CITY OF

Planning Commission

REGULAR MEETING AGENDA

Date: 3/25/2019
Time: 7:00 p.m.
City Council Chambers

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

Roll Call
C. Reports and Announcements

E1.

F1.

F2.

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 March 11, 2019, Planning Commission meeting. (Attachment)

Public Hearing

Use Permit/Adam Novak/1171 Valparaiso 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 minimum lot width in the R-E (Residential
Estate) district, and to conduct interior and exterior remodels to an existing non-conforming
accessory structure. The scope of work on the accessory building would exceed 50 percent of the
existing replacement value in a 12 month period. The project includes a request for excavation in
the right side setback for a lightwell and stair associated with the proposed basement. A heritage
size coast redwood tree in very poor condition is proposed for removal. (Staff Report #19-020-PC)

Use Permit/Jing Quan/1331 Modoc Avenue:

Request for a use permit to determine the Floor Area Limit (FAL) for a lot with less than 5,000
square feet of developable area, in association with the demolition, remodel, and expansion of the
existing single family home. The proposal includes a use permit request to add an attached
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secondary dwelling unit on a lot less than 6,000 square feet in size. The parcel is a substandard lot
in the R-1-U (Single Family Urban Residential) zoning district. (Staff Report #19-021-PC)

F3. Use Permit Revision/Ravinder Sethi/933 Hermosa Way:
Request for a revision to a previously approved use permit to demolish an existing single-story,
single-family residence and construct a new two-story, single-family residence with an attached
two-car garage on a substandard lot with respect to width, depth, and area in the R-E (Residential
Estate) zoning district. The request includes modifications to the approved front, rear and right
elevations, slightly raising the overall height of the structure, changing the siding materials from
shingles to horizontal boards, and adding stone veneer to wooden columns. (Staff Report #19-022-
PC)

F4. Use Permit and Variance/Scott Curtiss/1531 Laurel Place:
Request for a use permit to remodel and add a new second story to an existing non-conforming
residence in the R-1-S (Single Family Suburban Residential) zoning district. The proposed work
would exceed 50 percent of the existing replacement value in a 12-month period. Additionally, the
project includes a variance request to legalize the non-conforming wall to allow the proposed
eaves to encroach up to 18 inches into the required right-side setback from the existing
nonconforming wall, in association with an increase of that wall’s plate height. (Staff Report #19-
023-PC) Continued from the PC meeting of March11, 2019

F5. Use Permit/Mandy Dang/993 El Camino Real:
Request for a use permit for a full/limited service restaurant (boba tea shop) on a lot that is
substandard with regard to parking in the EI Camino Real/Downtown Specific Plan (SP/ECR-D)
zoning district. The tenant space is vacant but was previously used for a cobbler shop. (Staff
Report #19-024-PC)

G. Informational Items

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

e Regular Meeting: April 8, 2019
e Regular Meeting: April 29, 2019
¢ Regular Meeting: May 6, 2019

H. Adjournment

Agendas are posted in accordance with Government Code Section 54954.2(a) or Section 54956.
Members of the public can view electronic agendas and staff reports by accessing the City website
at www.menlopark.org and can receive e-mail notification of agenda and staff report postings by
subscribing to the “Notify Me” service at menlopark.org/notifyme. Agendas and staff reports may
also be obtained by contacting the Planning Division at 650-330-6702. (Posted: 03/20/2019)

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.
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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: 3/11/2019
Time: 7:00 p.m.
City Council Chambers
MENLO 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), Michael Doran, Susan Goodhue (Chair), John Onken, Henry
Riggs, Katherine Strehl

Absent: Camille Kennedy

Staff: Theresa Avedian, Senior Civil Engineer; Ceci Conley, Contract Assistant Planner; Ori Paz,
Assistant Planner; Kyle Perata, Acting Principal Planner; Matthew Pruter, Associate Planner;
Corinna Sandmeier, Senior Planner

C. Reports and Announcements

Acting Principal Planner Kyle Perata reported that the City Council at its March 12 meeting would
conduct a study session on homelessness in Menlo Park and a two-year review of the Downtown
Specific Plan. He said a two-year review of the ConnectMenlo, General Plan Update was
anticipated for the Council’s March 26 meeting. He said April 9 was the date scheduled for the
Council to hear an appeal of the 2245 Avy Avenue Phillips Brooks School use permit project
approved by the Planning Commission in December 2018.

D. Public Comment
None
E. Consent Calendar

E1.  Approval of minutes from the February 25, 2019, Planning Commission meeting. (Attachment)

Commissioner Strehl said on page 8 the word “emphasized” should be replaced with “empathized.”

ACTION: Motion and second (Goodhue/John Onken) to approve the minutes with the following
modification; passes 6-0-1 with Commissioner Camille Kennedy absent.

e Page 8, paragraph beginning with: Commissioner Strehl said she emphasized with
neighbors...”, replace “emphasized” with “empathized.”
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F. Public Hearing

F1. Use Permit/Erica Hsu/510 Olive Street:
Request for a use permit to demolish an existing single-family residence and construct a new two-
story single-family residence on a substandard lot with respect to lot width in the R-1-S (Single
Family Suburban Residential) zoning district. (Staff Report #19-015-PC)

Staff Comment: Contract Assistant Planner Ceci Conley said earlier that day she forwarded an
email from a neighbor supporting the project generally but expressing some concerns. She said
that the applicant was aware of the neighbor’s concerns.

Applicant Presentation: Tony Ngai, project architect, said his office was located in Burlingame.
He said his client and property owner Erica Hsu was not able to attend tonight’s but her father
Eric, with whom he worked closely with as well, was present. He said they were applying for a
use permit to build a two-story home on a substandard lot, 75-feet in width where 80-foot was the
required standard width. He said the lot area was slightly over 11,400 square feet. He said the
property owner worked at Facebook, which was why she chose Menlo Park for her home. He
said Ms. Hsu’s parents would live there also. He said the corner lot had many trees, most of
which would remain except for six smaller trees to be removed that were located in the center of
the lot. He said the second floor was substantially set back from the first floor and the property
lines.

Mr. Ngai said the house was a contemporary design that would use traditional materials such as
stone, wood siding and stucco. He said the roof was low sloped weathered copper colored metal.
He said letters regarding the project were sent to the neighbors, and some requested drawings,
which were provided. He said the only response was today from the adjacent neighbor who
requested that the master bedroom window facing her property be smaller or that trees be
planted to screen. He said they would work with the neighbor to resolve.

Commissioner Onken referred to two large windows at the corner of the building for the living
room that were obscured at the top quarter of them as the ceiling was not as high as the tops of
the windows. Mr. Ngai said the ceiling height was limited to 12 feet and the number of trees on
the lot made it dark. He said in increasing the size of the windows on the exterior allowed for light
penetration into the copper ceiling.

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

Commission Comment: Commissioner Henry Riggs confirmed with the architect that the bay
windows were finished in stucco and the exterior balconies in wood. He asked about parking
noting that there was a one-car garage and a parking space in the front area, and whether they
had not done a two-car garage because of square footage limitation. Mr. Ngai said that was
correct. Commissioner Riggs said the chimney seemed stunted. Mr. Ngai said he had thought
the chimney seemed wide and he worked to create a balanced look with the stone veneer on the
exterior walls. He said the lot was so wooded the house would be hardly visible at all from the
street. Commissioner Riggs asked if he was open to increasing the height of the chimney. Mr.
Ngai said he had no objection and did not think the property owner would either.
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Commissioner Onken said he was concerned with safety of pedestrians and bicyclist in the area
with cars entering and exiting the lot from the two driveways, angles needed to pull in and back
out, and the location of the corner lot near a school and busy foot and bike traffic. He said the
neighbors had commented about second-story bedroom windows facing their side yards. He said
that typically was something the Commission was very concerned with too. He said the bedroom
was in the middle of the volume, which meant it had to have windows that faced directly to
neighbors. He asked if they had considered putting the bedroom in the front of the house and the
bathroom in the middle so as not to have all that exposure at the side.

Mr. Ngai said he did not think the windows were overly large. He said being on the second floor
they had a maximum sill height of 42-inches already. He said the windows were four-foot-wide
and the top of them was set at eight feet. He said they wanted to place the bedrooms toward the
back related to noise as Middle Avenue could be a pretty busy street. He said they could
certainly work with the neighbor on any privacy issue they had. He said regarding the driveway
their building was set further back than the front setback requirement so that a vehicle could do a
three-point turn on the property so it could leave the property head first providing a better view of
what was in the sidewalk. He said also for the corner sidewalk and handicapped ramp that
portions of the subject property would be dedicated to it to make the sidewalk wider. He said that
ramp would not come right next to the low walls but would be set to where the City’s Engineering
Division deemed necessary. He said the driveway was pretty far away from the street corner.

Commissioner Onken said that the living room element on the corner was aggressive with the
window that was larger than the ceiling height. He said he did not have an issue with the bay
windows on Middle Avenue. He said he was concerned about the overall design.

Mr. Ngai said with the trees the lot was dark and the building would not get a lot of light. He said
the trees were a visual barrier to the house as well. He said he designed that corner, so it
compensated for the darkness and the number of trees.

Commissioner Onken said the window in question was 16 feet in height and faced southwest. He
said he had concerns with the design.

Recognized by the Chair, Planner Conley referred to sheet A41. She said staff had not noted
previously that the window was 14-feet and the ceiling was 12-feet and that would actually have
to count toward floor area, which would affect the design. She said a possibility was if the
Commission wanted to approve the project tonight to add a condition to revise that part of the
design.

Commissioner Strehl said she was concerned that the five-bedroom home had only two parking
spaces. She noted that Menlo Park did not allow overnight parking on the street and asked
where guests would park. Mr. Ngai said there was open space in front of the house facing Olive
Street for guest parking. He said on the Middle Avenue side, on the side of the garage, there was
space for cars to park off the street. He said the two parking spaces of the garage and the
covered parking space were to satisfy the City’s requirement for two parking spaces behind the
setback lines.

Commissioner Strehl said the Commission also looked at a project within the character of the

neighborhood. She said the proposed design to her was very large and bulky and did not fit
within the neighborhood context.
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Mr. Ngai said the house itself was only 3,900 square feet and the second story was very much
set back. He said the first floor was the same footprint as the existing house on the lot.

Commissioner Riggs asked about the existing sidewalk on the corner and whether staff had
asked Public Works how that came to be. Planner Conley said she took pictures of the sidewalk
area and provided that and plans to Public Works for review. She said they made comments
about widening the sidewalk, which it seemed the property owner was willing to do.

Commissioner Riggs said that was not shown on the plans and the conditions of approval were
standard conditions. Mr. Ngai said there was a note regarding that, and his understanding was
Public Works would provide the exact requirements needed for the sidewalk once the building
permit was applied for. Commissioner Riggs said he thought a condition of approval for the use
permit regarding the sidewalk was needed.

Commissioner Riggs referred to the neighbors at 520 Olive Street and asked if they had enough
existing plantings around 20-feet high to screen for privacy between the windows. Mr. Ngai said
his understanding was within the past few weeks the neighbor had what was described as fairly
large trees delivered for planting.

Commissioner Riggs asked why the entry was angled and the posts staggered. Mr. Ngai said a
close friend of the family was a Feng Shui master. He said in designing the house she had
restrictions he needed to meet. He said she wanted the entire house to be tilted at eight degrees
angle, which had not been possible. He said she agreed that if they could just turn the entry eight
degrees that would be fine. He said he turned the entry eight degrees and added two pilaster
columns to somewhat camouflage the angle.

Commissioner Onken moved to continue the project to require a landscape plan to show
screening along the northwestern boundary, confirmation about the sidewalk corner
reconfiguration, more detail regarding the driveway off of Middle Avenue to demonstrate ample
area for vehicles to turnaround onsite and exit front first and redesign the monumentality of the
corner fagade and decrease the scale. Commissioner Strehl seconded the motion.

ACTION: Motion and second (Onken/Strehl) to continue the project for redesign with the following
direction; passes 6-0-1 with Commissioner Camille Kennedy absent.

Provide a landscape plan showing screening along the northwestern boundary
Provide confirmation on the sidewalk corner reconfiguration (disabled access ramp)
Provide detail on the adequacy of area for vehicles to turn around on site to exit the Middle
Avenue driveway front first

o Redesign to address the massive scale of the house corner elevation

F2. Use Permit/Scott Curtiss/1531 Laurel Place:
Request for a use permit to remodel and add a new second story to an existing non-conforming
residence in the R-1-S (Single Family Suburban Residential) zoning district. The proposed work
would exceed 50 percent of the existing replacement value in a 12-month period and requires
approval of a use permit by the Planning Commission. Continued to the PC meeting of March 25,
2019.
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F3. Use Permit, Variance, Sign Review and Architectural Control/Juan Guillen/1305 Willow Road:
Request for a use permit, variance, sign review and architectural control for an addition to the rear,
and construction of a new covered porch around the side and front, of a grocery store in an
existing commercial building. The subject property is on a lot in the C-2-B (Neighborhood Mixed
Use District, Restrictive) zoning district which has varying side and rear setbacks depending on
whether the zoning district of the adjacent properties is residential. The City Council has begun the
process to abandon a portion of Frontage Road, including the piece that separates 1305 Willow
Road and 1345 Willow Road. Should the abandonment be approved, a portion of Frontage Road
would be acquired by the owners of the subject property. The property would then abut a
residential property and the setback at this side would change to 20 ft. A variance is being
requested to allow the front porch to be built within the new 20 ft. right side setback. The proposal
includes a request to modify the operating hours limited in this zoning district, from 8:00 a.m. —
8:00 p.m., to 5:00 a.m. — 9:00 p.m. inclusive of deliveries. The applicant is proposing outdoor
seating for customers, and outdoor storage of items for sale within the building such as produce on
carts, propane tanks, and water. The proposal also includes a request for sign review to allow red
and yellow colors that would exceed the 25-percent limitation on bright colors in the sign design
guidelines for a new wall and monument signs. Circulation for the site is proposed to utilize the
portion of Frontage Road that the City Council has begun the process to abandon. Otherwise,
circulation would utilize the Frontage Road right of way. The parking lot is proposed to be re-
striped to meet the parking standards. (Staff Report #19-016-PC) Continued from the PC meeting
of February 25, 2019

Staff Comment: Assistant Planner Ori Paz said the City Attorney recommended staff add a
condition of approval that had been distributed to the Planning Commission. He said the condition,
8aiii required the applicant provide a letter formally accepting the C-2-B zoning and acknowledging
the previous use permits would be void.

Applicant Presentation: Peter Baltay, project architect, principal architect with Topos Architects,
Palo Alto, said Soleska Market was a small neighborhood food market serving the Newbridge Park
and Belle Haven neighborhoods of Menlo Park for 20 years. He said Luis Guillen for the last 12
years had owned and directly managed the market. He said the market was known for selling
seasonal and very fresh produce, meat at reasonable prices, and simple food for takeout such as
burritos and tacos. He said he and his firm had been working with Mr. Guillen the past two years
on the best way to upgrade and improve the building, parking lot and landscaping. He said they
proposed to change the market circulation onsite allowing vehicular traffic to enter via lvy Drive,
pass through the site, and exit via the right of way at the back of the property. He said they would
like to add landscaping primarily along Ivy Drive to reinforce the traffic pattern, improve the
property appearance and reduce impervious surface.

Mr. Baltay said Soleska Market sold farm fresh produce and needed frequent deliveries to keep
well stocked. He said produce needed to be delivered before the morning rush hour and would be
received at the rear of the store in the newly expanded receiving and storage area. He said that
produce was openly displayed outside the store during business hours but also needed protection
from sun and weather. He said they had designed a wrap around porch for that protection with
visible display area and retractable awnings and movable carts to allow the produce to be neatly
stored in off hours. He said the porch would have a pleasing facade that would soften the blocky-
ness of the building. He asked the Commission to modify condition 8aii that required all bins with
produce to be stored indoors at night. He said the bins were large, heavy, and wide. He said
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currently at Soleska Market and other markets in the area produce bins were left outdoors
overnight. He said at the end of each business day they were proposing that the produce carts be
placed neatly within the new front porch, that the retractable shades be store as this would protect
the new front door from damage due to rolling the large, heavy and wide carts inside and outside
daily.

Mr. Baltay said the market offered food and aqua fresca to go but provided seating for those who
wanted to eat onsite. He said it was not a food destination place at all and most enjoyed their food
at home or off the market premises. He said they were proposing new building signage and a
monument sign on the corner. He said the yellow, orange and red were the same as the existing
signage and were the well-established colors of the Soleska Market and their branding.

Mr. Baltay said a variance would be needed for the proposed front porch to extend the full width of
the building. He said revised setback requirements due to changing property boundaries and
modified rights of way created a unique situation. He said extending a porch to the edge of an
existing masonry wall was not an imposition on neighbors. He requested that the Commission
make the findings to approve the variance request and approve the project itself.

Commissioner Strehl asked if the produce would stay outside or be brought in. Mr. Baltay said they
had kept the produce outside.

Commissioner Riggs said he did not think these large wood carts would be moved but that they
would be emptied at night. He asked if there were other markets where carts were left outside and
produce brought in at night.

Recognized by the Chair, Luis Guillen said he had been the market owner and manager for about
12 years. He said they and other markets within a 10-mile radius of his market set up fencing with
locks in front of the bins that was then removed in the morning. He said anything delicate they tried
to move inside and items able to withstand the elements they left outside. He said they had done
this for the last four years. .

Commissioner Riggs asked if they used chain link panels that zigzagged across the front. Mr.
Guillen said the links had inserts that blocked the frontage and had a tidy and neat appearance.

Commissioner Michael Doran asked about the 5 a.m. delivery and if neighbors would be negatively
impacted. Mr. Guillen said they worked with the vendors on best times for deliveries. He said
usually they backed the trucks in with at the most 10-foot backup distance. He said while 5 a.m.
was the start point it was closer to 6 a.m. when produce deliveries came in. He said larger
deliveries were made later in the day. Commissioner Doran said currently their operations were 8
a.m. to 8 p.m. and they were requesting 5 a.m. to 9 p.m. He asked if the morning delivery could be
later. Mr. Guillen said they could work with the vendors to modify that.

Chair Goodhue opened the public hearing.
Public Comment:
e Peter Adams said he resided in the Gateway Apartments and was very familiar with the much-

respected family-owned grocery store. He said his concern was with drivers trying to turn onto
Ivy Drive from Willow Road to the store. He said it made it very difficult especially during rush
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hour to get onto Ivy Drive from Willow Road with people trying to get into the tiny parking
spaces for the store. He said he had seen trucks make deliveries beyond 9 p.m. that created a
traffic issue.

