trip cap, staff reviewed additional
data this year to determine the reliability (sensitivity) factor for trips to/from the site, specifically with regard
to the accuracy of the trip count equipment sensors. The trip cap would include the application of the
updated reliability factor.

There were a number of trip cap exceedances during the 2018 calendar year and the City is reviewing the
log to determine what exceedances are attributed to eligible exclusions, determining the total number of
exceedances, and reviewing measures taken by Facebook to bring the site into compliance. Preliminary
review of the data shows that the majority of exceedances occurred in the first part of the year and have
reduced in frequency. Depending on the number of event exclusions, penalties for the exceedances could
be assessed. Further, the City has been made aware that rideshare (e.g. Uber/Lyft) pick-up and drop-off
have been restricted from using the East Campus. Since a trip is considered a vehicle whose occupant(s)’
final destination is the East Campus, staff believes that some of these rideshare trips may need to be
applied to the East Campus trip cap. City staff will be working with Facebook to determine if any additional
trips should be credited against the East Campus trip cap and will adjust the number of exceedances
accordingly.

Staff is still reviewing the trip log to determine the number of trip exceedances and Facebook’s current
operations and proposed modifications to ensure compliance going forward. Staff recommends that the
Planning Commission continue the entire DA annual review for the East Campus to a future meeting to
allow for a comprehensive review of compliance with the DA, including the trip cap component. Staff
anticipates bringing the East Campus DA back to the Planning Commission in April.

West Campus DA

The West Campus DA (for Facebook’s Building 20) includes 11 requirements that are associated with the
annual DA tracking. These requirements fall into two categories, One-Time Requirements and Ongoing
Activities. Requirements that apply only to project construction (e.g. 7.3.1 and 7.3.2) are also classified as
One-Time activities since once construction is completed the obligation no longer applies. All of the
Ongoing Activities are required to be implemented after the West Campus has been constructed and
occupied. As a result, these items have been classified as Conditional/No Action Required. A detailed
description of the requirements of the DA for the West Campus is contained in Attachments D and E,
respectively. The summary of the implementation status of the 11 West Campus Development Agreement
requirements is provided below:
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West Campus DA One-Time Actions Ongoing Activities
Implementation Status (Attachment D) (Attachment E)
Completed 5 4

In Progress 0

(Acceptable Progress)

Conditional / 0 2

No Action Required

Unacceptable Progress 0 0

Trip Cap Compliance

The West Campus building also has a trip cap requirement. The system has been installed and is counting
properly. The City continues to monitor compliance with the trip cap requirements. Facebook is in
compliance with the trip cap specified in the Conditional Development Permit. The reliability factor,
discussed in the East Campus section above, applies to the West Campus as well and Facebook
anticipates determining the appropriate reliability factor for the West Campus equipment in the spring of
2019, with input, consultation, and final determination by City staff.

Campus Expansion Project DA

The Facebook Campus Expansion Project DA (for Facebook’s Buildings 21 and 22, and the hotel)
includes 38 requirements that are associated with the annual DA tracking. These requirements fall into two
categories, One-Time Requirements and Ongoing Activities. Requirements that apply only to project
construction are also classified as One-Time activities since once construction is completed the obligation
no longer applies. All of the Ongoing Activities are required to be implemented after the Campus
Expansion Project has been constructed and occupied. However, since the project is phased, some
Ongoing Activities will be required during construction of the future phases. Occupancy of Building 21 was
granted by the City this calendar year and as a result, a number of items that had been previously
classified as Conditional/No Action Required, have been changed to ongoing or one-time action
depending on the requirement since the previous annual review. Due to the phased nature of the project,
some items are still identified as Conditional/No Action Required. If an Ongoing Activity was completed
during the last year, it has been identified as completed in the attached table. A detailed description of the
requirements of the DA for the Campus Expansion Project is contained in Attachments F and G,
respectively. The summary of the implementation status of the 38 requirements is provided below:

Expansion Campus DA One-Time Actions Ongoing Activities
Implementation Status (Attachment F) (Attachment G)
Completed 6 8

In Progress 13 2
(Acceptable Progress)

Conditional / 3 6

No Action Required

Unacceptable Progress 0 0
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Facebook has made a good faith effort to comply with the terms of the DA for the Campus Expansion
Project, including the terms of the Amendment to the DA (adopted in November 2017). The timelines to
deliver some items have been extended but staff believes are generally in compliance with a good faith
effort to comply with the terms of the DA. The Chilco Street Frontage Improvements were anticipated to be
constructed in phases. Phases 3a and 3b have been incorporated into the additional phases of the
improvements and construction is anticipated to be completed by the end of 2019, where these phases
were originally required to be completed prior to Occupancy of Building 21. Design modifications and
coordination with Samtrans across the Dumbarton Corridor have extended the timeline of the project.
Facebook has been working with the City to complete these improvements by combining these with
Phases 5 and 6. Additionally, Facebook states that its proposed approach for more detailed information to
the Housing Inventory and Local Supply Study has extended the timeline, but the final study is anticipated
to be submitted to the City in August 2019. The Housing Innovation Fund would implement near-term
actions from the Housing Inventory and Local Supply Study and therefore, would be developed
concurrently with the completion of the study. However, staff will be working with Facebook to ensure that
the necessary items required to ensure an efficient implementation are completed prior to the finalization
of the Housing Inventory and Local Supply Study. Another key “in progress” project is the Affordable
Housing Preservation Pilot Program. Facebook states that it pursued multiple options that ultimately were
unsuccessful. The first project was a secondary dwelling unit program that Facebook determined did not fit
within the Affordable Housing Preservation Pilot Program, but that Facebook is exploring the project
separately. The second project was the purchase of a multi-family building in partnership with an
affordable housing developer, but the proposal fell through. Therefore, at this time, Facebook has
proposed partnering with Local Initiatives Support Coalition (LISC), to implement the program, subject to
authorization of the City. City staff and Facebook will be discussing this option further in the near future.
Staff believes that these efforts constitute a good faith effort to comply with the terms of the DA.

The Campus Expansion Project and the West Campus (Building 20) are under a common trip cap, which
is in compliance with the Trip Cap for the project site.