Chair Goodhue closed the public hearing.

Commission Comment: Commissioner Onken said he thought the extended hours would help
traffic in that deliveries forced to occur during peak hours of traffic on Willow Road now would be
made earlier or later in the day. He said he was supportive of the proposed scheme to upgrade the
building. He said regarding the fencing of the outside produce bins at night that he would be
concerned with where the fencing was stored during the day, so it was not a visual nuisance.

Commissioner Riggs said he shared Commissioner Doran’s concern about the 5 a.m. operations
start time. He said the residences from 1304 through 1324 Carlton Avenue would be directly
affected by activities at the back of the store including potentially beeping trucks. He said he
thought the start time should stay at 8:00 a.m. He said he supported the variance request. He said
if the Commission approved the item, he would want a condition that the fence panels were
installed neatly in the evening and stored neatly in the daytime. He recommended that the arched
dormer with the entry logo have the signage mounted inside of it. He said it appeared to be
mounted at the face of the arch whereas aesthetically it would be better to have it set back 18 or
24 inches, which would avoid making the archway look like it had a flushed face.

Mr. Baltay said the sign currently in the archway was set back six inches from the edge of the roof.
He said they could push it back some but that 18 inches would reduce its visibility. He said they
had initially designed the feature with a solid gable end there following other similar overhangs of
the roof that were about 12 inches. He said that was why architecturally the proportion would make
sense at 12 inches like the eaves. He said right now it was forward some as that was desired by
the client desiring sign visibility but if it was acceptable to the Commission, they could push it back
to 12 inches.

Commissioner Riggs moved to approve the use permit, sign review, architectural control and make
the findings for the variance request with additional conditions that the entryway signage be set
back a minimum of 12 inches, that the operating hours be 8 a.m. to 9 p.m., and the fence panels
neatly arranged upon closing and neatly stored during open hours with the produce carts left out at
night.

Commissioner Strehl said she thought a 6 a.m. operations start was advisable to allow the trucks in
earlier than the heaviest traffic congestion. She said Willow Market opened at 6 a.m. and had
deliveries, and she was unaware of any complaints from residents about that. She said the
applicant had met with neighbors and they had not received any complaints about the proposed
hours. She said she would leave it to the store manager what produce to bring into the store and
what would be left outside. She said she supported the motion except for the operating hours.

Commissioner Riggs said there was outreach done but he did not see in the report whether
neighbors were asked to comment on the operation hours. Mr. Baltay said they had reached out to
neighbors and the hours were part of that as well as of record. He said Mr. Guillen had indicated 6
a.m. was a reasonable time but 8 a.m. handicapped his operations. Commissioner Riggs said he
would specify the 6 a.m. start time.
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Commissioner Strehl seconded the motion.

ACTION: Motion and second (Riggs/Strehl) to approve the item with the following modifications;
passes 6-0-1 with Commissioner Camille Kennedy absent.

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

2. Make the following findings as per Section 16.82.340 of the Zoning Ordinance pertaining to the
granting of a variance to permit a 15-foot right side setback for the posts of the front porch:

a. The unique attribute at this site is the change in the interior side setback, from zero to 20
feet when abutting a residential zoning district, that would result from a proposed right-of-
way abandonment which if approved would convert the portion of Frontage Road
separating the subject property from the multi-family residential development at 1345
Willow Road and shift the property lines. A portion of this ROW is proposed to be acquired
by the property owners of the subject property, however the area will not provide the
necessary 20 feet for a side setback where abutting a residential use and would therefore
necessitate the variance.

b. The requested variance for the encroachment of the post for the front porch would allow for
the proposed overhang to extend the full width of the front fagade. A covered entry is a
typical feature of similar markets in the area. This portion of the porch would cover a
proposed outdoor seating area that would provide an opportunity for customers to enjoy
prepared foods on site. Similar markets in the area also have outdoor seating. Prior to the
change in land use of the portion of Frontage Rd. the porch post would have been
permitted in the proposed location which would have allowed the continuation of the porch
as is typical of the desired architectural style.

c. The side setback encroachment of the post would not be detrimental to the public health,
safety, and welfare, or impair an adequate supply of light and air to the adjacent properties
since the proposed location would maintain 15 feet of separation from the property line and
the porch itself is open in nature.

d. The requested variance for the modified side setback would not be applicable, generally, to
other property in the same zoning district due to the fact that there are a limited number of
properties zoned C-2-B that could abut residential properties should a right-of-way
abandonment change the required setback. C-2-B properties that currently abut
residentially-zoned properties would need to comply with the 20-foot setback.

e. The property is not within any Specific Plan area. Hence, a finding regarding an unusual
factor does not apply.

3. Approve the variance to permit a fifteen foot setback for the proposed front porch post.

4. Make findings, as per Section 16.82.030 of the Zoning Ordinance pertaining to the granting of
use permits, that the proposed use will not be detrimental to the health, safety, morals, comfort
and general welfare of the persons residing or working in the neighborhood of such proposed
use, and will not be detrimental to property and improvements in the neighborhood or the
general welfare of the City.
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5. Adopt the following findings, as per Section 16.68.020 of the Zoning Ordinance, pertaining to
architectural control approval:

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

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

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

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

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

6. Make findings that the proposed colors on the monument and building mounted signage are
appropriate and compatible with the businesses and signage in the general area.

7. Approve the architectural control, use permit and sign review subject to the following standard
conditions:

a. Development of the project shall be substantially in conformance with the plans prepared by
Topos Architects, consisting of 19 plan sheets dated March 6, 2019, as well as the Project
Description Letter dated March 5, 2019, and approved by the Planning Commission on
March 11, 2019, except as modified by the conditions contained herein, subject to review
and approval of the Planning Division.

b. Simultaneous with the submittal of a complete building permit application, the applicant
shall submit a draft “Stormwater Treatment Measures Operations and Maintenance
(O&M) Agreement” with the City subject to review and approval by the Engineering
Division. With the executed agreement, the property owner is responsible for the
operation and maintenance of stormwater treatment measures for the project. The
agreement shall run with the land and the agreement shall be recorded with the San
Mateo County Recorder’s Office prior to building permit final inspection.

c. 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 issuance of a building
permit.

d. Simultaneous with the submittal of a complete building permit application, the Applicant
shall comply with all requirements of the Building Division, Engineering Division,
Transportation Division, and Utilities Division that are directly applicable to the project.

e. Simultaneous with the submittal of a complete building permit application, applicant shall
coordinate with Menlo Park Municipal Water (MPMW) to confirm the existing water mains
and service laterals meet the domestic and fire flow requirements of the project. If the
existing water main and service laterals are not sufficient as determined by MPMW,
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applicant may, as part of the project, be required to construct and install new water mains
and service laterals sufficient to meet such requirements.

f. Simultaneous with the submittal of a complete building permit application, applicant shall
coordinate with West Bay Sanitary District to confirm the existing sanitary sewer mains and
service laterals have sufficient capacity for the project. If the existing sanitary sewer mains
and service laterals are not sufficient as determined by West Bay Sanitary District, applicant
may, as part of the project, be required to construct and install new sanitary sewer mains
and service laterals sufficient to meet such requirements.

g. Simultaneous with the submittal of a complete building permit application, the Applicant
shall comply with all Sanitary District, Menlo Park Fire Protection District, and utility
companies' regulations that are directly applicable to the project.

h. Simultaneous with the submittal of a complete building permit application, the Applicant shall
submit plans for: 1) construction safety fences around the periphery of the construction area,
2) dust control, 3) air pollution control, 4) erosion and sedimentation control, and 5)
construction vehicle parking. The plans shall be subject to review and approval by the
Building, Engineering, and Planning Divisions. The fences and erosion and sedimentation
control measures shall be installed according to the approved plan prior to commencing
construction.

i. Simultaneous with the submittal of a complete building permit application, the Applicant shall
submit an Off-Site Improvements Plan for review and approval of the Engineering Division.
The Off-Site Improvements Plan shall include all improvements within public right-of-way
including but not limited to stormwater, concrete, asphalt, landscaping, striping, electrical,
water and sanitary sewer.

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

k. Prior to building permit issuance, the Applicant shall pay all Public Works fees. Refer to City
of Menlo Park Master Fee Schedule.

I.  Stormwater Pollution Prevention Program Best Management Practices (BMPs) for
construction shall be implemented to protect water quality, in accordance with the approved
Stormwater Pollution Prevention Plan (SWPPP). BMP plan sheets are available
electronically for inserting into Project plans.

m. Prior to commencing any work within the right-of-way or public easements, the Applicant
shall obtain an encroachment permit from the appropriate reviewing jurisdiction.

8. Approve the architectural control, use permit and sign review subject to the following project-
specific conditions:
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a. Planning-specific conditions:

iv.

The market’s operations shall be limited to the hours of 56:00 a.m. — 9:00 p.m.
inclusive of deliveries. Store hours for customers shall begin at 6:00 a.m.

At the close of business each day, the applicant shall be required to meove-all
neatly erect protective fencing around the produce carts and-any-otherfood
items-on display outside inte the building. The earts-may-be-returned-to-the
porch-area fencing shall be neatly stored the following morning at the
beginning of the delivery hours. The carts and furnishings shall be allowed to
remain outside overnight if the fencing is in place.

Prior to building permit issuance, the Applicant shall submit a notarized letter
accepting the C-2-B zoning and acknowledging that the previous use permit at
this location is now void.

Simultaneous with submittal of a complete building permit application, the
Applicant shall submit revised plans showing the signage recessed a
minimum of 12 inches on the gable arch above the entry, subject to review
and approval by the Planning Division.

b. Building-specific conditions:

Prior to building permit issuance, the Applicant shall submit a letter signed by
the property owner acknowledging the updated easement language regarding
their responsibility to remove the monument sign and portion of the patio and
railing within the easement area, should work need to be done in the easement
area in conflict with the structures.

c. Transportation-specific conditions:

All deliveries must be accomplished on site.

Prior to the close of business each day, the applicant shall cordon off the “conflict
spaces” with cones and appropriate signage as identified in their project
description letter and delivery logistics plan. The cones and signage must remain
until the last large-truck delivery at 8:00 a.m. at which time they must remove the
cones to allow patron access to the parking spaces.

Prior to building permit issuance, the Applicant shall pay a Transportation Impact
Fee (TIF) at a retail rate of $4.87 per square foot of added gross floor area (GFA)
for a total estimated TIF of $3,452.83, subject to the Municipal Code Section
13.26. The fee rate is subject to change annually on July 1 and the final
calculation will be based upon the rate at the time of fee payment. The TIF rate is
adjusted each year based on the ENR Construction Cost Index percentage
change for San Francisco.

d. Engineering-specific conditions:

During the design phase of the construction drawings, all potential utility conflicts
shall be potholed with actual depths and recorded on the improvement plans,
submitted for City review and approval.
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ii. Simultaneous with the submittal of a complete building permit application, the
applicant shall submit all applicable engineering plans for Engineering review and
approval. The plans shall include, but are not limited to:

Existing Topography (NAVD 88’)
2. Demolition Plan

3. Site Plan (including easement dedications)

4. Construction Parking Plan

5. Grading and Drainage Plan

6. Utility Plan

7. Erosion Control Plan / Tree Protection Plan

8. Planting and Irrigation Plan

9. Off-site Improvement Plan

10. Construction Details (including references to City Standards)

ii. Prior to building permit issuance, the proposed right-of-way abandonment and
acquisition shall be accepted by the City Council or designee.

iv. Prior to building permit issuance, the Applicant shall submit plans for construction
parking management, construction staging, material storage, and Traffic Control
Plans to be reviewed and approved by the City. The plans must delineate
construction phasing and anticipated method of traffic handling for each phase.
The existing parking spaces at all adjoining properties and businesses must be
maintained to pre-project conditions during the course of construction. The
Applicant shall provide an equivalent number of temporary parking spaces to
ensure that overflow parking does not hinder surrounding businesses and
establishments.

v. Prior to building permit issuance, the Applicant shall provide an updated site plan
indicating the proposed location of the back-flow preventer device, subject to
review and approval of the Engineering Division.

vi. Prior to building permit issuance, the Applicant shall coordinate with the West Bay
Sanitary Sewer District (650-321-0384) to meet any applicable requirements for
the project.

vii. Prior to building permit issuance, the Applicant shall submit an approval letter from
Recology authorizing the proposed trash enclosure, subject to review and
approval by the Engineering Division.

viii. Prior to building permit issuance, the Applicant shall coordinate with the San
Francisco Public Utilities Commission to review and approve work within their
right-of-way on lvy Drive to meet any applicable requirements for the project.

ix. Prior to construction, the Applicant shall file and obtain a VOC and Fuel Discharge
Permit with the San Francisco Bay Regional Water Quality Control Board as
necessary for groundwater discharge. All groundwater discharge to the City storm
drain during construction shall be approved to the satisfaction of the Public Works
Department prior to commencement of work. The City may request, at the behest
of the Public Works Department, additional narratives, reports, or engineering
plans to establish compliance with state and local regulations prior to approval.
Similarly, any discharge to the City’s Sanitary Sewer system shall be approved to
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the satisfaction of West Bay Sanitary District, with proof of acceptance, prior to
commencement of work.

x. Prior to final occupancy of the building, any frontage improvements which are
damaged as a result of construction will be required to be replaced.

xi. Prior to final occupancy of the building, the Applicant shall retain a civil engineer to
prepare "as-built" or "record" drawings of public improvements, and the drawings
shall be submitted in AutoCAD and Adobe PDF formats to the Engineering
Division

F4. Public Right-of-way and Public Utility Easement Vacation/MidPen Housing/Portion of Frontage
Road along 1300 Block of Willow Road Planning Commission review for consistency with the
General Plan related to the proposed vacation of public right-of-way and public utility easements
adjacent to 1305 and 1345 Willow Road. A portion of the abandoned public right-of-way and public
utility easements would go to the two adjacent property owners. (Staff Report #19-017-PC)
Continued from the PC meeting of February 25, 2019

Staff Comment: Senior Civil Engineer Theresa Avedian said there were no additions to the written
staff report. She said tonight’s action was the second step in a three-step process. She said the
first step was a Resolution of Intent to Abandon that was adopted by the City Council at its January
29 meeting. She said the Commission was now asked to review the proposed abandonment for
consistency with the General Plan. She said if the Commission made that finding the Council
would adopt a Resolution to Abandon.

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

ACTION: Motion and second (Onken/Riggs) to approve the item as recommended in the staff
report; passes 6-0 with Commissioner Camille Kennedy absent.

e The Planning Commission determines that the proposed vacation of the public right-of-way
(frontage road) and public utility easements adjacent to 1345 Willow Road conforms to the
General Plan.

G. Study Session

G1. R-4-S Compliance Review/MidPen Housing/1317-1385 Willow Road:
Request for an R-4-S (AHO) study session to review a new 140-unit, 100-percent Below Market
Rate (BMR) multifamily affordable housing development ranging from three to four stories in
height, relative to the development regulations and design standards of the R-4-S (AHO) (High
Density Residential, Special — Affordable Housing Overlay) zoning district. The Planning
Commission's review is advisory only and will be taken into consideration as part of the Community
Development Director's determination of whether the proposal is in compliance with the R-4-S
(AHO) development regulations and design standards. The proposal includes application of the
Affordable Housing Overlay, which provides a density bonus for providing on-site affordable
housing units and allows modifications to development standards. The City Council has begun the
process to abandon a portion of Frontage Road, including the piece that separates 1305 Willow
Road and 1345 Willow Road. Should the abandonment be approved, portions of public right-of-
way and public utility easements would be acquired by the owners of the subject property. In
addition, the project involves modifications to the site parcels that would include a lot line

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


https://www.menlopark.org/DocumentCenter/View/20822

Draft Minutes Page 14

adjustment and/or a lot merger, which would be administratively reviewed by the City’s Public
Works Department. As part of the proposed development, 20 heritage trees are proposed for
removal, which include Callery pear, Modesto ash, Raywood ash, and white alder trees, and the
health of these trees ranges from slight decline to decline. (Staff Report #19-018-PC)

Staff Comment: Associate Planner Matthew Pruter said the Commission had received an email
regarding the San Francisco Public Utilities Commission (SFPUC) comment letter. He said he had
distributed some attachments for that email that supported it. He said this email was a comment
from the SFPUC regarding a request from the SFPUC to ensure that the primary emergency
vehicle access (EVA) was not located to cross over the PUC’s right of way located on Ivy Drive. He
said with that the applicant had revised their plans from the plan seen today. He said the primary
EVA was located entirely onsite going to Willow Road and a secondary EVA would go to lvy Drive,
which was what the letter pertained to and agreed with the SFPUC.

Applicant Presentation: Jan Lindenthal, Chief Real Estate Development Officer with MidPen
Housing, introduced herself. Kristen Belt, Mithun, introduced herself and company as the project
architects. A video presentation was made regarding the need for affordable housing in Menlo Park
and MidPen’s work to provide.

Ms. Lindenthal introduced other members of the MidPen project team including Nevada Merriman,
Director of Housing Development. She said tonight was a compliance review for a project zoned R-
4-S. She made introductory remarks about MidPen. She said the Gateway Apartments were built
in the 1960s and MidPen had owned and managed them since the mid-1980s. She said in 2017
they completed the redevelopment of Sequoia Belle Haven on the 1200 block of Willow Road. She
said this proposal was the City’s first R-S-4 project with the affordable housing overlay (AHO). She
said on the 1300 block there were currently 82 family apartments. She said under R-4-S zoning
maximum allowable density was 182 units and a five-story building but they were proposing 140
affordable homes in a three- and four-story building. She said goals for this revitalization project
based on input from their outreach included modernizing the existing community and improving the
aesthetic and functionality; developing a project that complemented the surrounding neighborhood;
increasing access to affordable housing opportunities for people who live or work in Belle Haven or
displaced from Belle Haven because of rising rents; increasing the supply of affordable homes for
others in Menlo Park; enhancing the safety and security of community residents and creating a
pedestrian-friendly frontage along Willow Road. She said that their community outreach for this
project had occurred over the past five years. She said they were completing the design and
approvals and would begin construction in 2020 with a goal of occupancy in 2021.

Kristen Belt, Mithun, said throughout their community outreach process they had heard some
comments repeatedly that informed their design. She said one was a strong desire that the building
be brought forward toward Willow Road and away from the rear neighbors on Carlton Avenue. She
said height was desired to be minimized as possible especially where it came close to the
neighbors and to provide as much parking as possible. She said input on density was mixed. She
said some were concerned with impacts of density and others wanted to maximize the number of
affordable units. She said much conversation was had as how to make a local preference for Belle
Haven residents to have priority for the units. She said MidPen was working on how best to
accomplish that within the legal parameters. She said input moved the design from an undulating
four-story building with 152 units and 250 parking spaces to a building as close to Willow Road as
possible with three to four stories and some two-story with 140 units and 177 parking spaces. She
said regarding architectural character that the design moved from a more playful and vibrant
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aesthetic to one with a more subtle color palette, warmer materials, and more residential character.