Requirements of the Conditional Development Permits

As part of this annual review staff has also reviewed the implementation status of the major infrastructure
improvements identified in the CDPs for both the East Campus and West Campus, and Campus
Expansion projects. For reference, the West Campus CDP was incorporated into the Amended and
Restated CDP for the Facebook Campus Expansion Project. For the sake of simplicity, only the East
Campus CDP numbers are provided when the improvement is identified in both CDP documents. The
original schedule required bonding for the improvements within 90 days after the approval of the DA, and
the submittal of complete construction/ improvement plans within 180 days of approval of the DA. Once
Caltrans (and/or the cities of Menlo Park and East Palo Alto) approve the construction plans, construction
is required to be completed within 180 days. The CDP schedule contains no deadlines for the review and
approval of the encroachment permit by either Caltrans or the City of East Palo Alto since these outside
agencies have their own processing requirements and timelines.

The following table summarizes the status of the various infrastructure requirements contained in the
Conditional Development Permits for the East and West Campus Projects. As shown below, Facebook
has made progress at meeting their obligations under their Conditional Development Permits. During the
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next annual review cycle, it is expected that the remaining substantially completed improvement will be
complete and accepted by the City. Acceptance of the improvements by the City is the last step in any
public infrastructure project.

Completion Status Summary Number

Project Complete, Work Accepted by the City 9

Project Substantially Completed, the improvements have not been
accepted by the City

Project still under design development/Encroachment Permit has not
been issued/Construction has not started

A summary of the status of each of these required public improvements is provided in the following table.
For the remaining “95%” project, City staff has met with Facebook regarding the remaining corrective
actions needed to complete the University Avenue Trail Improvements. These final corrective items are
anticipated to be completed over the summer.

STATUS OF FACEBOOK CDP INFRASTRUCTURE IMPROVEMENTS

Encroachment Permit Construction
CDP . . . Substantiall Percent
Requirement SEne)FE | ARIEE e | REEEEE Started Complete g Complete
EAST CAMPUS
Willow Rd. &
Bayfront Expway.
lane widening v v v 4 v 100%

and bike lanes
(EC CDP 10.1)
Willow Rd. &
Middlefield Rd.
lane and signal v v 4 v v 100%
revisions

(EC CDP 10.2)
University Ave. &
Bayfront Expway. .
trail improvement v v v 4 v 95%
(EC CDP 10.3)
Bayfront Expway.
& Chrysler Drive o
lane restriping v v v v v 100%
(EC CDP 10.4)
Marsh Rd. &
Bayfront Expway. o
lane restriping v v v 4 v 100%
(EC CDP 10.5)
Marsh Rd. &
US101 NB .
ramp widening v v v v v 100%
(EC CDP 10.6)
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STATUS OF FACEBOOK CDP INFRASTRUCTURE IMPROVEMENTS
Encroachment Permit Construction
CDP . . . Substantially
Requirement Bond Paid | Applied For | Received Started Complete
Willow Rd. &
Newbridge St. °
lane widening v v v v v 100%
(EC CDP 10.7)
WEST CAMPUS
Bayfront Expway.
Undercrossing v v v v v 100%
(WC CDP 10.0)
University Ave. &
Donahoe St.

restriping v v v v v 100%
(WC CDP 12.10)
Willow Rd.
Median, °
emergency v v v v v 100%
vehicle access

Percent
Complete

The infrastructure improvement projects listed in the table above are substantially complete but minor
finalizations are still necessary for one of the items. The infrastructure improvements associated with the
Campus Expansion Project CDP include the bicycle and pedestrian bridge, the publicly accessible open
space, and the on-site recycled water system for Buildings 21 and 22. The bicycle and pedestrian bridge
and the first phase of the publicly accessible open space are required to be completed prior to occupancy
of Building 22 and Facebook has been working with the City and Caltrans on the building permit for the
bridge, which is expected to be issued in spring 2019. The on-site recycled water system has been
installed in Building 21 and is currently undergoing commissioning, which must be completed before the
issuance of the permit to operate the system.

The following table outlines the infrastructure improvements associated with the Mitigation Measure
Monitoring and Reporting Program (MMRP) for the Campus Expansion Project.

STATUS OF FACEBOOK CAMPUS EXPANSION PROJECT CDP INFRASTRUCTURE IMPROVEMENTS
CDP Requirement Timeline Status Notes
TRA-1.1(c) Bayfront Construct improvement Completed
Expressway and Willow within 180 Days of
Road Improvements Caltrans Approval
TRA-1.1(d) Bayfront Prior to Occupancy of Completed PSR on file with the City
Expressway and Building 21
University Avenue Future
Grade Separation Project
Study Report (PSR)
TRA-1.1(f) Chilco Street Prior to Occupancy of In Progress Pre-construction
and Constitution Drive Building 22 requirements completed;
Construction outstanding
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TRA-1.1(i) Bayfront Prior to Occupancy of Completed Microsimulation provided

Expressway and Building Building 21 to document that new

20 Entrance intersection would not
result in queuing into
Building 20 intersection.

TRA-1.1(m) Bayfront Prior to Occupancy of Completed Microsimulation provided

Expressway and Building 21 in TRA-1.1(i) also

Proposed Building 21 applicable to proposed

Entrance new intersection.

TRA-1.2 Reduce Peak Prior to Occupancy of Completed East “Classic” Campus DA

Hour Trip Share for Peak Building 21 and CDP amended to

Period to 50 Percent of incorporate TRA-1.2. limits

Total Trips (West Campus into the Trip Cap Policy for

and East Campus) the East Campus

TRA-3.1 Provide Implement Measures Prior | Ongoing Facebook and City Staff

Measures to Reduce Cut | to Occupancy of Building working on study to

Through Traffic in the 22 identify appropriate

Belle Haven measures.

Neighborhood

TRA-4.1 (a) Pedestrian Prior to Occupancy of Completed Completed after temporary

Connections: Constitution | Building 21 occupancy of Building 21

Drive but prior to building permit
final sign-off

TRA-5.1 (a) Bicycle Prior to Occupancy of Completed

Connections: Hamilton Building 22

Avenue

TRA-5.1 (b) Bicycle Prior to Occupancy of In Progress Pre-construction

Connections: Northbound | Building 22 requirements completed;

access Construction outstanding

All required infrastructure-based mitigation measures from the Campus Expansion Project are on

schedule. Improvements required prior to occupancy of Building 21 have been construction/implemented.

Impact on City Resources

Facebook is required to pay all costs associated with this review to fully cover the cost of staff time spent
on the review of these projects.

Environmental Review

The California Environmental Quality Act (CEQA) requires that activities which meet the definition of a
Project be evaluated for their potential impacts on the environment. The Annual Review of the
Development Agreements has no potential to result in an impact to the environment and does not meet
the definition of a Project under CEQA; as a result, no environmental review or determination is needed.
The environmental impacts of the original East and West Campus projects and their associated
development agreements were evaluated and considered at the time projects were initially approved by
the City in 2012, 2013, 2016, and 2017 respectively.
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Public Notice

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

Attachments

Recommended Actions

East Campus Development Agreement One-Time Action Status

East Campus Development Agreement Ongoing Activities Status

West Campus Development Agreement One-Time Action Status

West Campus Development Agreement Ongoing Activities Status
Expansion Campus Development Agreement One-Time Action Status
Expansion Campus Development Agreement Ongoing Activities Status

EMTMOUO®>

Report prepared by:
David Hogan, Contract Planner and Kyle Perata, Acting Principal Planner

Report reviewed by:
Deanna Chow, Assistant Community Development Director
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ATTACHMENT A

Facebook Development Agreements — Attachment A: Recommended Actions

LOCATION: PROJECT NUMBER: APPLICANT:
1 Hacker Way, N/A Facebook, Inc.
1 Facebook Way,

300 Constitution Drive

OWNER:
Facebook, Inc.

REQUEST: Make a determination that Facebook has made good faith efforts to implement the provisions

of the three development agreements during the 2018 DA Review Year.

DECISION ENTITY: Planning DATE: February 11, 2019 ACTION: TBD

Commission

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

ACTION:

1. Make a finding that the Annual Review of the Development Agreements has no potential to result in
an impact to the environment and does not meet the definition of a Project under the California

Environmental Quality Act (CEQA).

2. Make a finding that Facebook has implemented the provisions of its West Campus and Campus
Expansion Development Agreements and associated amendments during the 2017 — 2018

Development Agreement Review Year.

3. Continue the review of Facebook’s implementation of the provisions of its East Campus Development
Agreement during the 2017 — 2018 Development Agreement Review Year to a future meeting.

PAGE: 1 of 1
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Community Development

STAFF REPORT

Planning Commission

Meeting Date: 2/11/2019
ATy OF Staff Report Number: 19-10-PC
MENLO PARK
Study Session: Consider and provide feedback on a proposed

project with 483 multi-family dwelling units
comprised of 42 for-sale condominium units and
441 rental units at 141 Jefferson Drive and 180-186
Constitution Drive

Recommendation

Staff recommends that the Planning Commission review and provide feedback on a proposed project,
tentatively named Menlo Uptown, to redevelop three parcels with 483 multi-family dwelling units comprised
of 42 for-sale condominium units and 441 rental units on a 4.83-acre site. The three project parcels (project
site) are located at 141 Jefferson Drive and 180-186 Constitution Drive in the R-MU-B (Residential Mixed
Use-Bonus) zoning district. The project will ultimately require the following actions:

1. Environmental Review to analyze potential environmental impacts of the project through an
Environmental Impact Report (EIR), pursuant to the California Environmental Quality Act (CEQA);

2. Use Permit for bonus-level development (which requires the provision of community amenities) and

possibly to modify design standards;

Architectural Control to review the design of the new building and associated site improvements;

Lot Line Adjustment to change the boundaries of the three existing parcels on the site;

Major Subdivision to create 42 condominium units; and

Below Market Rate (BMR) Housing Agreement to provide on-site BMR units in accordance with

the City’s BMR Ordinance.

ouabhw

Additional actions and entitlements may be required as the project plans are refined. No formal actions will
be taken at this time.

Policy Issues

Study sessions provide an opportunity for Planning Commissioners and the public to provide preliminary
feedback on a project, with comments used to inform future review and consideration of the proposal. Study
sessions also allow City staff to pose specific questions to the Planning Commission regarding staff’s
interpretation and implementation of aspects of the Zoning Ordinance, General Plan, and related
requirements.

Background

Site location

The project site consists of three contiguous R-MU-B (Residential Mixed Use) zoned parcels with a total
area of approximately 4.83 acres, and currently contains three single-story buildings with a mix of office and
industrial uses. The existing buildings would be demolished as part of the redevelopment of the project site.

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



Staff Report #: 19-010-PC
Page 2

For purposes of this staff report, Bayfront Expressway (California State Route 84) is considered to have an
east-west orientation, and all compass directions referenced will use this orientation. The project site is
located south of Bayfront Expressway and east of Chrysler Drive. The project site is bounded by
Constitution Drive to the north and Jefferson Drive to the south. The parcels to the north of the site are
located in the O-B (Office, Bonus) district and contain a mix of office, light industrial, and R&D uses. The
parcel directly south of the project site is zoned PF (Public Facilities) and is the site of the TIDE Academy
high school, currently under construction. Parcels immediately adjacent to the east and west of the project
site are zoned R-MU-B and contain a mix of office, light industrial, and R&D uses. A location map is
provided as Attachment A.

Analysis

Project description

The applicant is proposing to demolish the existing buildings and site improvements across the entire
project site and construct two seven-story buildings with a total of 441 rental units and six three-story
buildings with 42 townhome-style condominium units, for a total of 483 new dwelling units (proposed
project). The proposed floor area ratio (FAR) would be approximately 225 percent, which is the maximum
permitted FAR for a development with a density of 100 dwelling units per acre, as proposed by the subject
project. The proposal includes a request for an increase in height, density, and FAR under the bonus level
development allowance subject to obtaining a use permit or conditional development permit and providing
one or more community amenities. The applicant’s project description is included in Attachment B, and the
project plans are included as Attachment C.