Ms. Lindenthal said with the Commission’s approval tonight that MidPen would move forward with
City Council approval for the frontage road abandonment on March 26. She said they would be
positioned to compete for state funding opportunities expected to be released in April that would
allow them to meet their 2020 construction start date.

Chair Goodhue opened public comment.
Public Comment:

o Peter Adams, Gateway Apartments, Menlo Park, said public outreach meetings held by
MidPen had been very well publicized, documented and well attended. He said he was glad to
be a Menlo Park resident and provided positive detail on his experience living in MidPen
housing.

Chair Goodhue closed public comment.

Commission Comment: Commissioner Onken asked whether resident selection preferences were
codified. Planner Pruter said the BMR Guidelines set up general parameters but that consideration
would be part of the NOFA item, the funding piece, that was scheduled with the City Council on
March 26, 2019.

Commissioner Riggs said he thought it would be hard the furnish the living space for Unit 1C and
suggested it be rethought. He said needed warmth and light for the exterior was provided by the
materials. He confirmed with Ms. Belt that all the units were air conditioned. He recommended
changing their video clip noting that he has never had air conditioning in his home in Menlo Park
and that an affordable housing tenant complaining about no air conditioning might be taken the
wrong way. He said he supported the project.

Commissioner Strehl said she did not have air conditioning in her home, but she would like to. She
said single-family homes had the benefit of cross-ventilation whereas apartment units had less
opportunity for cross-ventilation. Commissioner Riggs acknowledged that but suggested the level
of insulation used in large modern buildings far exceed what was in their homes.

Commissioner Onken said it was a great project and he appreciated the amount of outreach that
went into its design. He said he appreciated the community center on the corner. He said he would
welcome some major differentiation along the fagade on Willow Road.

G2.  Study Session/Chase Rapp/1162 El Camino Real:
Request for a study session to review a proposed three story, nine unit residential development
with an at grade parking garage with nine parking spaces in the SP-ECR/D (ElI Camino
Real/Downtown Specific Plan) zoning district. Three of the units would be designed as Below
Market Rate (BMR) units, with one unit providing a BMR unit for this project and two units providing
BMR units for the combined projects at 506 Santa Cruz Avenue, 556 Santa Cruz Avenue, and
1125 Merrill Street. No actions will take place at this meeting, but the study session will provide an
opportunity for the Planning Commission and the public to become more familiar with the proposal
and to provide feedback. (Staff Report #19-019-PC)
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Staff Comment: Senior Planner Corinna Sandmeier said since the staff report was published, staff
received three emails whose main concerns were about the proposed outdoor space and windows
along the rear of the property. She said copies of the emails were distributed to the Commission at
the dais and were available for the public at the table in the back of the room.

Applicant Presentation: Chase Rapp, developer, introduced his partner Brady Furst. He said the
site for this residential project in the downtown that would provide affordable and BMR units was
small, but he thought their project was strong.

Toby Long, project architect, said they had a materials board for the Commission to view. He said
they were working with a relatively tight site with a lot area of just over 8300 square feet. He said
the proposed project was nine units in a three-story structure with parking for nine vehicles. He
said the building was pulled away from the rear property line with the intent of providing open
space for the tenants as an amenity. He said they were using solar panels and light wells to bring
more light into the center of the building. He said the garage entrance was pushed away from the
street fagade and the building lobby pulled forward. He said the building was intended to be
prefabricated with a simple, classy design to fit well along the street edge. He said they would go
from podium deck to apartment building in two days. He said ground floor was mainly parking with
a main access stair and an elevator tucked behind it. He said there was also a lounge on the
ground floor. He said the units on the second floor were a mix of studio, one- and two-bedroom
units. He said each unit would have a balcony. He said the third floor had one- and two-bedroom
units.

Commissioner Doran asked for more detail about prefabricated buildings. Mr. Long said
conventional building materials were used. He said it was a wood frame structure with all the parts
and pieces that would be used for building onsite. He said the buildings were finished to a live-in
condition at the factory with all interior finishes done. He said most of the connections were made
at the exterior and that they did all exterior construction onsite. He said the buildings were
constructed under state law regulated by Housing Community Development in Sacramento and
inspected by third party inspectors to insure compliance. He said trucks would bring the units into
Menlo Park.

Commissioner Strehl asked about the BMR units. Mr. Rapp said there would be one studio, one
one-bedroom, and one two-bedroom unit provided for BMR. He said that included the one BMR
required for this project and the two BMRs required for another project they were approved for.

Commissioner Onken commented that for future hearings the Commission would need to see a
site plan showing the surrounding area.

Chair Goodhue opened the public comment period.
Public Comment:

o Mira Mazur said she was concerned with losing a historic building and a business that made
Menlo Park unique and a great place to live. She said the building housing Feldman’s Books
was over 100 years old. She said losing the building and Feldman’s Books would be
devastating for the City. She said she understood the need for housing but adding nine units
did little to solve the housing problem and would greatly damage the way of life in Menlo Park.
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e Joseph Sinnott said he and his wife had lived in Menlo Square since 2005. He said that
building was three stories with 25 condominiums and about nine of the units faced the
proposed project. He said they were concerned with privacy as Menlo Square had fairly large
units on its west side and the project had fairly large windows and doors on its east side. He
said the proposed outdoor space for the project with a raised deck, fireplace and barbecue
concerned them as they thought it would create noise and privacy concerns. He said they
thought it would be much better as just a garden with ground cover and bushes, and maybe a
few benches.

¢ Aidan Stone, Menlo Park, said he opposed the demolition of Feldman’s Books and the Youth
Mental Health Center to construct a prefabricated, monotoned, stucco modular series of
stacked containers as proposed. He said this was textbook gentrification at the expense of the
City’s roots. He said the proposed structure was out of character for the City and cut current
residents off from the peace and cultural and mental health opportunities currently offered by
the storefront renters. He said the existing structure was unique and sophisticated, and that
the current bookstore featured a magnificent garden in the back with fountains and an avocado
tree that was open to the public seven hours a day. He said the proposed building’s glass,
metal, limestone and stucco could exist anywhere and had no local meaning or charm. He said
the avocado tree in the rear was over 100 years old and produced fruit and should be
considered for retention in the design and as part of the environmental review.

e Martin Todd Allen said he was a regular patron at Feldman’s Books. He said spending his
Saturday afternoons at the bookstore he withessed people coming in quietly that were able to
talk to the owner about whatever book they were looking for or books they wanted to exchange.
He said that experience was hard to replace and was something that Amazon could not
provide. He said he thought his life would be diminished if Feldman’s was gone, and he hoped
the City would do everything it could to keep it.

e Lily Rose Feldman said Feldman’s Books was housed in a beautiful building, and she had been
going there since a child. She said it was important to her and the many people she had seen
there, noting the community story sharing and poetry readings. She said it was a space where
people had met and fallen in love. She said it offended her sensibilities and she thought that of
the community as a whole to have it replaced by something that literally was not going to be
built there. She said the building was constructed in 1905 and constituted a historical part of the
City. She asked the Commission to deeply consider the loss of this structure. She said the
avocado tree should be considered as part of the environment review.

o Donald Albers said he greatly regretted that the news about this proposal was not made public
sooner as he thought the chambers would have been filled with people gently protesting the
possible disenfranchisement of a spectacular bookstore. He said Feldman’s Bookstore was like
the Powell in Portland or the Strand in New York City. He said as this was a study session, he
hoped there was time for people to come to the City and Commission to express their feeling
for this iconic store. He suggested scaling the units back to five units and providing Feldman’s
with space to continue. He said as next steps he would encourage that more effort was made
to ensure that the broader community was invited to have some degree of participation in this
project study.

¢ Ari Milligan said he had been involved in Feldman’s Bookstore for some time and was inspired

by the various speakers and hearing the proposal to speak. He said he could not see the
logical reason of replacing a bookstore with a nine-unit apartment complex. He said housing
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was expensive in Menlo Park and even with the housing crisis this proposed project would not
benefit many people. He said the project would add to traffic along EI Camino Real and there
was no real community in the downtown except for shopping and stores. He said it was a waste
to replace an iconic business with a project that did not really meet any target audiences and
seemed to cause more trouble than it did good.

Chair Goodhue closed the public comment period.

Commission Comment: Commissioner Onken said the property was identified as a historic
resource but no action was taken to list it. He asked staff to identify where it stood historically.
Planner Sandmeier said this was discussed in the Specific Plan EIR and the buildings were
covered by a 1990 survey by the San Mateo County Historical Association. She said historic
resource analysis was done for this property that was submitted by the applicant, and then peer
reviewed. She said if Menlo Park had a local register of historic resources and specific criteria for
listing resources then these buildings might be eligible for that register. She said the City however
did not have that register and so no criteria for listing places in a local historic register. Replying
further to Commissioner Onken, Planner Sandmeier said the Specific Plan EIR included an
inventory of significant places in the downtown.

Commissioner Onken asked regarding uses whether within City policy there was anything other
than the discretion of Council to say that a use was something they could actually protect in any
sort of codified way. Planner Sandmeier said she was not aware of any policies protecting specific
uses.

Chair Goodhue asked about the lease with Feldman’s Bookstore. Mr. Rapp said they were on a
month to month lease and paying $4200 monthly. He said when they bought the building two years
ago, they had wanted to raise the rent considerably, but the tenant could not afford it. He said the
tenant was not paying their expenses from a tax proportion standpoint.

Commissioner Onken said prefabrication was important to the developer but not to the
Commission. He said the design had to get past the prefabricated look. He said as proposed it
was a big, prefab overtly boxy building. He asked whether the project had to be so regimented and
symmetrical. He asked if the base had to be the same thing as everything above it. He said the
design needed to have more life. He said regarding the concerns about the rear of the building that
there should be 40-foot distance between habitable spaces and glazing. He said that had to be
addressed. He said plant screening was a possibility potentially at the expense of the recreational
area. He said they needed to improve their design so it would be the best building on the block.

Commissioner Riggs said he was a proponent of redevelopment and vitalization of EI Camino
Real. He asked if there would be space for Feldman’s in the new building. He said regarding
architectural control he found Mr. Stone’s comments about architecture well-spoken. He noted the
building was blocky and did not add anything architecturally to the City and the downtown. He said
with what it would replace the building was possibly even a step backwards. He said the two
forward protruding modules were faced in stone except one of them had nothing underneath it, and
it was architectural heresy to have a stone building floating in the air. He said there were other up
to date materials they might use instead such as metal siding or cementitious panels. He said the
latter might work with the cement board panels proposed to the neighbor’s side as those were
otherwise incongruous with this building and adjacent buildings. He referred to page 5 and the
suggestion that additional modulation could be helpful. He said he did not think it was that easy as
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they had already provided fairly dramatic modulation. He said it might be advisable to have less
modulation to make it less obvious there were five equal modules making up this building. He said
regarding privacy the Commission always commented on single-family development or otherwise
when windows faced other windows. He said as this was a three-story building it would be a
challenge to get landscaping that tall, but it was a possibility. He said a writer noted that the firepit
in the rear would be eight or nine feet from Menlo Square windows. He said that was challenging
for those residents to have this open space so close to their building. He noted that they might
want to rethink the fire pit in an area located on the north side of the building. He said in winter the
area might get two hours of light and in the summer five hours of light but all in the morning up to
11 a.m. at best. He said he would like to see a successful modular building as he thought it was
the future of construction. He said that he was not sure this project as proposed could bear the
restraints of modular building.

Commissioner Onken said the design attempted to be open and kind of exciting on the front facade
with balconies. He said on El Camino Real that might be a problem given that in the future it would
be rusty Webers, bicycles, and dead plants, the kind of things that ended up on residential
balconies, and over which they would have no control He said he could not think of anything else
along EI Camino Real that would have that amount of private balcony space. He said they might
consider reducing the balconies and entering the space back into the living space.

H. Informational Items

H1.  Future Planning Commission Meeting Schedule
e Regular Meeting: March 25, 2019

Planner Perata said that the March 25 agenda would have several single-family residential projects
including the one continued from tonight’s meeting and a change in use at 993 Menlo Avenue.

Chair Goodhue said she would not be at the March 25 meeting.

e Regular Meeting: April 8, 2019
e Regular Meeting: April 29, 2019

. Adjournment

Chair Goodhue adjourned the meeting at 10:09 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: 3/25/2019
CITY OF taff Report Number: 19-020-P
MENLO PARK Sta port Numbe 9-020-PC
Public Hearing: Use Permit/Kevin Novak/1171 Valparaiso Ave

Recommendation

Staff recommends that the Planning Commission approve a 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
minimum lot width in the R-E (Residential Estate) district, and to conduct interior and exterior remodeling
to an existing non-conforming accessory structure. The scope of work on the accessory building would
exceed 50 percent of the existing replacement value in a 12 month period. The project includes a request
for excavation in the right side setback for a lightwell and stair associated with the proposed basement. A
heritage size coast redwood tree in very poor condition is proposed for removal. 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 1171 Valparaiso Avenue. Using Valparaiso in the north-south
orientation, the project site is located on the eastern side of Valparaiso Avenue, between Arbor Road and
San Mateo Drive. A location map is included as Attachment B. Valparaiso Avenue is a residential street
that serves as the western border of the City. At the northern end, the street begins at the intersection
between ElI Camino Real and Glenwood Avenue. South of this intersection Glenwood Avenue continues
as Valparaiso Avenue. Properties on the western side of this street fall within the town of Atherton, while
those on the eastern side are within the city limits of Menlo Park. At the southern end of Valparaiso
Avenue, the street extends through the portion of the West Menlo Park neighborhood that is
unincorporated San Mateo County land and terminates at the intersection with Altschul Avenue at the
base of Sharon Hills Park.

Houses on Valparaiso Avenue near the subject property are also within the R-E (Residential Estate)
zoning district. The eastern side of the street features a mix of one- and two-story residences in a variety
of architectural styles, as well as a church at the corner of Valparaiso Avenue and Arbor Road. The
western side of the street is occupied by the athletic facilities for the Sacred Heart Schools in Atherton.
The residences in the broader area, and particularly down San Mateo Drive reflect mainly a ranch
architectural style, although some traditional, modern farmhouse, contemporary-style, and craftsman
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residences also exist further from the subject site. These properties also fall with the RE zoning district.

Analysis

Project description

The applicant is proposing to demolish an existing two-story home with an attached garage to construct a
new two-story residence in a modern farmhouse style with an attached two-car garage and basement. The
subject property is substandard with respect to lot width, therefore the construction of the new two-story
home requires a use permit. Lightwells are proposed on the right side and the rear to supply natural light,
ventilation and a means of egress to the basement. The lightwell on the right is proposed within the
required setback area, and would therefore require a use permit for excavation within a required setback.
The applicant has proposed to excavate within the larger of the two side setbacks, and there would be ten
feet of separation between the edge of the lightwell and the right side property line. A nonconforming
detached accessory building at the rear of the property is proposed to remain and be remodeled. The
accessory building is honconforming with respect to height, and the rear setback. The proposed
modifications to the accessory building would exceed the 50-percent replacement value of the existing
structure within a 12-month period and therefore would require use permit review, as explained in the
valuation section below. The main residence would conform to the development standards of the R-E
zoning district. A data table summarizing parcel and project attributes is included as Attachment C. The
project plans and the applicant’s project description letter are included as Attachments D and E,
respectively.

Of particular note with regard to Municipal Code requirements:

e Two covered parking spaces are proposed, as well as a large decomposed granite area which
could serve as an uncovered parking space. The applicant has included notes on the plans
referencing the Municipal Code provision that no more than one vehicle may be parked on a paved
area not leading to a garage or carport. The Planning Commission may wish to consider requiring
the applicant to revise the proposed material and/or reduce the extent of the paving at the front.

e The proposed building coverage would be 10 percent below the allowable maximum for the site, at
approximately 2,400 square feet.

e The proposed floor area would be approximately 750 square feet below the floor area limit (FAL)

e The second floor would be limited in size, with its floor area representing approximately 27 percent
of the total floor area on the site, where 50 percent of the floor areal limit is allowed.

e The height of the proposed structure (27 feet) would be well below the maximum allowable height
(30 feet)

e The proposed basement areas would be entirely located within the building footprint and therefore
are not included in the subject property’s FAL calculation.

e Interior modifications to the accessory building would construct permanent storage within the
workshop, and a closet. The proposed remodel would not include a kitchen in the accessory
building.

e The accessory building height of 15 feet, where 14 feet is allowed, is proposed to remain.

e The new pool equipment shed at the rear would meet and maintain five-foot side and rear
setbacks.
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Design and materials

The applicant has indicated the proposed residence has been designed in the modern farmhouse style,
with a gabled standing seam metal roof and an alternating pattern of board and batten siding providing a
subtle textural contrast with smooth painted stucco on the walls. The metal clad wood casement windows
will have a traditional look, with simulated divided lites with mullions on both interior and exterior,
surrounded by painted wood trim, with painted wood shutters on some of the front windows as a
decorative accent. The massing of the building is broken up by the first floor roof, and the position of the
bedrooms on the second floor. The design includes large covered and uncovered patio spaces, to
promote and facilitate a seamless indoor/outdoor living experience.

The proposed residence would have metal clad wood casement windows, with simulated divided lites with
interior and exterior mullions and spacer bar. The windows would have wood trim and some would feature
shutters. The majority of the windows on the second floor face the front and rear, with only a few second
story windows facing the sides. The limited number of windows would limit the potential privacy concerns
of neighbors. Additionally, all but one of the side-facing windows are indicated as being proposed to have
obscured glass. The one non-obscured glass window faces north, where the neighboring home is set back
significantly from the front property line. Several trees are proposed along this property line to replace the
four pittosporums proposed for removal in this area. A large heritage redwood is situated between the
home on the neighboring property at 1161 Valparaiso Avenue and the location of the window on the
proposed second story.

Modifications to the exterior of the existing nonconforming accessory building at the rear of the lot are
proposed. The new painted board and batten siding, standing seam metal roof, and metal clad wood
windows with simulated divided lites would serve to update the style and appearance of the building to
match that of the proposed new residence.

Valuation

For projects involving existing nonconforming structures, the City uses standards established by the
Building Division to calculate the replacement and new construction costs on which the use permit
threshold is based. The City has determined that the replacement cost of the existing detached accessory
structure would be $97,650, meaning that the applicant would be allowed to propose new construction and
remodeling at this site totaling less than $48,825 in any 12-month period without applying for a use permit.
The City has determined that the value of the proposed work would be approximately $95,600. Based on
this estimate, the proposed project will exceed 50 percent of the replacement cost of the existing structure,
therefore a use permit review by the Planning Commission is required for the nonconforming structure.

Trees and landscaping

The site features 33 heritage size trees and 24 non-heritage trees. A tree inventory was provided and
appropriate protections for the heritage trees relative to the proposed work were included with the arborist
report. The arborist report has been included as Attachment F. A preliminary landscape plan has been
included, and the site plan notes proposed landscaping —specifically new plantings along the northern and
southern property lines to aid in screening. The proposed project is not anticipated to adversely affect any
of the existing heritage trees located on the subject site or neighboring properties. A heritage tree removal
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permit has been applied for and reviewed by the City Arborist. The subject tree (tree #31 coast redwood)
is in very poor condition and has been tentatively approved for removal, due to its condition and the impact
of the number of trees in its vicinity. A coast live oak in a 24-inch size box is proposed as the replacement
tree, however the proposed location of the replacement tree may prove problematic given its proximity to
other large trees. Per project specific condition of approval 4.a the applicant would be required to revise
the proposed location of the replacement tree subject to review and approval by the City Arborist and the
Planning Division. All recommendations that have been identified in the arborist report submitted as part of
the use permit shall be implemented and ensured as part of condition 3g. A large gravel area is proposed
at the front of the property. This area would need to meet the Engineering Division standards for an all-
weather surface, and no more than one car could use this area as uncovered parking at a time, per
Municipal Code section 8.20 Storage in Yards. As mentioned earlier in the report, the Planning
Commission may wish to require the applicant to reduce the extent of this area.

Correspondence

The applicant has provided a letter from their rear neighbors at 1360 Garden Lane, stating they reviewed
the plans with them and have no objection to the proposal. This letter is included as Attachment G. Staff
has not received any comments directly regarding the proposal.

Conclusion

Staff believes the proposed project would be compatible with the mix of architectural styles within the
neighborhood, and that the proposed site layout maintains the pattern of homes being set back further
from the street than required along this portion of Valparaiso Avenue. Additionally, staff supports the
preservation of the many heritage trees on the site and provision of many new trees. Staff believes that
the limited number of windows proposed at the second story of the residence on the left side as well as
the distance from the right side property line and obscured glass would limit privacy concerns generally.
Staff recommends that the Planning Commission approve the proposed project.

Impact on City Resources

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

Environmental Review

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

Public Notice

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

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

Attachments

Recommended Actions
Location Map

Data Table

Project Plans

Project Description Letter
Arborist Report
Correspondence

GmMmMooOw>

Disclaimer

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

Exhibits to Be Provided at Meeting
None

Report prepared by:
Ori Paz, Assistant Planner

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

1171 Valparaiso Avenue — Attachment A: Recommended Actions

LOCATION: 1171 PROJECT NUMBER: APPLICANT: Kevin OWNER: Kevin Novak
Valparaiso Avenue PLN2018-00134 Novak

PROPOSAL: Use Permit/Kevin Novak/1171 Valparaiso 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 minimum lot width in the R-E (Residential Estate) district, and to conduct interior and exterior
remodels to an existing non-conforming accessory structure. The scope of work on the accessory
building would exceed 50 percent of the existing replacement value in a 12 month period. The project
includes a request for excavation in the right side setback for a lightwell and stair associated with the
proposed basement. A heritage size coast redwood tree in very poor condition is proposed for removal.

DECISION ENTITY: Planning DATE: March 25, 2019 ACTION: TBD
Commission

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

ACTION:

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

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

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

a. Development of the project shall be substantially in conformance with the plans prepared by
Tektive Design, consisting of 22 plan sheets, dated received March 18, 2019, and approved
by the Planning Commission on March 25, 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 applicants shall comply with all Sanitary District, Menlo
Park Fire Protection District, and utility companies’ regulations that are directly applicable to
the project.

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

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

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

f.  Simultaneous with the submittal of a complete building permit application, the applicant
shall submit a Grading and Drainage Plan for review and approval of the Engineering
Division. The Grading and Drainage Plan shall be approved prior to the issuance of
grading, demolition or building permits.
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1171 Valparaiso Avenue — Attachment A: Recommended Actions

LOCATION: 1171 PROJECT NUMBER: APPLICANT: Kevin OWNER: Kevin Novak
Valparaiso Avenue PLN2018-00134 Novak

PROPOSAL: Use Permit/Kevin Novak/1171 Valparaiso 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 minimum lot width in the R-E (Residential Estate) district, and to conduct interior and exterior
remodels to an existing non-conforming accessory structure. The scope of work on the accessory
building would exceed 50 percent of the existing replacement value in a 12 month period. The project
includes a request for excavation in the right side setback for a lightwell and stair associated with the
proposed basement. A heritage size coast redwood tree in very poor condition is proposed for removal.

DECISION ENTITY: Planning DATE: March 25, 2019 ACTION: TBD
Commission

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

ACTION:

g. Heritage trees in the vicinity of the construction project shall be protected pursuant to the
Heritage Tree Ordinance and the arborist report prepared by Kielty Arborist Services, LLC.,
dated revised January 22, 2019.

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

a. Simultaneous with the submittal of a complete building permit application, the applicant
shall submit plans indicating the revised location of the proposed heritage tree removal
replacement tree, subject to review and approval by the Planning Division and City Arborist.
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1171 Valparaiso 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
24,175.0 sf 24,175.0 sf 20,000.0  sfmin.
94.0 ft. 94.0 ft. 110.0 ft. min.
257.1 ft. 257.1 ft 130.0 ft. min.
65.0 ft. 86.5 ft. 20.0 ft. min.
115.0 ft. 91.3 ft. 20.0 ft. min.
10.0 ft 10.6 ft. 10.0 ft. min.
(30 ft. total)
20.0 ft. 13.8 ft. 10.0 ft. min.
(30 ft. total)
4,852.6 sf 3,221.7 sf 7,252.5 sf max.
20.1 % 133 % 30.0 % max.
6,339.6 sf 4,707.7 sf 7,093.8 sf max.
3,505.0 sf/basement 2,288.0 sf/1st
2,747.0 sf/1st 1,486.0 sf/2nd
1,707.5 sf/2nd 228.0 garage
724.5 sf/garage 705.7 sflacc.
705.7 sflacc. Building building
675.4 sf/porches
10,065.1 sf 4,707.7 sf
27.0 ft 255 ft. 30 ft. max.
2 covered 1 covered/1 uncovered 1 covered/1 uncovered
Note: Areas shown highlighted indicate a nonconforming or substandard situation.
Heritage trees: 33 Non-Heritage trees: 15 New Trees: 1
Heritage trees Non-Heritage trees Total Number of
proposed for removal: 1 proposed for 10 | Trees: 38
removal:




ATTACHMENT D

vicinity map

project title

NEW RESIDENCE

[171 VALPARAISO AVENUE, MENLO PARK

lightwell

basement (not included in floor area limit)

floor area bIO(kout diagrams

project contacts

architect

Tektive Design

623 Guinda Street

Palo Alto, (A 94301
4152504052

Pearl Renaker
pearl@tektivedesigncom

owners
Kevin Novak & Hannah Giula
1171 Valparaiso Avenve

Menlo Park, A 94025

arborist
Kielty Atborist Services
ox 6187

land surveyor

Lea &Braze Engineering
2495 Industrial Parkway West
Hayward, (A 94545 San Mateo, (A 94403
5108874086 6505251464
contact: Mirko Ferreira contact: Kevin Kielty

landscape architect

td

tektive
design

623 Guinda Street
Palo Alto, CA 94301

2016 California Fire Code:

total floor area (A+B+(+D+E+F) (26%) 633965t
total lot coverage (A+B+E): (20%) 485265f
hardscape areas: (20%) 4947 st
landscape areas (59%) 14375 sf

parking:2 covered spaces

Aitken Associates
8262 Rancho Real , :Eé;gg%
Gilroy, A 95020
floor area tabulation construction notes 4088420245
A2 region dimensions area (SF) contact:Karen Aitken
£ : Work hours are regulated by noise levels created during construction. The maximum noise levels allowed
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| N 9 Tx 3829] of nine (9)am.andfive (5) .
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B4, a X 50l Secon 806050 salle posted atal nt ; thec 202 area plan & streetscape
- N " G X 3673 construction, for the purpose of informing contractors an subcontractors andalother persons at the S v
Py 2 d construction site of the basic requirements of this chapter. The sign shall be at least five (5) feet above survey
- = b [€] X 3000 ground level and shall consist of a white background with black letters.
L\ A e = [ i 1995 htwtanding 'mhe;g‘v’u;l;x:;)seﬂnnhzbuve all powered equipment shall comply with the A0 existing site / demolition plan
T T a0 3 Any frontag are damaged either as an existing condition or as aresult of A20  basement floor plan o]
o 86 290" | nstruction will be required placed All ork shall be in the A2l firstfloor plan =2
> L shading—} DI X 335 Jatest version of th CityStandard betals N £22 ge(ondﬂopov lan Z o
\ indicates 07 X 3100 pla oS
B . Fareaw/ i X 735 permit from the Engineering Division s required prior to any construction actvities, A23  roof plan . z =
(porch) atie-s €2 X 5510 m(lumng utilty laterals,in the publicight of way A3| front & rear elevations S
a] B T x 509) A32  side elevations
[
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total floor area (A + B+ C+D + F) 63394 persons and property. The contractor and subcontractors shall maintain the job site in a clean,orderly T4 arborist report
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a
. . Lo . title
[ ]
- project description project information
— . APN 071063250
. 207 - Demolish (e) 2-story single family residence and (e) attached garage. occupancy R3/U (garage) cover
I J\ I o1 construction type: V-B
[ - Build (n) 2-story single family residence over basement with attached 2-car garage. o0ne:
@ flood zone: X
, o & B3 - Remodel () detached accessory structure Setbacks
front: 20 version
1 a6 - Install NFPA 13-D fire sprinkler system throughout residence and attached garage, rear. 20
7 = under a separate building permit. sides 10+20:30" DR2
H ) max height 30
B 1 [4] - | site analysis scale
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A 2016 California Building Code date
2016 California Residential Code A)attached garage 72455t
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note:

This is the existing condition of the
main house, which is to be demolished.
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note:

This is the existing condition of the
main house, which is to be demolished.
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note:

This is the existing condition of the
main house, which is to be demolished.

| house - west (front) elevation
scale 1/4 = 10"

2 house - north (side) elevation
scale I/4' = 1-0°
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111

house - east (rear) elevation

note:

This is the existing condition of the
main house, which is to be demolished.
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house - south (side) elevation
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note:

This is the existing condition of the cottage.
It will be retained & remodeled.

2 cottage - south elevation
scale:1/4 = 10

cottage - north elevation
scale: \/4 = 10
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key notes:

standing seam metal roof
painted wood fascia
metal dad wood windows with simulated

o

divided lites with mullions on both interior &

exterior and spacer bars in between glass,
surrounded by painted wood trim

painted board & batten siding

redwood board pool equipment enclosure.
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Nonconforming Structure New Work Value Diagrams
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Areas of work

(replacing all doors, windows, siding)
Area  Dimenslons SF

A 31-2"x 8'-4" 260

B 16-10" x 4'-0" 63

Cc 3 202

D 73

E 260

F 202
Total 1,060

Existing Development
Non-Conforming Square

Structure Type Footage
Existing 1st floor 371
Existing garage 335
Total 706
Proposed Development
Area of work Square
Footage
Bathroom remodel 47
Living area remodel 406
Garage remodel 254
Replacement of 1,060
door/window/siding
Total 706

existing garage
20-2'x15-10" = 335 sf

tektive
design

623 Guinda street
Palo Alto, CA 94301
P 4152506052

1 4155200219
| —
Construction  Existing ya
Cost Value £
$200/sf $74,200
$70/sf $23,450
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qo- ~_
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Cost Value
remodel bath remodel garage
$130/sf $6,110 9-4"x5-0" 5-0"x5-0"= 25 sf
=47st fitle
$100/sf $40,500
$35/sf $8,890
cottage work
$asisf $37.100 value diagrams
$95,600
95% of (e) value
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AITKEN ASSOCIATES
LANDSCAPE ARCHITECTS

8262 Rancho Real Gilroy Ca. 95020

Calif. Reg.#2239
aitkenassociates@gmail.com

NOVAK RESIDENCE
1171 Valparaiso Ave, Menlo Park CA.
LANDSCAPE PLAN

Palm Tree Palm Tree Redwood Tree
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0
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SCALE  1/8" 0"
DRAWN AD & IN
JoB NOVAK

*A minimum three inch (3") layer of mulch shall be
applied on all exposed soil surfaces of planting areas.
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ATTACHMENT E

Project Description
1171 Valparaiso Avenue, Menlo Park, CA 94025

The applicant is requesting use permit approval to construct a new two-story over basement single-family
residence with attached garage on a substandard lot in the R-E zoning district. The proposed new residence
complies with all zoning, setback, height, and daylight plane requirements. The lot is substandard with respect to
width at 94.07” vs. the minimum width for the zone of 110°. The 257.10” depth of the lot is greater than the zone
minimum of 130°, and the 24,175 sf area of the lot is greater than the zone minimum of 20,000. The existing two-
story residence with attached garage would be demolished. The existing swimming pool and its surrounding
hardscape, as well as an accessory building at the rear of the lot, are proposed to remain.

The site does not have much of a surrounding residential neighborhood to provide context for the home. The
homes to the right and left are hidden behind high fences and vegetation; the home to the left is an older Spanish
revival style, while the home to the right is a new two-story home in a modern farmhouse style that is currently
under construction. To the north, there is a large church site. Across the street, the Sacred Heart school property
extends far up and down Valparaiso. The new home is proposed to be built in a modern farmhouse style, with a
gabled standing seam metal roof and an alternating pattern of board and batten siding providing a subtle textural
contrast with smooth painted stucco on the walls. The metal clad wood casement windows will have a traditional
look, with simulated divided lites with mullions on both interior and exterior, surrounded by painted wood trim,
with painted wood shutters on some of the front windows as a decorative accent.

The massing of the home is traditional in its formal symmetry at the front, with the entryway flanked by matching
tall gabled elements with bay windows. Although the new home is located closer to the front of the lot than the
existing home, it is still set back from the street by 65°, to provide for a spacious entry courtyard and to maintain
adequate distance from the heritage oak trees at the front. At the rear, covered and uncovered patios provide
space for indoor-outdoor living and entertaining. The primary view windows face front and rear; there are only a
few windows on the sides of the second story, and all but one of those are proposed to have translucent privacy
glazing, to be respectful of the neighbors’ privacy. The overall height of the home is 27’ vs. the maximum
permitted of 30°.

The site is heavily wooded, with 33 heritage trees of protected size, including three large oak trees at the front of
the lot and many redwood trees at the rear. A tree care regimen will be followed per the project arborist’s advice
in order to improve the health of the protected trees. The house will be sited closer to the front of the lot than the
existing house, in order to increase the distance between the house and redwood tree #23 and the clump of
heritage palm trees by the pool. Some of the smaller, non-protected trees on site are proposed for removal — the
bay trees because they are a potential host for the sudden oak tree death pathogen, and others to make room for
planting fruit trees along the perimeter of the property. One protected redwood tree that is nearly dead (#31, by
the cottage) is also proposed for removal.

The detached accessory building in the rear corner of the lot, including a bath with 3 fixtures, is proposed to
remain as a pool cottage and workshop space. The exterior envelope, roof structure, and footprint are proposed to
remain the same, but the roofing and siding material are proposed to be replaced to coordinate with the new main
house, along with the doors and windows, and an interior remodel is planned as well. Part of the accessory
building was relocated to the current location in 1980 and the rest of it was constructed in 1981, with building
permits. However, the building does not comply with the current policies on accessory buildings containing non-
living space as defined in 2014. The height is 15’ instead of the maximum of 14’. Per the nonconforming work
value calculations, the proposed work on the accessory building is greater than 50% of its existing value, so use
permit approval is required.

The owners have discussed the project with the neighbors at the adjacent properties (illustrated on A0.2) at 1161
Valparaiso, 1394 San Mateo, 1360 Garden Lane, and 1390 Garden Lane. None of these neighbors have expressed
any concerns with the proposed design. Given the siting of the property, inhabitants of more distant properties are
unlikely to be able to see the new home clearly or be much affected by it.
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ATTACHMENT F

Kielty Arborist Services LLC

Certified Arborist WE#0476A
P.O. Box 6187
San Mateo, CA 94403
650-515-9783

November 14, 2018, Revised January 22, 2019

Tektive Design

Attn: Ms. Pearl Renaker
623 Guinda Street

Palo Alto, CA 94301

Site: 1171 Valparaiso Avenue, Menlo Park CA
Dear Ms. Renaker,

As requested on Thursday, November 1, 2018 I visited the above site to inspect and comment on
the trees. A new home with a full basement is proposed on this site and your concern for the
future health and safety of the trees has prompted this visit. Site Plan A1.1 dated 1/19/19 was
reviewed for writing this report.

Method:

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

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

The height of the trees was measured using a Nikon Forestry 550 Hypsometer. The spread was
paced off. Comments and recommendations for future maintenance are provided.
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1171 Valparaiso 1/22/19
Survey:

Tree# Species

1P

3P

P

P

op

10*

11*P

DBH
Coast live oak 31.9
(Quercus agrifolia)
Bay 6.0

(Umbellularia californica)

Valley oak 31.6
(Quercus lobata)

Bay 7.1
(Umbellularia californica)
Bay 6.3
(Umbellularia californica)
Loquat 6.8
(Eriobotrya japonica)
Coast live oak 40.4
(Quercus agrifolia)
Redwood 26.7

(Sequoia sempervirens)

Bay 314
(Umbellularia californica)

Pittosporum 13@grade

(Pittosporum eugenioides)

Pittosporum  16@grade
(Pittosporum eugenioides)

CON
40

60

50

50

50

35

70

65

45

45

@)

HT/SP Comments

50/35 Poor vigor, poor form, codominant at 8 feet
with decay on leaders, buried root crown but
exposed in past, near overhead irrigation by
6 feet, in decline, high water use landscape
surrounding tree.

25/10 Fair vigor, poor form, suppressed by #3,
poor location directly underneath power
lines.

50/35 Fair vigor, fair to poor form, pruned for
utilities on one side of canopy, codominant
at 7 feet with good union, recommended to
remove irrigation near tree.

30/12 Fair vigor, fair form, suppressed.

20/10 Fair vigor, poor form, heavily suppressed.

25/15 Fair vigor, fair form, suppressed.