The project site includes and would maintain three legal parcels; however, the applicant is requesting that
the proposed development be reviewed as if it is one parcel. Therefore, the development regulations such
as density, gross floor area (GFA), height, parking and open space (publicly accessible and private) would
be comprehensively evaluated across the entire project site rather than on a parcel-by-parcel basis.

Site layout
The two proposed apartment buildings would be located on the existing 141 Jefferson Drive parcel, and

would be separated by a central area used for storm water treatment, a dog run, and landscaping that
would run east to west between the two buildings. One building would front onto Constitution Drive while the
other would front onto Jefferson Drive. The buildings would have footprints and forms that would be virtually
identical as viewed from either street frontage or the 20-foot paseo proposed directly east of the apartment
buildings, which would run north to south between Constitution Drive and Jefferson Drive. A fire and service
lane would run north to south along the western edge of the apartment buildings, between Constitution
Drive and Jefferson Drive.

The apartment building fronting Constitution Drive would have five stories containing 220 dwelling units
located above two levels of above-grade structured parking, a lobby, and amenity spaces for tenants. To
account for potential flooding and sea level rise, the main lobby and amenity spaces fronting Constitution
Drive would be elevated approximately five feet above the existing grade of the street. Stairs and ramps at
the east end of the front of the building are proposed to bring pedestrians from the sidewalk to the front
doors of the recessed lobby. A ramp at the west end of the front of the building would provide access to an
automated parking system within the building. Beginning at the third story, five levels of apartment units
would wrap in a U-shape around a west-facing terrace with a pool and other private and communal open
spaces for tenants located above the garage. The apartment building fronting Jefferson Drive would have
virtually identical features, with the exception that it would contain one additional apartment for a total of 221
dwelling units.
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The proposed apartment buildings would comply with the minimum and maximum setbacks permitted at the
street, with portions of the ground floor fagades along Constitution Drive and Jefferson Drive set back at
varying distances between zero feet and approximately 25 feet. The buildings would also meet or exceed
the minimum interior side setbacks of 10 feet, given that they would be bounded by the following:

o The aforementioned 21-foot wide fire and service lane to the west, as requested by the Menlo Park Fire
Protection District; and
e The 20-foot wide paseo to the east (as well as an additional five-foot required setback from the paseo).

Farther east across the paseo and a 26-foot wide fire access road directly adjacent to the paseo, six
townhome-style condominium buildings with seven units each (a total of 42 for-sale units) would be located
in an array two buildings wide by three buildings deep. The buildings would have north and south
orientations fronting onto Constitution Drive, interior roads running east to west, a central rear shared lawn
area with landscaping, and paths that would connect to the paseo across the fire lane via a raised crossing
with accent pavers. The fire access road would curve south and follow the rear property line of the site, and
then curve north again to Constitution Drive in a large U-shape. The U-shaped road would be bisected by a
road and sidewalks running east to west between the four townhome buildings closest to Constitution Drive.
The townhomes would have a mix of open space provided through balconies and ground-level areas in
between the buildings. Additional details regarding the proposed publicly accessible and private open space
are provided in a later section of this report.

Floor Area Ratio (FAR) and Gross Floor Area (GFA)

The proposed project would be developed at a FAR of approximately 225 percent (472,918 square feet of
GFA). However, preliminary review by staff has identified some areas of the building that were inadvertently
not included in the calculation of GFA would need to be included with the next formal submittal of the
project. These changes would increase the GFA and subsequently the FAR. The proposed project would
need to be revised to comply with the maximum FAR for the site. In the R-MU-B zoning district, bonus level
development has a maximum FAR of 90 percent at 30 dwelling units per acre and increases on an even
gradient to 225 percent at 100 dwelling units per acre (approximately 1.93 percent FAR for each unit). The
proposed project would include 483 dwelling units on a net lot area of 4.83 acres, yielding a density of
approximately 100 dwelling units per acre and an FAR of approximately 225 percent. The proposed 483
units would be the maximum density permitted through the provisions of bonus level development (100
dwelling units per acre).

Height

The proposed apartment buildings would have a maximum height of 84 feet, nine inches, and the proposed
townhome buildings would have a maximum height of 39 feet, four inches, where 95 feet is the maximum
height permitted for any building on a bonus level development site along Jefferson Drive, Constitution
Drive, or Independence Drive in the R-MU-B district. The 95 foot maximum height limit includes the 10 foot
height increase allowed for properties within the FEMA flood zone. The heights of all buildings across the
project site are limited to 62.5 feet, where height is defined as average height of all buildings on one site,
and where the maximum height cannot be exceeded. Maximum height and height do not include roof-
mounted equipment and utilities, nor do these development standards include a parapet used to screen
mechanical equipment.

The applicant has submitted a preliminary analysis that documents compliance with the height limitation.

The applicant’s analysis averages the height of each specific portion of all the buildings using the portion of
the footprint to weight that element of the building accordingly. The height of the overall development,
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according to the applicant team, is 62.3 feet. As stated previously, compliance with the height limitation of
the Zoning Ordinance may be calculated across multiple parcels and buildings within a single project site.
Staff is still reviewing the analysis to determine compliance.

Lot line adjustment

The site currently consists of three parcels addressed 141 Jefferson Drive (which is a through lot with a
second frontage on Constitution Drive, currently addressed 172 Constitution Drive), 180 Constitution Drive,
and 186 Constitution Drive. As part of the project, the applicant is requesting a lot line adjustment, which is
defined in California Government Code Section 66412 as an “...adjustment between four or fewer existing
adjacent parcels, where the land taken from one parcel is added to an adjoining parcel, and where a greater
number of parcels than originally existed is not thereby created, if the lot line adjustment is approved by the
local agency, or advisory agency.” The applicant is proposing a lot line adjustment that would maintain three
parcels on the site, with the property lines shifted so that the existing 141 Jefferson Drive/172 Jefferson
Drive through lot would be divided in half, and the lot line currently dividing the existing 180 and 186
Constitution Drive parcels would be moved west to the location of the existing lot line that divides 141
Jefferson Drive and 180 Constitution Drive. This lot line adjustment would effectively locate the two
apartment buildings on separate parcels and place all of the townhome buildings on a single parcel.

Major subdivision

The applicant is requesting a major subdivision for the townhome component of the project at 180 and 186
Constitution Drive, which would allow the 42 condominium units to be purchased and sold independently.
State law outlines five factors that the City Council may consider in reviewing the request for a subdivision.
Staff will evaluate whether the proposed major subdivision would be in conformance with the State
requirements as more detailed plans are prepared and additional study is performed for the proposed
project. The City Council would review and take final action on the proposed subdivision following a
recommendation by the Planning Commission.

Parking and circulation

Vehicular

The proposed project would include a total of 582 vehicular parking stalls distributed between the two
apartment buildings and townhomes, for a ratio of 1.2 stalls per unit for the overall proposed project. The R-
MU-B zoning district requires a minimum of one space per unit and a maximum of 1.5 spaces per unit.
Therefore, the proposed project would provide parking within the range permitted by the Zoning Ordinance.
The proposed apartment buildings would incorporate two above-ground levels of parking at the base of
each building. The parking structure for each of the apartment buildings would be accessed from a ramp
located at the western end of each building’s street frontage on Constitution Drive and Jefferson Drive,
respectively. Each apartment building would include the minimum required parking for tenants at a rate of
one space per unit and approximately 35 additional spaces for guests and visitors. An automated parking
system would be utilized within the apartment building garages to minimize the amount of space needed to
park vehicles while meeting the parking requirements of the zoning district. The automated parking system
would be used by tenants who would be trained on the operations of the system, while guests and visitors
would use non-mechanized ground-level parking stalls within the parking structures.

The townhome buildings would include 66 vehicular parking stalls incorporated into one- and two-car
garages located at the ground floor of each unit. The Planning Commission should consider and provide
direction on the appropriateness of an individual unit to have two parking spaces as long as the average
number of parking spaces per unit for the overall project does not exceed 1.5 spaces. An additional four
surface parking stalls would be provided for guests off of the internal roads on the site and would be tucked
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between the six townhome buildings.

The Zoning Ordinance requires parking within multi-family residential developments to be unbundled from
the price of a unit (unless parking is physically connected to one unit). Therefore, the proposed project will
be required to unbundle the parking for the apartment units, while the for-sale townhomes may include the
parking in the overall cost of each unit. Regardless, the proposed parking provided would meet the zoning
ordinance parking ratio. In addition, as required by the R-MU-B zoning regulations, the project will be
required to submit a transportation demand management (TDM) plan demonstrating that the project will
reduce associated vehicle trips by least 20 percent below standard generation rates for uses on the site.

Bicycle and pedestrian

The proposed project would include a total of 799 bicycle parking spaces, which would meet the R-MU-B
zoning district requirement of 1.5 long-term spaces per unit plus an additional 10 percent short-term spaces
for guests. The apartment buildings would incorporate bicycle parking into dedicated storage rooms on the
first level of each building. The bicycle storage rooms would be accessible from the paseo directly east of
the apartment buildings. Each apartment building would include the minimum required long-term bicycle
parking spaces for tenants (330 spaces for residents of the building fronting Constitution Drive and 332
spaces for residents of the building fronting Jefferson Drive), as well as 67 short-term outdoor spaces
divided between the two buildings to meet the 10 percent additional parking for guests. For the townhome
units, long-term bicycle parking would be provided in each garage (a total of 63 spaces), and seven short-
term bicycle parking spaces would be provided outdoors.

As part of the proposed project, it is anticipated that new sidewalks and other street improvements such as
street trees and planting buffers would be provided along the project frontages on Constitution Drive and
Jefferson Drive, as required by the City’s Public Works Department.

Open space

The proposed project would be required to provide open space equivalent to 25 percent of the project site
area, of which 25 percent must be provided as publicly accessible open space. According to the Zoning
Ordinance (Chapter 16.45.120(4)(A)):

Publicly accessible open space consists of areas unobstructed by fully enclosed structures with a
mixture of landscaping and hardscape that provides seating and places to rest, places for gathering,
passive and/or active recreation, pedestrian circulation, or other similar use as determined by the
planning commission. Publicly accessible open space types include, but are not limited to, paseos,
plazas, forecourts and entryways, and outdoor dining areas. Publicly accessible open space must:

(i)  Contain site furnishings, art, or landscaping;

(i)  Be on the ground floor or podium level;

(iii) Be at least partially visible from a public right-of-way such as a street or paseo;

(iv) Have a direct, accessible pedestrian connection to a public right-of-way or easement.

The minimum open space required for the project would be 52,566 square feet, of which a minimum of
13,142 square feet must be publicly accessible and meet the requirements stated above. The applicant is
proposing 83,724 square feet of open space for the development, of which 32,739 square feet would be
publicly accessible.

Paseo and publicly accessible open space
As defined in the Zoning Ordinance, paseos are pedestrian and bicycle paths that provide a member of the
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public access through one or more parcels and to public streets and/or other paseos. The adopted Zoning
Map identifies the locations of new paseos in the Bayfront Area, including a paseo connecting Constitution
Drive to Jefferson Drive along the eastern edge of the proposed apartment buildings, and directly west of
the site of the proposed townhomes. The paseo would provide an important mid-block connection from
Jefferson Drive to Constitution Drive. As required by the Zoning Ordinance, the paseo would have a
minimum 20-foot width and provide furnishing zones, trees, landscaping, and lighting at set distances to
enhance the pedestrian experience. The applicant is proposing to incorporate the paseo into the publicly
accessible open space provided as part of the project, which is permitted by the zoning regulations.