50/40 Poor vigor, poor form, multi leader at 10
feet, in decline, heavy dieback, next to high
water use landscape, root crown buried in
past.

75.15 Fair vigor, fair form, small areas of die back.

55/30 Fair vigor, fair form, one sided, pruned for
utility line clearance.

20/12 Fair vigor, poor form, suppressed, history of
limb loss, decay throughout canopy, old
screening material.

20/12 Fair vigor, poor form, suppressed, history of

limb loss, decay throughout canopy, old
screening material, ivy in canopy.
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1171 Valparaiso 1/22/19
Survey:

Tree# Species

12*pP

13*

14*P

15

16P

17P

18P

19P

20P

21P

22R

23P

24*p

Pittosporum  18(@grade
(Pittosporum eugenioides)

Pittosporum  14@grade
(Pittosporum eugenioides)

Pittosporum 18est
(Pittosporum eugenioides)

Japanese maple 6.0
(Acer palmatum)

Canary island palm  29.3
(Phoenix canariensis)

Canary island palm  40.8
(Phoenix canariensis)

Canary island palm  23.7
(Phoenix canariensis)

Canary island palm  35.0
(Phoenix canariensis)

Canary island palm  35.0
(Phoenix canariensis)

Canary island palm  35.0
(Phoenix canariensis)

Canary island palm  18.2
(Phoenix canariensis)

Redwood 49.1
(Sequoia sempervirens)

Redwood 65est
(Sequoia sempervirens)

DBH

CON
45

50

80

70

70

70

70

70

70

70

55

65

3)

HT/SP Comments

30/15 Fair vigor, poor form, topped limbs,
suppressed, history of limb loss, decay
throughout canopy, old screening material,
vy in canopy.

20/12 Fair vigor, poor form, topped limbs,
suppressed, history of limb loss, decay
throughout canopy, old screening material,

vy in canopy.

25/15 Fair vigor, poor form, multi leader at 1 foot,

old screening material topped in past.

12/12  Good vigor, good form.

15/15 Good vigor, fair form, in palm grove.

15/15 Good vigor, fair form, in palm grove.

15/15 Good vigor, fair form, in palm grove.

15/15 Good vigor, fair form, in palm grove.

15/15 Good vigor, fair form, in palm grove.

15/15 Good vigor, fair form, in palm grove.

5/8 Good vigor, fair form, in palm grove,

smallest in grove, exempt from ordinance

80/20 Fair vigor, poor form, 2 feet from home, top
failed or died in past, loss of dominance.

90/20 Fair vigor, fair form, drought stressed
canopy, 6 feet from property line.
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1171 Valparaiso 1/22/19

Survey:
Tree# Species DBH
25P  Redwood 27.8
(Sequoia sempervirens)
26P  Redwood 33.8
(Sequoia sempervirens)
27P  Redwood 22.3
(Sequoia sempervirens)
28P  Redwood 22.5
(Sequoia sempervirens)
29P  Redwood 16.0
(Sequoia sempervirens)
30P Redwood 31.8

31P/R Redwood

32P

33

34

35P

36P

37P

38*P

(Sequoia sempervirens)

24.3
(Sequoia sempervirens)

Redwood 31.3
(Sequoia sempervirens)

Redwood 7.6
(Sequoia sempervirens)

Redwood 9.0
(Sequoia sempervirens)

Redwood 21.0
(Sequoia sempervirens)

Redwood 35.0
(Sequoia sempervirens)

Redwood 60.0
(Sequoia sempervirens)

Redwood 40est
(Sequoia sempervirens)

CON
65

65

65

60

45

45

10

45

40

40

40

40

45

50

4)

HT/SP Comments

80/15

80/15

80/15

75/15

50/12

80/15

70/5

80/15

30/10

30/10

70/20

80/20

80/20

85/20

Fair vigor, fair form, in grove, top bends,
suppressed.

Fair vigor, fair form, suppressed, in grove.

Fair vigor, fair form, suppressed, in grove.

Fair vigor, fair form, suppressed, slight lean.

Fair to poor vigor, poor form, heavily

suppressed, located 5 feet from structure.

Fair vigor, fair form, suppressed, poor
location, 2 feet from structure.

NEARLY DEAD
Proposed to be removed

Fair to poor vigor, poor form, codominant at
4 feet with 3 leaders, suppressed.

Fair to poor vigor, poor form, heavily
suppressed, not enough room for tree.

Fair to poor vigor, poor form, heavily
suppressed, not enough room for tree.

Poor vigor, fair form, in decline.
Poor vigor, fair form, large amounts of dead
wood, 4 feet from structure.

Fair vigor, poor form, multi leader at 5 feet,
4 feet from structure.

Fair vigor, poor form, codominant at 6 feet.
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1171 Valparaiso 1/22/19

Survey:

Tree# Species DBH

39P Redwood 45.0
(Sequoia sempervirens)

40P  Redwood 19.0
(Sequoia sempervirens)

41 Redwood 11.2
(Sequoia sempervirens)

42P Redwood 21.2
(Sequoia sempervirens)

43P  Redwood 19.9
(Sequoia sempervirens)

44P  Redwood 64.0
(Sequoia sempervirens)

45P Redwood 46.1
(Sequoia sempervirens)

46P Redwood 38.9
(Sequoia sempervirens)

47P  Redwood 38.0
(Sequoia sempervirens)

48P  Redwood 30.1
(Sequoia sempervirens)

49 Loquat 6.4
(Eriobotrya japonica)

50 Pittosporum 10.2
(Pittosporum undulatum)

51 Pittosporum 14.1@grade
(Pittosporum undulatum)

52 Pittosporum 6.0

(Pittosporum undulatum)

CON
40

45

40

50

50

70

45

70

70

70

65

65

)

HT/SP Comments

85/20

65/12

45/10

70/15

70/15

Fair vigor, poor form, codominant at 6 feet
with included bark, codominant again at 25',
hazardous.

Fair to poor vigor, poor form, suppressed,
part or tree house.

Poor vigor, poor form, suppressed, part of
tree house.

Fair to poor vigor, fair form, port of tree
house.

Fair vigor, fair to poor form, suppressed,
slight lean.

110/25 Fair vigor, fair form, largest tree.

90/20

90/20

90/20

90/20

15/15

20/15

20/15

20/12

Fair vigor, poor form, multi leader at 1 foot.

Fair vigor, fair form.

Fair vigor, fair form.

Fair vigor, fair form.

Fair vigor, fair form.

Fair vigor, fair form, fair screen.

Fair vigor, fair form, fair screen.

Fair vigor, fair form, fair screen.
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1171 Valparaiso 1/22/19 (6)

Survey:
Tree# Species DBH CON HT/SPComments
53 Pittosporum 4.0 50 15/10 Fair vigor, fair form, suppressed.

(Pittosporum undulatum)

54 Bay 6.3 65 20/20 Fair vigor, fair form.
(Umbellularia californica)

55 Pittosporum 4.2 45 15/10 Fair vigor, poor form, suppressed.
(Pittosporum undulatum)

56*P Redwood 37.0 70 90/20 Fair vigor, fair form.
(Sequoia sempervirens)

57*P Redwood 24.0 40 65/15 Poor vigor, poor form, top dead.
(Sequoia sempervirens)

*-Indicates neighbors tree P-Indicates protected tree by city ordinance
R-Indicates proposed removal

The city of Menlo Park's definition of a heritage tree is as followed:

. Any tree having a trunk with a circumference of 47.1 inches (diameter of 15 inches) or more

measured at 54 inches above natural grade.

. Any oak tree native to California, with a circumference of 31.4 inches (diameter of 10 inches) or

more measured at 54 inches above natural grade.

. Any tree or group of trees specifically designated by the City Council for protection because of

its historical significance, special character or community benefit.

. Any tree with more than one trunk measured at the point where the trunks divide, with a

circumference of 47.1 inches (diameter of 15 inches) or more, with the exception of trees that are
under 12 feet in height, which are exempt from the ordinance.
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Summary of existing tree health:

Coast live oak tree #1 and #7 are in poor condition. Large areas of dead wood were observed in
both tree canopies, and little live foliage was observed. Both trees are located in low spots and
have had their root crowns exposed in the past, so that the root flare is visible. This was likely
done to stop the progression of an oak root fungus disease and to improve tree health. Buried
root crowns are often the cause of oak tree death in landscapes, as water sitting against an oak
tree's trunk significantly raises the risk of the oaks developing an oak root fungus disease.
Generally when planting a tree you want to plant the tree on a high spot so that the water drains
away from the trunk. The surrounding landscape near both trees is a high water use landscape.
Overhead irrigation was observed at only 6 feet from both oak trees. The soil below both trees
was considerably moist during my site visit. Oak trees are native to this area and do not require
dry season irrigation to maintain a healthy canopy. Irrigation during the dry season raises the
risk of the oaks developing an oak root fungus disease. When inspecting fallen leaves, it is
obvious that there has been an infestation of gall wasp, that leads to heavy leaf drop as seen on
these trees. There is no complete control for the gall wasp infestation. Often new spring growth
pushes out the infected leaves and the tree again will look healthy. Gall wasps are usually killed
by either fungi, parasites, natural predators, and competing insects. Usually gall wasps do not
seriously threaten tree health, unless the population is out of control year after year. Because
trees on nearby propertles have been killed by the gall wasp in the past, it is recommended to
' take action against the gall wasp. A company
who specialized in tree insect control, such as
S.P. McClenahan should be contacted to
develop a plan of action to reduce the
population of gall wasp.

It is recommended to immediately suspend all
irrigation at a minimum distance of 30 feet
from the two oak trees. A root collar
inspection should be completed using an air
knife or hand tools to inspect for oak root
fungus to get a better idea on the extent of
suspected root rot. Often exposing the root
crowns 1s all the trees need to be able to
increase tree health/vigor. The area 30 feet
out from both trees shall be vertically
mulched to help aerate the soil. This work
should be done by a tree care provider. Both
trees should be re-inspected in spring to see if
the trees have improved in vigor/health.

Showing both oak tree canopies in
significant decline




F8

1171 Valparaiso 1/22/19 (8)

Valley oak tree #3 is in fair condition. The tree is located underneath overhead utility lines and
has been pruned for clearance on one side of the tree in the past. The tree is codominant at 7 feet
with a good union formation. It is recommended to permanently suspend irrigation when within
30 feet of this tree. The past utility line clearance pruning done has made for an unbalanced
canopy. It is recommended to use approved reduction cuts out on the ends of the limbs where
heavy, to reduce risk of a large branch failure.

Redwood tree #8 is located in the front yard of the home and is in good condition. Redwood
trees require significant dry season irrigation to maintain a healthy canopy. It is recommended
to irrigate this tree during the dry summer months every 2 weeks out to a distance of 20 feet from
the tree, until the top foot of soil is saturated. Redwood trees are often in conflict with oak trees
when located in close proximity to one another as they have different water requirements.

Bay tree #9 is located underneath overhead utility lines, and has been pruned on one side of the
canopy for line clearance. It is recommended to prune the other side of the tree that has not been
pruned, to make for a more balanced canopy.

Pittosporum trees #10-14 are located on the neighboring property to the south. These trees create
a dense screen for both properties. The majority of these trees are in poor condition due to being
mature and topped in the past to maintain a hedge like appearance. Topping cuts promote decay
as seen on many of the limbs. Ivy growth has also taken over a majority of the canopies. The
adjacent neighbor is in the process of constructing a new home. It is recommended to have a
discussion with the neighbor about planting new hedge material in this location as the existing
hedge is in decline and has not been properly maintained. Some of the pittosporum trees in this
location are of a protected size due to measuring the trees below the multi trunked union.

Canary Island palm trees #16-22 are in good
condition. These trees have all been planted very
close to one another and create a large clump of
palm trees. Canary island palm tree #22 is very
small and is proposed for removal as it is suppressed
by the larger palms. Due to the height of the tree,
the tree is exempt from the Heritage Tree
Ordinance.

Showing clump of Canary Island palm trees
with an arrow pointing to the small palm tree
#22 to be removed
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Trees #23-48 are redwood trees located at the back of
the property, that make up a large grove of trees.
Some of these trees are in significant decline and
should either be removed or mitigated depending on
the owners acceptability of risk associated with these
trees. There are too many redwood trees in the
backyard of the property. The property cannot
adequately support the number of redwood trees at the
back of the property according to good arboricultural
practices. Redwood trees should have never been
planted this close to the existing structures on site, as
well as this close to one another. The smaller
redwoods are being heavily suppressed and are in
decline as a result. A thinning of the stand of redwood
trees may improve the retained trees. All of the
redwood trees to be retained are recommended to
receive a heavy amount of irrigation during the dry
season. The top foot of soil should be saturated every
2 weeks during the dry season to maintain a healthy
Showing redwoods at back of canopy. This may not be feasible. It is also
property recommended to deep water inject the root zones of
the retained redwood trees during the middle of the
dry season annually. 100 gallons of water per 10
inches of trunk diameter shall be injected into the
ground for each retained tree. At this the only
redwood trees proposed for removal is redwood tree
#31 as it is nearly dead. The stump shall be cut as
close to the ground as possible. The stump shall
not be poisoned or ground as this may have an
impact on the retained redwood trees.
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Discussion of redwood trees:

Redwood trees are native in mountain areas where precipitation from the incoming moisture off
the ocean is high. In their natural habitat they get 50-100 inches of rain annually, including fog,
which cools the tree tops. Here in Menlo Park the annual rainfall is significantly lower than the
native range of the species, so supplemental irrigation is a must for the species to survive. The
recent water cutbacks by the governor reducing water use by 25% in urban areas has pushed
redwood trees in the area to extreme drought stress. The tops of redwood trees around town are
looking poor and the vigor of a lot of redwoods is poor due to the drought. Tops of redwood
trees can fail or die in this area due to drought stress related issues. Redwood trees also have
large surface roots than can generate a lot of force. The Soil Science and Management book by
Edward J. Plaster states that roots can exert up to 150 pounds per square inch of pressure when
growing into a crack in rock. In this same fashion roots can exert their pressure to homes
foundations and surrounding hardscapes causing significant damage to any home or hardscape in
close proximity to large tree roots.
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Redwood tree #23 is in fair condition. This tree is
located only 2 feet from the existing home and is at high
risk of damaging the existing home foundation. The
proposed home is to be pushed further away from the
tree, so this will not be an issue. The top of this tree has
died in the past creating a loss of apical dominance.
Multiple new tops/trunks will now grow at the top of
this tree. It is recommended to remove all new growth
at the top of the tree every 5-10 years in order to keep
the tree at its current height and to reduce the risk of a
limb failure at the top of the tree due to the tree losing
apical dominance.

Showing redwood close to home

Neighbor's redwood tree #24 is in fair condition. The
large redwood is showing signs of drought stress.

Redwood trees #29-37 are in poor condition. Some of these trees are only a few feet away from
the accessory structure at the back of the property, and are at high risk of damaging the
foundation. Installing a root barrier at the foundation is not recommended as this would cut large
roots needed for structural stability. These trees should have never been planted so close to the
existing accessory structure as well as this close to one another. Redwood tree #31 is nearly
dead and is proposed to be removed. The stump shall be cut as close to the ground as possible.
The stump shall not be poisoned or ground as this may have an impact on the retained redwood
trees. Codominant redwood trees such as trees #32 and #37 are recommended to receive pruning
mitigations as they are at risk of a large leader failure due to included bark. There is not enough
room at the back of the property to support all of the redwood trees.

Redwood tree #39 is hazardous due to being codominant multiple times throughout the tree's
canopy. Included bark was observed within the poorly formed unions. Included bark forms in
the junctions of codominant stems where there is a narrow angle union, meaning the junction
looks like a “V” rather than a “U.” As the tree grows the narrow union will essentially fill with
bark and create a growing area of structural weakness in the tree. When noticing a very narrow
angle (creating a “V” at the junction of branches) it is likely that stress put on the either of the
codominant stems can cause splitting, or even cause the stem to break off at the junction. As the
leaders grow they have the potential to push against each other often until the point of failure.
Also each leader is heavy to the direction away from the trunks and creates more stress to the
poor union areas. Because the property owner would like to keep all of the redwood trees on
site, it is recommended to apply all possible mitigations to the redwood trees including cabling
and pruning. All redwood trees with a condition rating under 50 should be mitigated through
pruning and cabling when necessary.
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Redwood tree #44 is the largest redwood tree on site and is in good condition. Significant
irrigation should be provided to maintain a healthy canopy.

Proposed work near the protected trees on site/recommendations:

A new home with a full basement is proposed on this site. Basement excavation will need to be
done using vertical shoring on both the north and south side of the property as standard for
supporting neighboring properties. The basement wall will also need to be shored when near
redwood tree #23 as using the standard OSHA overcut for a basement would get closer to this
tree than necessary, and would likely have a moderate impact on the trees health. By using
shoring for the basement wall when adjacent to redwood tree #23, impacts will be reduced to a
minor level. The proposed basement extends closer to the property line to the north than where
the existing home is located by an estimated 5 feet. Roots of the neighboring redwood tree #24
will likely have minor impacts from the proposed basement excavation. The first 3 feet of
excavation for the basement on this side of the property shall be excavated by hand under the
Project Arborist supervision. All roots encountered must be shown to the Project Arborist before
being cut. Significant irrigation should be applied between the proposed basement and property
line. The top foot of soil shall be saturated every 2 weeks starting now and continue throughout
the tree's lifespan. It is recommended to deep water fertilize the tree before the start of
construction using 500 gallons of water.

The basement ramp will likely be in the location of the proposed concrete driveway on the north
side of the property. The basement ramp is not expected to impact the trees. As mitigations for
the minor impacts to redwood trees #23 and #24, these trees will need to receive significant
irrigation throughout the entire construction process as well as after construction has been
completed. During the middle of the dry season both trees are recommended to be deep water
injected using 100 gallons of water for every 10 inches in trunk diameter. No fertilizer is
recommended after roots have been cut, just clean water. A series of soaker hoses are
recommended to be installed at a distance of 30 feet from these trees where possible. The top
foot of soil within 30 feet of the trees is recommended to be saturated every other week during
the dry season. A garden hose shall also be used to ensure adequate irrigation in these areas.
None of the remaining redwood trees on site are expected to be impacted by the proposed
construction. A map showing areas that will need to be supported by shoring during basement
construction, as well as the recommended basement ramp is shown on the next page.