Areas at the exterior of the entrances to each apartment building have been included as publicly accessible
open space, including steeply sloped landscape areas and ramps and stairs leading to the recessed lobby
of each building. Staff does not believe that these sloped areas would meet the requirements of publicly
accessible open space, given the steep slopes; lack of furnishings, art, or enhanced landscaping; and
location beneath canopies or in recesses of the buildings. Access is limited to circulation from the right-of-
way to the entry to the building and does not provide any additional plaza or accessible landscaping. In
addition, street tree planters in the public right of way adjacent to the front of each apartment building
appear to have been included in the publicly accessible open space calculations diagram. Areas in the
public right of way cannot be counted toward the publicly accessible open space requirements for a project
and will be removed from the diagram for future plan sets.

For the townhome portion of the project site, the applicant is proposing additional publicly accessible open
space between the Constitution Drive right-of-way and the first row of townhome buildings, and also
between the two rows of townhome buildings located farther interior on the site. From staff’s perspective,
portions of these areas may not meet the criteria for publicly accessible open space on the site, such as the
landscape area between the Constitution Drive sidewalk and the front of the townhome buildings fronting
onto Constitution Drive. As shown on the plans, these areas may be perceived by the public as private front
yards for the townhome units since they have direct connections from the sidewalk to the front doors of
each unit, with few additional pedestrian paths or amenities provided. Staff believes these areas would
better serve as private open space for the individual townhomes fronting Constitution Drive. In addition, staff
believes that the cross-shaped open space at the interior of the townhome site should have stronger
connections to the paseo and the strip of open space running north to south from Constitution Drive
between the rows of townhome buildings in order to be publicly accessible open space. Additional edge
landscaped areas around the edge of the townhomes and the associated access do not appear to meet the
criteria for publicly accessible open space and should be included in common/private open space
accordingly.

Staff believes that different site layouts for the townhome buildings should be explored to relocate the fire
access road away from the edge of the paseo, bring the buildings closer to the paseo to better activate the
area, and create a larger central open space rather than the narrow greenspaces between the buildings as
proposed. The Planning Commission should consider the proposed site layout and provide feedback on the
applicant’s proposal with regard to the general functionality and usability of the publicly accessible open
space for the townhome buildings.

Common and private open space

The proposed project would provide a mix of common and private open spaces for tenants. The apartment
buildings would incorporate a combination of balconies, private terraces, common terraces above the
garages at the courtyard level, as well as four open-air roof decks on the seventh floor of each building.
Common open spaces in the apartment buildings would be available to tenants and guests, and would not
be accessible to the public or townhome owners. 17,541 square feet of private open space and 25,284
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square feet of common open space would be provided for the two apartment buildings, for a total of 42,825
square feet of private and common open space. Based on staff's review of the initial project plans, it
appears that the applicant has included square footages within a storm water treatment area between the
two apartment buildings toward the common open space for tenants. More information about the proposed
storm water treatment methods in this area will be needed to determine if the space should be included in
open space calculations for the project.

The townhomes units would have a total of 8,160 square feet of private open space provided on balconies
and terraces for each unit. As the plans continue to develop, staff will be working with the applicant to
ensure compliance with all open space requirements.

Community amenities

As mentioned in the previous section, the R-MU-B zoning district permits bonus level development, subject
to providing one or more community amenities. As part of the ConnectMenlo process, a list of community
amenities was generated based on public input and adopted through a resolution of the City Council.
Community amenities are intended to address identified community needs that result from the effect of the
increased development intensity on the surrounding community. Project requirements (such as the publicly-
accessible open space and street improvements determined by the Public Works Director) do not count as
community amenities. In the R-MU-B zoning district, the proposed community amenity may be in the form of
additional affordable housing units above the 15 percent affordable housing required as part of the City’s
inclusionary zoning requirement (up to 20 percent of the bonus level development), or an applicant may
offer a community amenity from the established list.

An applicant requesting bonus level development must provide the City with a proposal indicating the
specific amount of bonus development sought and the value of the amenity. The value of the amenity to be
provided must equal 50 percent of the fair market value of the additional GFA of the bonus level
development. The applicant must provide an appraisal performed by a licensed appraisal firm that sets a
fair market value of the GFA and density of the bonus level of development. The City recently finalized
appraisal instructions for bonus level developments, and staff and the applicant will continue to work
through the appraisal process as the project plans are refined. The applicant’s proposal for community
amenities will be subject to review by the Planning Commission through a later study session, or in
conjunction with the other project entitlements.

For the Commission’s reference, the appraisal instructions are available at the following link on the City’s
website: https://www.menlopark.org/DocumentCenter/View/20467/Community-Amenity-Appraisal-
Instructions.

Design standards

In the R-MU-B zoning district, all new construction and building additions of 10,000 square feet of GFA or
more must meet design standards subject to architectural control review. The design standards regulate the
siting and placement of buildings, landscaping, parking, and other features in relation to the street; building
mass, bulk, size, and vertical building planes; ground floor exterior facades of buildings; open space,
including publicly accessible open space; development of paseos to enhance pedestrian and bicycle
connections between parcels and public streets in the vicinity; building design, materials, screening, and
rooflines; and site access and parking. As noted below, design requirements may be modified with a use
permit.
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Architectural style and building design

The design of the proposed multi-family residential buildings would have a contemporary architectural
style, incorporating both solid elements and glass storefront along the majority of the primary street
facades. The fagades would predominantly consist of pre-finished rainscreen panels (a cladding system
of interlocking panels made of wood, metal, composite, or other materials attached over top of a
waterproof barrier) and vinyl punched-opening windows. The lower levels of the building would also
contain board-formed concrete that address durability for potential flooding and sea level rise, in addition
to the storefront and rainscreen system. The proposed windows, including the glass storefront system,
would have aluminum frames and mullions. Select residences would include private balconies finished
with a mix of glass and metal railings.

The two multi-family buildings would both be seven stories tall, including a two-story concrete podium
base element and a five-story wood-framed structure above. Parking, residential amenities, the leasing
area, and tenant bicycle storage would be incorporated on the first floor. Parking would largely be
managed using an automated parking system, with some spaces reserved for accessible parking,
loading, guests, employees, and prospective tenants. The main residential structures above the podium
base would form U-shaped courtyard buildings, with the openings facing west to let afternoon sun into the
common courtyards. Residential units are proposed to be a mix of studios, junior one-bedrooms, one-
bedrooms, two-bedrooms, and three-bedroom units. The specific unit mix would be further refined prior to
commencing the entitlement and environmental review for the proposed project.