F12

1171 Valparaiso 1/22/19

The highlighted area represents area of basement to be constructed using vertical shoring
to support the basement wall during construction

When demolishing the existing home all tree protection measures must be installed. Tree
protection fencing must be placed at the existing home foundation near redwood tree #23 and out
to a distance of 30 feet from the tree where possible. Demolition equipment when removing the
foundation material near this tree, must work facing the tree. The foundation should be pulled
away from the tree. The Project Arborist is recommended to be on site during this work.
Impacts are expected to be nonexistent from the demolition of the foundation.
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The existing driveway is proposed to be demolished and rebuilt in roughly the same location
when near tree #1. The existing driveway out to a distance of 30 feet from oak trees #1 and #7 is
recommended to be retained during the majority of the home build, as the existing driveway is
protecting roots that have grown underneath it. The driveway can also be used for vehicle
parking and storage of material, and will help to reduce soil compaction elsewhere on the
property. At the end of the project, when it is time to demolish the existing driveway, the Project
Arborist must be called out to the site to make sure the work is done in a way that has the least
amount of impacts to the root zone of oak trees #1 and #7, and to document the work. The
existing driveway shall be carefully removed by hand when within 30 feet of oak trees #1 and
#7, in order to reduce risk of damaging any encountered roots. A jackhammer can be used to
break the existing driveway material into small hand manageable sized pieces. Exposed roots
shall be wrapped in burlap and kept moist by spraying down the burlap multiple times a day as
mitigations for possible impacts. This will help to avoid root desiccation. The proposed
driveway and decomposed granite areas are all located within the existing driveway foot print.
Base rock depth shall stay as minimal as possible for these areas. Excavation to reach required
base rock depth for the driveway and decomposed granite areas when within 30 feet from oak
trees #1 and #7, must take place with the use of an air spade in combination with hand tools. All
roots within the base rock area must be retained when possible. The Project Arborist will need to
be on site to document this work. Structural Soil (CU Mix) must be used as a base rock material
when within 30 feet of oak trees #1 and #7. This material looks like your average aggregate, but
slightly larger pieces mixed with a percentage of soil. This material must be packed around all
existing roots within the required base rock areas and compacted to engineering standards.
Structural Soil (CU Mix) can be purchased at TMT Enterprises in San Jose, California. This
material was designed by Cornell University for situations where compacted base rock is needed
near trees. Roots will still be able to grow within this material, even under the compacted
conditions, and will help to reduce impacts to the retained oak trees. Once Structural Soil has
been packed over all of the existing roots, the driveway and decomposed granite area shall be
constructed on top of the material. The finished grades for the proposed driveway and
decomposed granite area within 30 feet of oak trees #1 and #7 will need to be at or slightly above
existing grades in these areas so that concrete or granite is not needed within the tree root zones
but right on top. If the above recommendations are followed, impacts to oak trees #1 and #7 are
expected to be minimal. Once the driveway and decomposed granite areas have been finished,
minor irrigation shall be provided for oak trees #1 and #7. Irrigation shall be flood type
irrigation in areas where the work has taken place. Irrigation shall stay at least 10 feet away
from the tree trunks. The top foot of soil shall be saturated every other week for one month.
After one month, no irrigation shall be provided for oak trees #1 and #7.

Walkways on the north side of the property shall be constructed on top of grade to reduce
impacts to the neighbor's redwood tree. This shall be done at the end of the project under the
Project Arborist supervision. Tree protection fencing will need to be temporarily reduced during
the construction of the walkway, as fencing will be placed at the proposed foundation during
construction.
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The palm trees are not expected to be impacted by the proposed hardscapes near the tree trees.
The existing site has hardscapes in the same general location as the proposed. Palm trees take
well to root cutting and is one of the reasons they are easily transplanted at large sizes within the
landscape. During the entire length of construction these trees should be deeply watered using
100 gallons a week.

Tree Protection Plan:

Tree Protection Zones

Tree protection zones should be installed and maintained throughout the entire length of the
project. Fencing for tree protection zones should be 6’ tall, metal chain link material supported
by metal 2” diameter poles, pounded into the ground to a depth of no less than 2’°. The location
for the protective fencing for the protected trees on site should be placed at a distance equal to 10
times the tree diameters where possible. Where not possible because of approved proposed work
or existing hardscapes, the tree protection fencing shall be placed at the edge of the proposed
work or existing hardscapes/foundation. No equipment or materials shall be stored or cleaned
inside the protection zones. Tree protection zones shall be mulched with a 3 inch thick layer of
organic mulch. Areas where tree protection fencing needs to be reduced for access or for any
other reason, should be mulched with 6” of coarse wood chips with /2 inch plywood laid on
top(landscape barrier). The plywood boards should be attached together in order to minimize
movement. The spreading of chips will help to reduce compaction and improve soil structure.
All tree protection measures must be installed prior to any demolition or construction activity at
the site. The city of Menlo Park requires an inspection of the tree protection fencing by the
Project Arborist before the demolition permit can be picked up, and another inspection before the
building permit can be picked up. Site plan Al.1 shows the recommended tree protection zones
for the protected trees on site. All other non-protected trees to be retained are recommended to
be protected by fencing placed at the tree driplines when possible.

Landscape Barrier

Where tree protection does not cover the entire root zone of the trees, or when a smaller tree
protection zone is needed for access, a landscape buffer consisting of wood chips spread to a
depth of six inches with plywood or steel plates placed on top will be placed where foot traffic is
expected to be heavy. The landscape buffer will help to reduce compaction to the unprotected
root zone.

Root Cutting

Any roots to be cut shall be monitored and documented. Large roots (over 2” diameter) or large
masses of roots to be cut must be inspected by the site arborist. The site arborist, at this time,
may recommend irrigation or fertilization of the root zone. All roots needing to be cut should be
cut clean with a saw or lopper. Roots to be left exposed for a period of time should be covered
with layers of burlap and kept moist.
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Grading

The existing grade underneath the canopies of the protected trees on site is recommended to be
retained as is. Grade changes of 3" may be acceptable by the Project arborist after review. Any
grade changes proposed that are greater than 3" will require special mitigation measures for tree
in close proximity. No grade changes are allowed within 3 feet of a tree's basal flare.

Trenching and Excavation

Trenching for irrigation, drainage, electrical or any other reason shall be done by hand when
inside the dripline of a protected tree. Hand digging and the careful placement of pipes below or
besides protected roots will significantly reduce root loss, thus reducing trauma to the tree. All
trenches shall be backfilled with native materials and compacted to near its original level, as
soon as possible. Trenches to be left open for a period of time, will require the covering of all
exposed roots with burlap and be kept moist. The trenches will also need to be covered with
plywood to help protect the exposed roots.

Irrigation

Normal irrigation shall be maintained on this site at all times for the imported trees. On a
construction site, I recommend irrigation during winter months, 1 time per month. Seasonal
rainfall may reduce the need for additional irrigation. During the warm season my
recommendation is to use heavy irrigation, 2 times per month. This type of irrigation should be
started prior to any excavation. The irrigation will improve the vigor and water content of the
trees. The on-site arborist may make adjustments to the irrigation recommendations as needed.
The foliage of the trees may need cleaning if dust levels are extreme. Removing dust from the
foliage will help to reduce mite and insect infestation. No irrigation shall be provided to the
native oak trees unless directed by the Project Arborist.

Inspections

It is the contractor’s responsibility to contact the site arborist when work is to take place
underneath the dripline of a protected tree on site. Kielty Arborist Services can be reached by
email at kkarbor0476@yahoo.com or by phone at (650) 515-9783 (Kevin). In addition to
monitoring construction activities within the dripline of a protected tree on site, a monthly
monitoring report has been required by the city of Menlo Park. A report is to be submitted to the
Building Department after each site visit. These site visits will be made to monitor tree
conditions and protections. These inspections will be taking place the first week of each month
for the duration of construction. The contractor must notify the Project Arborist when
construction is to start.

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

Sincerely,

Kevin R. Kielty

Certified Arborist WE#0476A
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Dear Planning Department of Menlo Park,

| am writing to let you know that | have met with our new neighbors at 1171
Valparaiso, Hannah Gilula and Kevin Novak.

We have reviewed their plans to build a house on their property and we have no
concerns about the project. We support their project to build a new house at 1171
Valparaiso and are happy to have them join our neighborhood.

Sincerely,
7\

Elaine Cummings
1360 Garden Lane
Menlo Park, CA
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Recommendation

Staff recommends that the Planning Commission approve a use permit to determine the Floor Area Limit
(FAL) for a lot with less than 5,000 square feet in size, in association with the demolition, remodel, and
expansion of the existing single family home that is nonconforming to the Zoning Ordinance setback
requirements. The proposal includes a use permit request to add an attached secondary dwelling unit on a
lot less than 6,000 square feet in size. The parcel is a substandard lot 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 project site is located at 1331 Modoc Avenue, a short street to the northwest of US 101. Using Modoc
Avenue in the north-south orientation, the subject property is located on the western side of Modoc
Avenue, situated between Hamilton Avenue to the north and Ivy Drive to the south. A location map is
included as Attachment B.

On Modoc Avenue, most of the houses along this area are one story in height and the neighborhood
features predominantly single-family residences in the R-1-U district; apart from the Belle Haven School at
415 Ivy Drive in the P-F (Public-Facilities District). The residences mainly reflect a ranch or traditional
architectural style.

Analysis

Project description

The applicant is proposing to construct additions to the left rear side, and perform interior modifications,
which would result in a one-story residence with an attached secondary dwelling unit and remove the
unpermitted work at the rear of the structure. The proposed demolition would bring the rear of the house
back to the existing condition, which would be considered legal nonconforming. The subject property is
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currently occupied by a single-story residence with an attached garage that is nonconforming with respect
to the right side and rear yard setbacks. It has been established that the existing structure was originally
built to have an approximately 10 foot rear setback. A 35 square foot shed would be removed as part of
the proposal. 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.

Of particular note with regard to Zoning Ordinance requirements:

e The parcel is substandard with regard to lot width, at approximately 44 feet where 65 feet is required.

e The parcel is also substandard with regard to lot area at 4,581 square feet where 7,000 square feet is
required and the applicant is requesting Planning Commission review of a floor area limit determination
as part of the use permit since the lot area is below 5,000 square feet. The proposed ratio of the floor
area to lot size is 39.3 percent.

e The development will maintain its larger front yard setback at 24.8 feet, where 20 feet is required.

e The proposed height for the single-story proposed project is 15 feet, five inches, which is significantly
lower than the R-1-U zoning district maximum of 28 feet.

e The existing structure was built with rear setback of 10 feet, 11 inches where 20 feet is required today
(which is a legal nonconforming situation).

e The proposal includes the demolition of the unpermitted addition at the rear of the structure. The
removal would bring the structure back into compliance with its legal nonconforming rear setback.

e Existing concrete patio on the front yard is proposed to be removed to reduce the amount of
hardscape on the property.

A data table summarizing parcel and project attributes is included as Attachment C.

Secondary dwelling unit

The secondary dwelling unit would be located at the left rear corner of the expanded structure, with an
access path from the main front walkway, leading down the left side yard. The secondary dwelling unit
would be approximately 246 square feet and comprised of a bedroom, bathroom, and kitchenette.
Required parking for the secondary dwelling unit would be provided on the driveway, uncovered and in
tandem to the uncovered required parking for the main house. Section 16.79.040 of the Zoning Ordinance
allows for the required parking space for a secondary dwelling unit to be located in tandem along a single-
car driveway, and within the front yard setback, if no more than five hundred (500) square feet of the
required front yard is paved for motor vehicle use (inclusive of the main residence driveway and parking
areas). Also, a minimum setback of eighteen (18) inches from the side property lines must be maintained.
The proposed parking on site would fulfill each of these requirements.

Zoning Ordinance Chapter 16.79 establishes the regulations for secondary dwelling units, and projects
that comply with these limits can (with some exceptions) be reviewed and approved by staff through the
building permit process. However, Section 16.79.030 states that projects requesting modifications to the
secondary dwelling unit development regulations (except for the density and subdivision limits, which
cannot be modified) can be considered and approved by the Planning Commission through the use permit
process. In this case, the applicant is proposing to modify the minimum lot requirement of 6,000 square
feet, as this parcel is 4,581 square feet in size.
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Section 16.79.030 does not provide any specific criteria with which to evaluate requests for modifications
to the secondary dwelling unit development regulations, although staff would note that the mechanism is a
use permit, not a variance. Use permits require consideration of the health, safety, morals, comfort, and
general welfare of persons and properties in the vicinity, but do not require a finding of unique hardship or
other more stringent variance-type determinations. From staff's perspective, the proposed request to
permit a secondary dwelling unit on a lot that is approximately 24 percent below the minimum lot size is
generally reasonable since the proposed secondary dwelling unit would be attached and comply with the
side setback requirement of the main structure and would be within the existing legal nonconforming rear
setback of the existing structure. Further, the proposal would meet the parking requirement for the main
residence and the secondary dwelling unit.

Design and materials

The applicant states that the proposed remodeling and additions to the residence would continue to
maintain the existing ranch style home, amid the similarity of scales and styles of the residences within the
neighborhood. The proposed addition to the existing single-story residence would continue to contain
textured stucco walls with a simple hip roof made of composition asphalt shingles. The wooden doors for
the garage and front entry would remain the same. The use of stucco as a primary material is similar to
other residences in the neighborhood. Additionally, the new windows would match the existing windows to
have vinyl trim. The front entry would remain recessed further inward than the garage, which would be
positioned closer to the front of the property.

Floor Area Limit (FAL) determination

The subject parcel is 4,581 square feet in size. In the R-1-U zoning district, the FAL for lots with less than
5,000 square feet of area shall be determined through the use permit process. Within this zoning district,
the maximum FAL is 2,800 square feet for lots between 5,000 and 7,000 square feet of lot area. For such
lots, the maximum FAL represents between 56 and 40 percent of the lot area, respectively. For the subject
parcel, the proposed FAL of 1,799.1 square feet represents 39.3 percent of the lot area, which is less than
what is allowed for lots that between 5,000 and 7,000 square feet in lot size. Staff generally uses the FAL
ratios for lots between 5,000 and 7,000 square feet in size as a guideline for the FAL determination for lots
less than 5,000 square feet. Staff believes that this proposal is a reasonable FAL for this lot area, in that it
is below the percentage range enjoyed by parcels of 5,000 to 7,000 square feet in size.

Parking and circulation

The proposed project would include one covered parking space in an existing single car garage and one
uncovered space in front of the house (between the new covered entry and the existing garage). As stated
earlier, the required parking for the secondary dwelling unit would be provided on the driveway, uncovered
and in tandem with the existing uncovered parking for the main house, and located within the front yard
setback. As such, the proposed parking configuration would meet the Zoning Ordinance requirements for
the main residence and the secondary dwelling unit.

Trees and landscaping
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There is one heritage and two non-heritage trees located on or near the subject property: a 10-inch apple
tree on the left property line, a 10-inch plum tree along the right property line, and one street tree, a 26-
inch Modesto ash. All of these trees are proposed to remain. The applicant has identified fencing as a
protection measure to protect the non-heritage trees on site. 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. Standard heritage tree protection measures will be ensured along with hand excavation for the
removal of the concrete pad in the front yard through recommended condition 3g.

Valuation

For nonconforming structures to calculate the replacement and new construction costs on which the use
permit threshold is based, the City uses standards established by the Building Division. The City has
determined that the replacement cost of the existing structure would be approximately $296,720, meaning
that the applicants would be allowed to propose hew construction and remodeling at this site totaling less
than $222,540 (75 percent of the replacement cost of the existing structure) in any 12-month period
without applying for a use permit. The City has determined that the value of the proposed work would be
approximately $178,805. Based on this estimate, the proposed project does not exceed 75 percent of the
replacement cost of the existing structure, therefore not requiring a use permit; however, the use permit
request is to establish FAL for a lot less than 5,000 square feet and for the addition of a secondary
dwelling unit for a lot less than 6,000 square feet.

Correspondence

The applicant states that they contacted the property owners of all properties who could be directly
impacted by the proposed scope of the work, and offered to address any concerns or questions that
potentially impacted property owners might have. Applicant has not received any correspondence from
neighbors. As of the writing of this report, staff has not received any correspondence regarding the
proposed project.

Conclusion

Staff believes that the scale, materials, and style of the proposed residence are consistent with the
broader neighborhood, given the similar architectural styles of structures in the area. Staff also believes
that the style of the proposed additions would generally be well-proportioned and compatible with the
existing elements of the main residence to remain. Lastly, staff believes that the proposed request to
permit a secondary dwelling unit on a lot less than 6,000 square feet is supportable. Staff recommends
that the Planning Commission approve the proposed project.

Impact on City Resources

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

Environmental Review
The project is categorically exempt under Class 1 (Section 15301, “Existing Facilities”) of the current

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



Staff Report #: 19-021-PC
Page 5

California Environmental Quality Act (CEQA) Guidelines.

Public Notice

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

Appeal Period

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

Attachments

Recommended Actions
Location Map

Data Table

Project Plans

Project Description Letter

moow?>»

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

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

1331 Modoc Avenue — Attachment A: Recommended Actions

LOCATION: 1331 PROJECT NUMBER: APPLICANT: Jing Quan | OWNER: Regino
Modoc Avenue PLN2018-00010 Maldonado

PROPOSAL: Request for a use permit to remodel and add a new second story to an existing non-
conforming residence in the R-1-S (Single Family Suburban Residential) zoning district. The proposed
work would exceed 50 percent of the existing replacement value in a 12-month period. Additionally, the
project includes a variance request to legalize the non-conforming wall for the purposes of rebuilding
eaves up to four and a half feet from wall, in association with an increase of that wall’s plate height.

DECISION ENTITY: Planning DATE: March 25, 2019 ACTION: TBD
Commission

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

ACTION:

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

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

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

a. Development of the project shall be substantially in conformance with the plans prepared by
WEC Associates, consisting of 9 plan sheets, dated received March 5, 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.

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 per the City Arborist's recommendation, hand
excavation shall be used for the proposed concrete removal in the front yard.

PAGE: 1 of 2
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1331 Modoc Avenue — Attachment A: Recommended Actions

LOCATION: 1331
Modoc Avenue

PLN2018-00010

PROJECT NUMBER: APPLICANT: Jing Quan | OWNER: Regino

Maldonado

PROPOSAL: Request for a use permit to remodel and add a new second story to an existing non-
conforming residence in the R-1-S (Single Family Suburban Residential) zoning district. The proposed
work would exceed 50 percent of the existing replacement value in a 12-month period. Additionally, the
project includes a variance request to legalize the non-conforming wall for the purposes of rebuilding
eaves up to four and a half feet from wall, in association with an increase of that wall’s plate height.

DECISION ENTITY: Planning DATE: March 25, 2019

Commission

ACTION: TBD

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

ACTION:
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C1

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

1331 Modoc Avenue — Attachment C: Data Table

ATTACHMENT C

PROPOSED EXISTING ZONING
PROJECT DEVELOPMENT ORDINANCE
4,581.0 sf 4,581.0 sf 7,000.0 sfmin.
44.0 ft. 44.0 ft. 65.0 ft. min.
100.0 ft. 100.0 ft. 100.0 ft. min.
24.8 ft. 24.8 ft. 20.0 ft. min.
10.9 ft. 25 ft. 20.0 ft. min.
5.4 ft. 5.3 ft. 5.0 ft. min.
4.3 ft. 4.3 ft. 5.0 ft. min.
1,831.6 sf 1,678.6 sf 1,832.4 sfmax.
40 % 36.7 % 40 % max.
1,799.1 sf 1,643.6 sf TBD sf max.
1,297.1 sf/1stfloor 1,387.6 sf/1stfloor
256.0 sf/garage 256.0 sf/garage
35.0 sf/shed
246.0 sf/SbuU
32.5 sf/porch
1,831.6 sf 1,643.5 sf
1542 ft. 13.75 ft. 28 ft. max.
1 covered/1 uncovered 1 covered/1 uncovered 1 covered/1 uncovered
Note: Areas shown highlighted indicate a nonconforming or substandard situation.
Heritage trees: 0 Non-Heritage trees: 3 New Trees: 0
Heritage trees 0 Non-Heritage trees 0 Total Number of 3
proposed for removal: proposed for Trees:
removal:
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WEC & Associates
2625 Middlefield Rd, #658, Palo Alto, CA94306
Tel: (650) 387-2692 Fax: (650) 887-0321

2

February 6, 2019

To: City of Menlo Park

Project: Addition and Remodeling of Residence
1331 Modoc Avenue
Menlo Park, CA

PROJECT DESCRIPTION:

Purpose of Proposal:

There is an existing one-story single-family residence with an attached one-car garage on the site.
The property is located in R-1-U zoning district in the neighborhood consist of single family
homes.

Scope of Work:

The project is to demolish the unpermitted addition at the rear part of the existing building. The
rear wall of the proposed design will be consistent with San Mateo Country property records.
Remodel existing residence and create a 246sf attached second dwelling unit. The attached second
unit includes a bedroom with a small kitchen and a full bathroom. This second dwelling unit will
be occupied by the family member. Add additional 428sf livable space and 173sf covered front
porch. Remodel existing one-car garage to meet city’s requirements. There is a bathroom in the
garage. The space is limited which can only include a toilet and a shower. The owner is a
contractor. He prefers to take shower in the garage after work.

Architectural Style, Materials, Colors and Construction Method:

The existing residence is a ranch style home with one-car garage located at the front. The
materials of the existing residence are stucco exterior walls and composition shingle roofing. The
new addition will use the similar materials to match existing.

Basis for Site Layout:

The site is adjacent to single family homes on both left and right sides. The existing driveway
entrance and driveway will remain. The existing front setback is 25°-2”. The rear setback will be
changed from existing 2°-5” to 10°-11", which is consistent with San Mateo County record. The
existing right setback is 4’-4” and there is no construction work involved on the right side of the
building. The left setback will be changed from existing 5’-4” to 5°-5”.

Existing and Proposed Uses:

There is an existing one-story single-family residence. The proposed project will also be a single-
family residence. Two existing trees in left and right side yards will be preserved.




Community Development

STAFF REPORT

Planning Commission

Meeting Date: 3/25/2019
crTy OF taff Report Number: 19-022-PC
MENLO PARK Staff Report Numbe 50
Public Hearing: Use Permit Revision/ Ravinder S. Sethi/

933 Hermosa Way

Recommendation

Staff recommends that the Planning Commission approve a use permit revision for a previously approved
use permit to demolish an existing single-story, single-family residence and construct a new two-story,
single-family residence with an attached two-car garage on a substandard lot with respect to width, depth,
and area in the R-E (Residential Estate) zoning district. The request includes modifications to the
approved front, rear and right elevations, slightly raising the overall height of the structure, changing the
siding materials from shingles to horizontal boards, and adding stone veneer to wooden columns. The
recommended actions are included as Attachment A.

Policy Issues

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

Background

Site location

The subject property is located at 933 Hermosa Way. Using Hermosa Way in the north-south orientation,
the subject property is located on the western side of Hermosa Way, between Santa Cruz Avenue and
Middle Avenue. A location map is included as Attachment B. Hermosa Way is a residential street that
extends across the neighborhood, terminating just north of Santa Cruz Avenue in the north and at Bay
Laurel Drive, near San Francisquito Creek and the City of Palo Alto, in the south.

Houses along Hermosa Way include both one- and two-story residences. While most residences in the
neighborhood are generally one story in height, some two-story residences exist as a result of new
development and older residences containing second-story additions. The residences mainly reflect a
ranch or traditional architectural style, although some contemporary-style and craftsman residences also
exist. The neighborhood features predominantly single-family residences in the R-E (Residential Estate)
district along portions of Hermosa Way and Cotton Street, with the majority of surrounding streets
containing parcels zoned in the R-1-S (Single Family Suburban Residential) zoning district.

Previous Planning Commission review
On September 17, 2018 the Planning Commission approved a use permit to demolish an existing single-

City of Menlo Park 701 Laurel St., Menlo Park, CA 94025 tel 650-330-6600 www.menlopark.org
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story, single-family residence and construct a new two-story, single-family residence with an attached two-
car garage on a substandard lot with respect to width, depth, and area in the R-E (Residential Estate)
zoning district. Links to the staff report and minutes for the September 17, 2018 Planning Commission
meeting are included as Attachment C and D, respectively.

Analysis

Project description

The approved project included the demolition of the existing one-story, single-family residence with a
detached one-car garage and the construction of a new two-story, single-family residence with an
attached two-car garage and basement. The subject property is substandard with respect to lot width,
depth, and area. The approved development will have six bedrooms and seven bathrooms with a
basement and below grade patio.

Of particular note with regard to Zoning Ordinance requirements the approved project included the
following attributes, which are not proposed to change with this revision:
e The second floor would be limited in size, with its floor area representing approximately 38 percent
of the maximum FAL, where 50 percent may be permitted on this property.
e The proposed residence would occupy a smaller footprint within the footprint of the existing
residence, but would be two stories in height and include six bedrooms and seven bathrooms.
e The proposed basement areas would be entirely located within the building footprint and therefore
are not included in the subject property’s floor area limit (FAL) calculation. Subsequently, no
lightwells are proposed within required setback areas.

Proposed project revisions
The proposed project does not include any changes to the number of bedrooms and bathrooms or change
in square footage. A number of exterior modifications are proposed, which are identified in the list below.
The applicant is not proposing any changes to the left side elevation, however. The proposed
modifications to the previously approved project include:

e Change of facade material from shingle wood siding to horizontal board siding;

e Addition of stone veneer on the bottom of all external columns and fire place;

e Increase of first floor plate height by three inches;

e Increase of the total height of structure from 26 feet 11 inches to 27 feet five inches;

e Removal of the front facing balcony on the second floor;

e Removal of balcony access door on the second floor from stair case landing and bedroom #4;

e Change of window configuration on the second floor front facade;

e Change of kitchen bay window width from six feet six inches to six feet 11 inches, additionally

change in depth from one feet six inches to one feet nine inches;
e Removal of a window and proposal of a door from bedroom # 2 providing access to the rear yard;
e Increase of sill height from four feet to seven feet for bathroom # 2, 3 and 4 windows, additionally
change in width from two feet to three feet;

e Change of width of rear porch door from 12 feet to 16 feet;

e Change of orientation of the dining room door and sidelight location;

e Change in width of master bedroom rear facing windows from nine feet six inches to 10 feet seven

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

Both the proposed and approved project would conform to the development standards of the R-E zoning
district. A data table summarizing parcel and project attributes is included as Attachment E. The proposed
revised project plans and the applicant’s project description letter are included as Attachments F and G,
respectively. Staff believes that the scale, materials, and design of the proposed residence would be
consistent with the variety of architectural styles in the neighborhood, and that the proposed materials and
overall design integrity would result in an internally consistent aesthetic approach. Further, the proposed
modifications would be consistent with the architectural style of the approved residence.

Trees and landscaping

The approved project was not anticipated to adversely affect any of the existing trees located on the
subject site or neighboring properties. Similarly, no impact to the trees or landscaping is anticipated with
the proposed revisions. All recommendations that have identified in the arborist report submitted as part of
the use permit shall be implemented and ensured as part of condition 3g.

Correspondence

The applicant has stated that the property owners conducted outreach with adjacent neighbors by sharing
and discussing the proposed changes to the approved plans, receiving support from these neighbors in
the process. Staff has not received any comments regarding the proposal.

Conclusion

Staff does not believe the proposed changes materially change the neighborhood compatibility of the
existing residence. Staff believes that with proposed revisions, the architectural style of the approved
residence would remain generally intact, continue to be attractive, and would continue to be consistent
with the surrounding neighborhood. Staff recommends that the Planning Commission approve the
proposed revisions to 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

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

Public Notice

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

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

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

Attachments

A. Recommended Actions
B. Location Map
C. Planning Commission staff report, September 17, 2018 -
Hyperlink: https://www.menlopark.org/DocumentCenter/View/18663/F2----933-Hermosa-Way?bidld=
D. Planning Commission minutes, September 17, 2018 -
Hyperlink: https://www.menlopark.org/AgendaCenter/ViewFile/Minutes/_09172018-3157
E. Data Table
F. Project Plans
G. Project Description Letter

Disclaimer

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

Exhibits to Be Provided at Meeting
None

Report prepared by:
Fahteen Khan, Contract Assistant 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

933 Hermosa Way — Attachment A: Recommended Actions

LOCATION: 933 PROJECT NUMBER: APPLICANT: Kohler OWNER: Ravinder S.
Hermosa Way PLN2019-00001 Architects Sethi

PROPOSAL: Request for a revision for a previously approved use permit to demolish an existing
single-story, single-family residence and construct a new two-story, single-family residence with an
attached two-car garage on a substandard lot with respect to width, depth, and area in the R-E
(Residential Estate) zoning district. The request includes modifications to the approved front, rear and
right elevations, slightly raising the overall height of the structure, changing the siding materials from
shingles to horizontal boards, and adding stone veneer to wooden columns.

DECISION ENTITY: Planning DATE: March 25, 2019 ACTION: TBD
Commission

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

ACTION:

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

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

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

a. Development of the project shall be substantially in conformance with the plans prepared by
Kohler Architects, consisting of 16 plan sheets, dated received March 8, 2019, and
approved by the Planning Commission on September 17, 2018, except as modified by the
conditions contained herein, subject to review and approval of the Planning Division.

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

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

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

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

f.  Simultaneous with the submittal of a complete building permit application, the applicant
shall submit a Grading and Drainage Plan for review and approval of the Engineering
Division. The Grading and Drainage Plan shall be approved prior to the issuance of
grading, demolition or building permits.
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A2

933 Hermosa Way — Attachment A: Recommended Actions

LOCATION: 933 PROJECT NUMBER: APPLICANT: Kohler OWNER: Ravinder S.
Hermosa Way PLN2019-00001 Architects Sethi

PROPOSAL: Request for a revision for a previously approved use permit to demolish an existing
single-story, single-family residence and construct a new two-story, single-family residence with an
attached two-car garage on a substandard lot with respect to width, depth, and area in the R-E
(Residential Estate) zoning district. The request includes modifications to the approved front, rear and
right elevations, slightly raising the overall height of the structure, changing the siding materials from
shingles to horizontal boards, and adding stone veneer to wooden columns.

DECISION ENTITY: Planning DATE: March 25, 2019 ACTION: TBD
Commission

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

ACTION:

g. Heritage trees in the vicinity of the construction project shall be protected pursuant to the
Heritage Tree Ordinance and the arborist report prepared by Mayne Tree Expert Company,
Inc., dated received September 5, 2018.
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City of Menlo Park

Location Map
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ATTACHMENT E
933 Hermosa Way — Attachment C: Data Table

PROPOSED EXISTING ZONING
PROJECT PROJECT ORDINANCE
Lot area 10,691.0 sf 10,691.0 sf 20,000  sf min.
Lot width 88.4 ft. 88.4 ft. 110 ft. min.
Lot depth 121.0 ft. 121.0 ft. 130 ft. min.
Setbacks
Front 20.0 ft. 19.8 ft. 20 ft. min.
Rear 26.0 ft. 20.0 ft. 20 ft. min.
Side (left)® 20.0 ft. 20.0 ft. 20 ft. min.
Side (right)® 10.0 ft. 10.0 ft. 10 ft. min.
Building coverage 3,024.3 sf 3,174.0 sf 3,207.3 sf max.
282 % 29.7 % 30.0 % max.
FAL (Floor Area Limit) 3,719.3 sf 3,174.0 sf 3,722.6 sf max.
Square footage by floor 1,875.5 sf/lst 2,802.0 sf/lst
1,406.6 sf/2nd 316.0 sf/garage
437.2 sf/garage 56.0 sflacc.
706.6 sf/porches buildings
5.0 sfffireplace
Square footage of 4,4309 sf 3,174.0 sf
buildings
Building height 27.4 ft. 15.0 ft. 28 ft. max.
Parking 2 covered 1 covered 1 covered/1 uncovered
Note: Areas shown highlighted indicate a nonconforming or substandard situation.
Trees Heritage trees* 5 Non-Heritage trees** 2 New Trees 0
Heritage trees proposed 0 Non-Heritage trees 0 | Total Number of 7
for removal proposed for removal Trees

~n the R-E zoning district, the total side yard setbacks is 30 feet, with a minimum of 10 feet on any
one side, except corner lots

* Of these five heritage trees, one is located within the subject property (Tree 6), and four are fully
located in the adjacent property on the right side (Trees 1, 2, 4, and 5).

**Of these two non-heritage trees, one is located within the subject property (Tree 7) and one non-
heritage tree is fully located in the property neighboring the adjacent property on the right side (Tree
3).



ATTACHMENT F

REVISIONS BY
S OFPEIGE VO PROJECT INFO APPROVED 9.17.2018, NO CHANGES PROPOSED PROJECT DIRECTORY
08.16.18
OWNER 09.04.18
THE DECK ON 2ND FLOOR HAS BEEN REMOVED. RAVI SETHI
PROJECT DATA: 933 HERMOSA WAY 02.14.19
THE WINDOW ON 2ND FLOOR AT STAIR GOT WIDER. MENLO PARK, CA 94025
APN: A 071213190 03.07.19
THE DOOR IN BED ROOM #4 OPENING TO THE DECK HAS BEEN REMOVED. ADDRESS: 933 HERMOSA WAY ARCHITECT:
ZONE: RE ROGER KOHLER
1ST FLOOR PLATE HEIGHT CHANGED FROM 93" TO 9-6". FLOOD ZONE NO KOHLER ARCHITECTS, INC.
BUILDING OCCUPANCY LICENSE #C-7334
EXTERIOR MATERIAL CHANGED TO HORIZONTAL BOARD SIDING. GROUPS! R3U 721 COLORADO AVENUE, SUITE 102
TYPE OF CONSTRUCTION V-8 PALO ALTO, CA 94303
BUILDING HEIGHT CHANGED TO 275" STORIES: 2 STORIES W/ BASEMENT 650.328.1086
HISTORIC: NO haleh@kohler-architects.com
STONE VENEER ADDED TO FIRE PLACE AND ALL THE BASE COLUMN.
CIVIL ENGINEER:
FLOOR AREA SUMMARY D WU
WEC & ASSOCIATES
LOT AREA = 10,6910 + SF. 2625 MIDDLEFIELD ROAD #658
PALO ALTO, CA 94306
FIRST FLOOR = 1,875.5 SF. 650.823.6466
SECOND FLOOR = 1,406.6 SF. ed@weceng.com
TOTAL LIVING AREA = 3,282.1 SF.
TWO CAR GARAGE 4372 SF. ARBORIST
TOTAL FLOOR AREA = 3,721.3 SF. MAYNE TREE EXPERT COMPANY, INC.
ALLOWABLE FLOOR AREA = 37226 SF. RICHARD L. HUNTINGTON
535 BRAGATO ROAD, STEA KUH l E R
= BASEMENT= 2,163.3 SF. SAN CARLOS,CA 94070-6311
= 650.593.4400
LOT COVERAGE SUMMARY info@maynetree.com nR[Hl [E( IS
LOT AREA = 10,691.0+ SF PRl
FIRST FLOOR = 1,875.5 SF. SHEET INDEX
TWO CAR GARAGE = 4372 SF
COV. FORCHES = 4519 SF
o = . FIRE PLACE= 5.0 SF.
A0 PROPOSED AND APPROVED COVER SHEET
1 COVERED D S EEH/ER A1 AREAPLAN AND PROPOSED AND APPROVED STREETCAR
| 1 SURVEY
| TOTAL LOT COVERAGE = 3,024.3 SF T -~
3,207.3 SF. (30%)

(APPROVED 9.17.2018) NEW RESIDENCE:
933 HERMOSA WAY, MENLO PARK

ALLOWABLE LOT COVERAGE =

COPYRIGHT

DESIGNS PRESENTED BY THESE DRAWINGS ARE THE PROPERTY
OF KOHLER ARCHITECTS, INC. AND WERE DEVELOPED FOR USE ON THIS

PROJECT ONLY. THIS DRAWING AND THE DESIGNS THEY REPRESENT SHALL

NOT BE USED BY OR DISCLOSED TO ANY PERSON OR FIRM OUTSIDE THE
SCOPE OF THIS PROJECT WITHOUT WRITTEN PERMISSION OF KOHLER
ARCHITECTS, INC.

LOT SURVEY REQUIRED

ALL PROPERTY LINES SHALL BE STAKED A WRITTEN
STATEMENT CONFIRMING THE SURVEY RESULT AND
STAKING METHOD SHALL BE SUBMITTED PRIOR TO
FOUNDATION INSPECTION.(2016 CBC SECTION 108.1)

A3 BASEMENT PLAN

A4 FIRST FLOOR PLAN

A4.1  PROPOSED FIRST FLOOR PLAN

AS5. SECOND FLOOR PLAN

A5.1 PROPOSED SECOND FLOOR PLAN

A6 ROOF PLAN

A6.1 PROPOSED ROOF PLAN

A7 PROPOSED AND APPROVED FRONT ELEVATION
A8 PROPOSED AND APPROVED LEFT ELEVATION

A9 PROPOSED AND APPROVED REAR ELEVATION
A10  PROPOSED AND APPROVED RIGHT ELEVATION
A11  PROPOSED AND APPROVED BUILDING SECTION 1
A12 PROPOSED AND APPROVED BUILDING SECTION 2
A13 PROPOSED AND APPROVED PERSPECTIVE

FA1 BASEMENT AREA CALCULATION

FA2 FIRST FLOOR AREA CALCULATION

FA3 SECOND FLOOR AREA CALCULATION

PROPOSED NEW RESIDENCE:
933 HERMOSA WAY, MENLO PARK

NEW RESIDENCE FOR:
RAVI SETHI
933 HERMOSA WAY
MENLO PARK, CA 94025

COVER SHEET

BRAWN

THECKED

DATE
06.28.2018

SCALE
NOT TO SCALE

JOoB NO.