The design of the proposed townhome buildings would also have a contemporary style. All townhome
buildings would be three stories tall. Typical townhomes would have one- and two-car garages on the
ground level, with living areas and bedrooms on the upper floors. The townhome-style units are proposed to
be a mix of three-bedroom and four-bedroom units. The buildings would include recesses to modulate the
building facades, and the roof lines of all the buildings would be flat with height modulations to create a
visually interesting roofline. As currently proposed, the site layout and building orientation would reduce
parking and garage visibility from Constitution Drive.

At this time, specific materials, finishes, and colors for the apartment buildings and townhomes have not
been determined. The Commission may wish to comment on preferences for colors and materials as part of
this study session for the project.

Minimum stepback and building projections

On public-street-facing facades, buildings in the R-MU-B zoning district are required to step back at least 10
feet for 75 percent of the building on the upper stories above 45 feet in height. The applicant has submitted
preliminary documentation that the proposal would comply with the required minimum step back through
the offset of the center portion of the front fagades of the apartment buildings facing Jefferson Drive and
Constitution Drive. While portions of the building facade would be set back more than 10 feet from the
property line, private balconies would extend to within 10 feet of the property line. The balconies would
comply with the building projection allowance in the Zoning Ordinance, which permits encroachments up to
six feet into a required setback.

The townhome buildings are all set back more than 10 feet from Constitution Drive. None of the townhome
buildings are proposed to be over 45 feet in height, so the stepback requirement would not apply.

Major and minor modulations
The design standards for the R-MU-B zoning district require major and minor modulations on street- and
paseo-facing facades. For major modulations, the design must include a minimum of one recess of 15 feet
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wide by 10 feet deep per every 200 feet of facade length from ground level to 45 feet in height. For minor
modulations, a minimum recess of five feet wide by five feet deep per 50 feet of facade length is required
from ground level to the top of the building. The intent of the required modulations is to provide visual
variety, reduce large building volumes, and provide spaces for entryways.

For the apartment buildings, the proposed major modulation along each street-facing frontage would be a
recess of approximately 50 feet wide by 10 feet deep in the vicinity of the recessed entryway to each
building. Along the paseo, no major modulations are currently proposed, but a formal submittal of the
project would require a major modulation to be provided since the paseo-facing fagade of each building
would be over 200 feet in length. Minor modulations proposed along the street-facing frontages of each
building would be a single recess spanning over 165 feet in length and 10 feet in depth. Staff believes that
this proposed recess does not meet the intent of the minor modulation requirement and the design would
need to be revised because it spans a majority of the length of the building, does not change per each 50
feet of fagade length, and does not provide visual variety. The proposed minor modulations along the
paseo-facing fagade of each building appear to meet the intent of the Zoning Ordinance requirements for
the first 27 feet, but they do not span the entire height of the building, as required by the design guidelines.

For the townhome buildings, no major modulations would be required since the buildings would be less
than 200 feet in length. For the required minor modulations, the buildings would provide two rectangular
elements with a roof and enclosed sides that would project forward to create covered porches at the front of
certain units. The remainder of the facade would be recessed. Staff believes that these covered porch
elements do not meet the spirit of the minor modulation requirement because they are hollow and lack a
front wall to give the buildings more depth and visual interest. In addition, these elements do not span the
full height of the building, as required by the design guidelines. The Planning Commission may wish to
comment whether the proposed treatment is acceptable, or if the modulations should be fully-enclosed
spaces from the ground floor to the top of the buildings to provide more depth and volume.

Ground floor exterior

As part of the project review, staff will review the project to ensure that it meets the ground floor
transparency requirement and building entrance location and frequency requirements. Staff believes the
project generally would meet the ground floor transparency requirement along Constitution Drive and
Jefferson Drive; however, adjacent to the paseo, the project proposes windows along the ground floor
facade that would serve only to break up long expanses of wall associated with bicycle storage rooms that
would span most of the building next to the paseo. The Planning Commission may wish to consider whether
other tenant amenity spaces should be relocated along the paseo to increase the functional advantage of
having windows and transparent storefront in the area, and to promote additional vibrancy and activity on
the paseo. The current proposal would comply with the maximum garage entrance size and ground floor
minimum height requirement.

Summary
With regard to the overall project design/style and the application of R-MU-B zoning district standards, staff

believes that the project would meet a majority of the design guidelines required in the Zoning Ordinance
with the exception of the major and minor modulations for the apartment buildings. Staff believes that
compliance with the modulation requirements would help reduce the appearance of bulk and massing that
the proposal currently exhibits. Staff will continue to evaluate the proposed project to ensure compliance as
more detailed plans are prepared and any modifications are made. The Planning Commission may wish to
provide additional feedback on the proposed building design and site layout before the project advances to
the full submittal stage. The applicant’s project description letter is included in Attachment B and describes
the overall project proposal and design in more detail.
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Green and sustainable building

In the R-MU-B zoning district, projects are required to meet green and sustainable building regulations. The
proposed building will be required to meet 100 percent of its energy demand through any combination of on-
site energy generation, purchase of 100 percent renewable electricity, and/or purchase of certified
renewable energy credits. Additionally, as currently proposed, the new building will need to be designed to
meet LEED (Leadership in Energy and Environmental Design) Gold BD+C, comply with the electric vehicle
(EV) charger requirements adopted by the City Council in November 2018, and incorporate bird-friendly
design in the placement of the building and the use of exterior glazing. Other green building requirements,
including water use efficiency, placement of new buildings 24 inches above the Federal Emergency
Management Agency (FEMA) base flood elevation (BFE) to account for sea level rise, and waste
management planning, would also apply to the project. Details regarding how the proposed building would
meet the green and sustainable building requirements will be provided as the project plans and materials
are further developed.

Planning Commission considerations

The following comments/questions are suggested by staff to guide the Commission’s discussion, although
Commissioners should feel free to explore other topics of interest. Some of the topics listed below were
previously identified throughout the staff report.

e Publicly Accessible Open Space. Should different site layouts for the townhome buildings be explored
to relocate the fire access road away from the edge of the paseo, bring the buildings closer to the paseo
to better activate the area, and potentially create a larger central open space rather than the narrow
greenspaces between the buildings as proposed? Should apartment building amenity spaces other than
bicycle storage be located adjacent to the paseo to promote additional active uses along the paseo?
Does the Planning Commission believe the general approach to the publicly accessible open space
elsewhere on the site is acceptable? While the layout and design are preliminary, does the Commission
have any comments or feedback for the applicant team on the preliminary design and location of the
open spaces, considering the criteria outlined previously in the staff report?

¢ Architectural Design and Materials. Is the architectural design of the proposed building appropriate for
a multi-family dwelling building? Does the Planning Commission believe the overall proposal meets the
intent of the ordinance, contains a cohesive design, provides visual interest, and breaks up the
massing? Would the Commission consider a use permit request to modify the design standards for
major and minor modulations for the apartment buildings? As the first redevelopment of a site on this
block since the adoption of ConnectMenlo, does the proposed design set the desired standard for future
redevelopment in the vicinity?

o Density. Is the proposed density appropriate for the site? The proposal would utilize the bonus level
allowance for density, floor area ratio, and height in exchange for community amenities. At this time the
proposed community amenities have not been identified and staff will be evaluating the project for the
appropriate value of community amenities to be provided in exchange for the bonus level development.
Does the Planning Commission believe that the proposed project is generally appropriate for the site?

e Overall Approach. Is the overall aesthetic approach for the project consistent with the Planning
Commission’s expectations for new development in the R-MU-B zoning district?
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Correspondence
As of the writing of this report, staff has not received any correspondence regarding the project.

Impact on City Resources

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

Environmental Review

Study sessions do not require analysis under the California Environmental Quality Act (CEQA). With regard
to the overall project review and action, the terms of the 2017 settlement agreement with the City of East
Palo Alto require projects seeking bonus level development to complete an EIR. Subsequent to this study
session, City staff will identify a consultant to complete the environmental review and prepare an initial study
and EIR for the proposed project. Depending on the initial study, a focused EIR may be prepared only on
the topics that warrant further analysis but would include a transportation and housing analysis at a
minimum, per the terms of the settlement agreement. As currently proposed, the Planning Commission
would take the final action on the project entitlements, including the EIR, after the completion of the
environmental review and any revisions to the plans based on feedback from the Planning Commission and
Planning staff.

Public Notice

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

Attachments

A. Location Map
B. Project Description Letter
C. Project Plans

Disclaimer

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

Exhibits to Be Provided at Meeting
None

Report prepared by:
Tom Smith, Senior Planner

Report reviewed by:
Kyle Perata, Acting Principal Planner
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ATTACHMENT B
October 29, 2018

Planning Commission
City of Menlo Park
701 Laurel Street
Menlo Park, CA 94025

Project Description Letter, Study Session
141 Jefferson Drive, 180 Constitution Drive, 186 Constitution Drive

Dear Menlo Park Planning Commission:

We are excited to present to you this proposal that would deliver 483 new housing units to the Bayfront Area. We had
recently completed the 146-unit multifamily apartment project at 3645 Haven Avenue, and we look forward to working
with you once again to help alleviate the housing and traffic crises in the area.

The proposed project, named “Menlo Uptown,” is located in the M-2 Area of Menlo Park, north of Highway US 101 and
east of Marsh Road. The project site is across 3 contiguous parcels at 141 Jefferson/172 Constitution Drive, 180
Constitution Drive, and 186 Constitution Drive. The project proposes to demolish the existing office/industrial buildings
on the 3 parcels that total approximately 110,800 square feet.

The proposed project is located in the R-MU-B zoning district within the ConnectMenlo General Plan. ConnectMenlo
seeks to develop a new live/work/play environment in the M-2 area, and we believe this proposed project would further
that vision. Furthermore, this project proposes to deliver maximum residential density by using the bonus level
development provisions, which would bring much-needed new housing to the area.

The proposed 483-unit project consists of 441 apartment units across 2 multifamily buildings and 42 for-sale townhome-
style units, as well as 533 vehicle parking stalls and 799 bicycle parking spaces. The 2 mid-rise apartment buildings will
mirror each other with slight variations to unit count. Both apartment buildings would incorporate two-levels of above-
grade podium garage with five-levels of residential units above, and would include residential amenities, roof decks, and
an outdoor courtyard on the podium level. The 42 for-sale townhomes units would be located in 6 separate three-story
buildings and tuck-under private garages. Additionally, the project proposal incorporates the pedestrian paseo between
Constitution Drive and Jefferson Drive, per the ConnectMenlo plan, in order to improve pedestrian activity and
accessibility throughout the area.

We understand that new construction projects of this size are subject to architectural control review, and as a result the
proposal as presented includes only preliminary design direction. We plan to work with Staff and Planning Commission
to further refine the design of this project. Additionally, we plan to engage the community and our future neighbors in
order to thoughtfully gather, consider, and incorporate feedback.

We anticipate that the project will ultimately require:
e Environmental review to analyze potential environmental and traffic impacts of the project
o Use permit for bonus level development
e Lot line adjustment to change the boundaries of the existing lots
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e Subdivision to allow the townhome units to be sold separately
e Architectural control to review the future design of the project and site improvements
e Below Market Rate (BMR) housing agreement to provide on-site BMR units

We believe that the region is in great need of more housing, especially as regional employers continue to grow rapidly.
A jobs/housing imbalance has existed in recent years and is expected to continue into the future, causing further strain
on housing availability, increased rents, and traffic. We look forward to working with Planning Commission to deliver
this new proposed housing project to Menlo Park.

Sincerely,

Andrew Morcos
Development Director
Greystar
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NOTE: ROOF AREA NOT INCLUDED IN FAR CALCULATION
[MULTI-FAMILY HOUSING UNITS AND TOWNHOMES

~ Building Roof (Includes Building Core Area)

oject - Ledge at Level 3 (Terraces facing the Mews)
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[Townhomes - Roof 3
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