A0

OF SHEETS

F1
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NOTES
1

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

The types, locations, sizes andor depths of existing underground utilities
s shown on this topographic survey were obtained from sources of varying
reliability. The contractor is cautioned that only actual excavation will reveal
the types, extent, sizes, locations and depths of such underground utilities.
(A reasonable effort has been made to locate and delineate all unknown
underground utilities.) However, the engineer can assume no responsibility
for the completeness or accuracy of its delineation of such

REVISION

utilities which may be encountered, but which are not shown on these
drawings.

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

4. APN: 071-213-190
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NOTE: SKYLIGHT #1 AND SKYLIGHT #2 WILL HAVE A LENS @ CEILING LEVEL, TYP.
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NOTE: SKYLIGHT #1 AND SKYLIGHT #2 WILL HAVE A LENS @ CEILING LEVEL, TYP.
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APPROVED 9.17.2018,
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APPROVED 9.17.2018,

THE DECK ON 2ND FLOOR HAS BEEN REMOVED
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G1

ATTACHMENT G

KOHLER ARCHITECTS:

Project Description — 933 Hermosa

The project proposed is a new, two story single-family residence with basement of 2,163.3
square feet located at 933 Hermosa in Menlo Park. The home will sit on a lot size of 10,691.0
square feet. As part of the new home, updated hardscape and landscaping will be added. The
surrounding neighborhood contains residences featuring a variety of traditional architectural
styles, with a mix of attached and detached garages, and a mix of one- and two-story homes.
Thoughtful consideration was given to the design of the home, and a variety of factors
contributed to the final plans. They included:
e Studying the neighborhood to understand scale and aesthetic appropriate for the area
e Recognizing the proximity to neighboring homes and minimizing adverse impact
e Reflecting on the unique nature of 933 Hermosa way. — with its stately homes that
display a diverse array of architectural designs—from cottage style, to California
craftsman, to modern, to Spanish, and more.

As a result of these considerations, the new residence at 933 Hermosa is a traditional style
home. The home will have a mix of gable and hip forms with composition shingle roofing and
Horizontal board siding. Replacing arch top window on front elevation with rectangle window
to be more consistent with the design and style.

The residence will have three bedrooms and three bathrooms on the second floor level with
two bedrooms on the first floor. The upper floor design has been arranged to minimize the
massing on the second story away from neighbors.

This project has been approved by planning commission on Sep 17, 2018. Since then the owner
is considering some changes that will require a Use Permit revision. A summarized list of the
proposed changes are given below.

1. Proposing to remove the second floor front facing balcony.

2. The window on 2" floor at stair landing will widen.

3. The door in the bed room #4 opening to the deck will be removed.
4. 15 floor plate height will change to 9’-6” from 9’-3”.

5. Exterior material will change to horizontal board siding.

6. Building height will change to 27°-5".

7. Stone veneer will be added to the fireplace and all the base column.

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

Thank you,
Haleh Aboofazeli



KOHLER ASSOCIATES, Inc.

721 COLORADO AVENUE, SUITE 102
PALO ALTO, CALIFORNIA 94303
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haleh@kohler-architects.com
www.kohler-architects.com
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Community Development

STAFF REPORT

Planning Commission

Meeting Date: 3/25/2019
CITY OF taff Report Number: 19-023-P
MENLO PARK Sta port Numbe 9-023-PC
Public Hearing: Use Permit and Variance/Scott Curtiss/1531 Laurel
Place

Recommendation

Staff recommends that the Planning Commission approve a use permit to remodel and add a new second
story to an existing non-conforming residence in the R-1-S (Single Family Suburban Residential) zoning
district. The proposed work would exceed 50 percent of the existing replacement value in a 12-month
period. Additionally, the project includes a variance request to legalize the non-conforming wall to allow
the proposed eaves to encroach up to 18 inches into the required right-side setback from the existing
nonconforming wall, in association with an increase of that wall's plate height. The recommended actions
are included as Attachment A.

Policy Issues

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

Background

Site location

The project site is located at 1531 Laurel Place, a cul-de-sac off of Laurel Street near the intersection of
Laurel Street and Encinal Avenue. The surrounding parcels are also part of the R-1-S zoning district and
homes in the vicinity are predominantly single-story, single-family residences; however, two-story, single-
family residences can also be found throughout the neighborhood. Most of the residences in the area are
of the traditional ranch style, although some craftsman and contemporary residential residences are also
present.

Analysis

Project description

The subject site is currently occupied by a single-story residence with an attached one-car garage. The
parcel is trapezoidal in shape. The structure is nonconforming with regard to the left, and right side yard
setbacks. The applicant is proposing to maintain the 2,161-square-foot first story, while adding a 1,149-
square-foot second story, and renovating and removing portions of the existing structure. The current
development also includes an attached 371.5-square-foot garage. The project site is substandard with
regard to lot width, but the proposed project exceeds 100 percent of the replacement cost of the existing
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structure within a 12-month period, therefore requiring use permit approval by the Planning Commission. A
data table summarizing parcel and project attributes is included as Attachment C. The project plans and
the applicant’s project description letter are included as Attachments D and E, respectively.

The proposed residence would be a five-bedroom home with three and a half bathrooms and a two-car
garage. While the existing garage does not meet the minimum requirements for a two-car garage under
the current zoning ordinance requirements, the garage is considered a historic two-car garage and is
usable as a two-car garage. Therefore, staff considers the parking situation conforming with two covered
spaces.

The existing nonconforming walls of the residence on the left and right sides are proposed to remain with
the wall framing retained. The plate height along a section of the right side nonconforming wall would be
increased, which can be permitted as that does not increase the setback nonconformity itself; it would
feature new eaves that would extend approximately 16 inches from the rebuilt wall. The encroachment into
the right side yard setback for the eaves would be permitted if the requested variance to establish the
existing wall as the setback is approved, as discussed in a following section.

The floor area, building coverage, and height of the proposed residence would all be below the maximum
amounts permitted by the Zoning Ordinance. The proposed additions to the residence would meet all
Zoning Ordinance requirements aside from the variance request for the rebuilt eaves to encroach into the
right-side setback to be established at the existing right-side wall location. As stated previously the
nonconforming walls on the left and right sides are proposed to remain. To ensure that the contractor is
aware that nonconforming walls cannot be demolished past the framing members and rebuilt, staff has
added project specific condition of approval 5a requiring the contractor to sign a statement to this effect to
help ensure that the scope of work in the field does not exceed the use permit.

Design and materials

The existing residence is a traditional ranch home featuring the characteristic low profile, simple roof forms
and stucco siding typical of this architectural style. As part of the proposed project, the fagcade would be
updated to achieve a more contemporary aesthetic. The existing stucco siding on the exterior of the
residence would be replaced with new horizontal painted wood siding, and the roofing would be new
composite asphalt shingles and standing seam metal over the front porch. The proposed windows would
be wood clad with simulated divided lites with spacerbar. The existing garage door would be replaced with
painted wood. Additional architectural interest would be provided by painted wood columns, stone pavers
and standing seam metal on the front porch.

The new second story would be concentrated toward the center of the first story and would be stepped in
from the first story footprint except for a portion of the left-side wall that would accommodate the stairwell,
a second level bathroom, and a portion of a bedroom. The closest adjacent residence, a single-story
single-family home at 1529 Laurel Place, is approximately 10 feet away from the existing nonconforming
garage on the ground floor and would be about 15 feet from the second floor addition. It should be noted
that the neighboring residence is honconforming to the side yard setback, reducing the distance between
the proposed second floor addition and the existing neighboring residence. The second story of the
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proposed structure is designed in such a way that potential privacy impacts should be limited due to the
increased setbacks, compliance with the daylight plane, and limited number of windows on the side
facades. While the windows on the side facades would have relatively low sill heights, the size and limited
number of windows should reduce potential privacy impacts to the neighbors.

Staff believes that the scale, materials, and style of the proposed residence would be consistent with the
broader neighborhood, given the architectural styles and sizes of structures in the area.

Variances

As part of this proposal, the applicant is requesting variance to legalize the existing nonconforming wall for
the purpose of permitting the rebuilt eaves to encroach up to 18 inches into the required right-side setback
defined by the legalized wall, which is located five feet, four inches from the right-side property line. The
proposed plans identify the proposed eave encroachment as approximately 16 inches. The applicant has
provided a variance request letter that is included as Attachment F. The required variance findings are
evaluated below in succession:

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

The applicant states that a combination of factors create a hardship for the owners, who wish to remodel
and expand their home in a functional manner. The subject site, is not a typical, rectangular-shaped lot,
but rather a trapezoid shape with a narrow front. The combination of the irregular lot shape and the
placement of the existing residence, creates a hardship. Staff concurs that this is a hardship peculiar to
the property and not created by an act of the owner.

The proposed eave encroachments would replace the existing eave encroachment. Although reframing a
roof of a nonconforming structure is allowed, the creation of new nonconforming eaves is not permitted.
New eaves would have to be built in such a manner that they would not exceed the maximum permitted
intrusion of three feet into the required setback, when the setback is 10 feet or greater. The existing side
wall currently exceeds this encroachment. Therefore, the applicant is requesting to legalize the location of
the existing right-side wall through this variance request and then reconstruct the eaves, which would be
permitted to encroach 18 inches from the existing legalized wall since the setback would be less than 10
feet. The proposed design identifies the eave encroachment from the existing wall as one foot, four
inches. Because the existing right nonconforming wall is located five feet, four inches from the property
line, where 10 feet is required, legalization of the existing nonconforming wall would be necessary to allow
for any eaves to be located on this wall. Staff believes this variance is justified as the proposed eave
overhang would provide functional eaves along the right elevation, where no eaves would otherwise be
permitted, and is based on the unique hardship of the existing wall’'s nhonconforming location in relation to
the atypical angled property lines and the roof design of the existing residence.

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

The applicant states that the requested variance to legalize the right-side wall location is necessary to
retain the existing floor plan and create functional space that would create a uniform design blending with
the existing home and massing of the addition. Further, the variance would allow for the existing roof,
including the eaves, to be rebuilt along the right side resulting in a cohesive aesthetic for the development
while fostering a usable floor plan. Staff believes that legalizing the location of the existing right-side wall,
and thus allowing for eaves of up to 18 inches to extend from the wall, would not constitute a special
privilege for the owners, since the existing residence is already nonconforming and the proposed eaves
would not increase the nonconformity and would result in a functional and cohesive aesthetic for the
proposed project.

3. That the granting of the variance will not be materially detrimental to the public health, safety, or
welfare, or will not impair an adequate supply of light and air to adjacent property; and

Staff believes that the proposed variance for the ground floor right-side wall would not be detrimental to
the public health, safety, and welfare, or impair an adequate supply of light and air to the adjacent
properties, given that the location of the wall would remain unchanged and the variance would allow for an
architecturally consistent aesthetic with regard to the proposed eaves. The legalized wall location would
allow the eaves to encroach on the ground floor up to 18 inches into the proposed five foot, three inch
setback. Further, the remodeled and expanded residence would comply with all other development
regulations prescribed by the Zoning Ordinance, such as building coverage, floor area limit, daylight plane,
and building height.

4. That the conditions upon which the requested variance is based would not be applicable, generally, to
other property within the same zoning classification.

The applicant cites the lot's trapezoid shape (narrowest at the front) and the existing encroachment into
the required right side yard as examples of the uniqueness of this situation. Because the variance for the
right-side wall and associated proposed eave design would be based on the unique conditions of a
trapezoid shaped parcel and the placement of the existing house, they would not be applicable, generally,
to other properties within the same zoning classification.

5. That the condition upon which the requested variance is based is an unusual factor that was not
anticipated or discussed in detail during any applicable Specific Plan process.

The property is not within any Specific Plan area. Hence, a finding regarding an unusual factor does not

apply.

Staff believes that the five findings can be made with regard to the proposed variances for the legalization
of the existing nonconforming right-side setback, given the unique condition of the existing building and lot
shape. Staff recommends approval for the variance and findings to this effect are included in the
recommended actions.
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Trees and landscaping

At present, there are 12 trees on or in near proximity to the project site. Nine of these trees are heritage
trees, and all trees are proposed to remain. The applicant has submitted an arborist report (Attachment F)
detailing the species, size, and conditions of the heritage trees on the property. The report indicates that
there will be no impact to trees from the proposed addition and remodel. The report identifies suggested
maintenance for the ongoing health of the trees. For instance according to the report, the heritage Coast
Live Oak tree (tree #5) must be pruned every three years, and the redwood tree (tree #9) needs flood type
irrigation. During the review process, the arborist report was reviewed by the City’s independent consulting
arborist to confirm the accuracy of the conclusions of the report. The partial demolition of the existing
residence and construction of the proposed addition are not anticipated to adversely affect any of the
existing trees located on the subject site or neighboring properties, given that the proposed addition is
within the footprint of the existing structure. Standard heritage tree protection measures will be ensured
through recommended condition 4g. No new landscaping is currently proposed.

Valuation

To calculate the replacement and new construction costs on which the use permit threshold is based, the
City uses standards established by the Building Division. The City has determined that the replacement
cost of the existing structure would be $462,240, meaning that the applicants would be allowed to propose
new construction and remodeling at this site totaling less than $231,120 in any 12-month period without
applying for a use permit. The City has determined that the value of the proposed work would be
approximately $572,780. Based on this estimate, the proposed project exceeds 50 percent of the
replacement cost of the existing structure, therefore requiring use permit approval by the Planning
Commission.

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

Conclusion

Staff believes that the scale, materials, and style of the proposed residence are compatible with those of
the greater neighborhood. No heritage tree impacts are anticipated, based on the project arborist’s
assessment of the project and the City arborist’s review. Aside from the variance request, the floor area,
building coverage, and height of the proposed residence would all be at or below the maximum amounts
permitted by the Zoning Ordinance. Staff believes that the five findings can be made with regard to the
proposed variance for the legalization of the existing right side setback, given the unique shaped parcel
and the existing development on the site. Staff recommends that the Planning Commission approve the
use permit and grant the variance for the proposed legalization of the existing right side setback, subject to
the recommended actions in Attachment A.

Impact on City Resources

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

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

Public Notice

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

Appeal Period

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

Attachments

Recommended Actions
Location Map

Data Table

Project Plans

Project Description Letter
Variance Letter

Arborist Report

GmMmMoO O w2

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

1531 Laurel Place — Attachment A; Recommended Actions

LOCATION: 1531 laurel | PROJECT NUMBER: APPLICANT: Lauren OWNER: Michele and
Place PLN2018-00095 Goldman Scott Curtiss

PROPOSAL: Request for use permit to remodel and add a new second story to an existing non-
conforming residence in the R-1-S (Single Family Suburban Residential) zoning district. The proposed
work would exceed 50 percent of the existing replacement value in a 12-month period. Additionally, the
project includes a variance request to legalize the non-conforming wall to allow the proposed eaves to
encroach up to 18 inches into the required right-side setback from the existing nonconforming wall, in
association with an increase of that wall’s plate height.

DECISION ENTITY: Planning DATE: March 25, 2019 ACTION: TBD
Commission

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

ACTION:

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

2. 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. Make the following findings as per Section 16.82.340 of the Zoning Ordinance pertaining to the
granting of the variance:

a. A hardship peculiar to the property and not created by any act of the current property owner
exists. The subject site, is not a typical, rectangular-shaped lot, but rather a trapezoid shape
with a narrow front. The combination of the irregular lot shape and the placement of the
existing residence, creates a hardship.

b. The proposed variance is necessary for the preservation and enjoyment of substantial
property rights possessed by other conforming property in the same vicinity, and the
variance would not constitute a special privilege of the recipient not enjoyed by neighbors.
In this case the variance will allow for the existing roof, including the eaves, to be rebuilt
along the right side resulting in a cohesive aesthetic for the development while fostering a
usable floor plan.

c. The granting of the variance will not be materially detrimental to the public health, safety, or
welfare, or will not impair an adequate supply of light and air to adjacent property, given that
the location of the wall would remain unchanged and the variance would allow for an
architecturally consistent aesthetic with regard to the proposed eaves. Further, the
remodeled and expanded residence would comply with all other development regulations
prescribed by the Zoning Ordinance, such as building coverage, floor area limit, daylight
plane, and building height.

d. The conditions upon which the requested variance is based would not be applicable,
generally, to other property within the same zoning classification as the lot is trapezoid
shape, narrowest at the front and the existing encroachment into the required right side
yard as examples of the uniqueness of this situation.

e. The property is not within any Specific Plan area. Hence, a finding regarding an unusual
factor does not apply.

4. Approve the use permit subject to the following standard conditions:
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1531 Laurel Place — Attachment A; Recommended Actions

LOCATION: 1531 laurel | PROJECT NUMBER: APPLICANT: Lauren OWNER: Michele and

Place

PLN2018-00095 Goldman Scott Curtiss

PROPOSAL: Request for use permit to remodel and add a new second story to an existing non-
conforming residence in the R-1-S (Single Family Suburban Residential) zoning district. The proposed
work would exceed 50 percent of the existing replacement value in a 12-month period. Additionally, the
project includes a variance request to legalize the non-conforming wall to allow the proposed eaves to
encroach up to 18 inches into the required right-side setback from the existing nonconforming wall, in
association with an increase of that wall's plate height.

DECISION ENTITY: Planning DATE: March 25, 2019 ACTION: TBD

Commission

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

ACTION:

a.

Development of the project shall be substantially in conformance with the plans prepared by
L'oro Designs, consisting of 21 plan sheets, dated received February 27, 2018, 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 and street trees in the vicinity of the construction project shall be protected
pursuant to the Heritage Tree Ordinance and the arborist report by Kielty Arborist Service
LLC, dated July 12, 2018; revised November 28, 2018.

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

a.

Prior to building permit issuance the contractor shall sign a letter acknowledging the
nonconforming walls cannot be demolished past the framing members. The letter shall
identify that if the existing nonconforming walls and other elements of the existing residence
are demolished the project will need to be revised to comply with the current Zoning
Ordinance requirements. The letter shall be subject to review and approval of the Planning
Division in an effort to ensure that the projects within nonconforming situations do not
exceed the scope of work authorized by the use permit.
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ATTACHMENT B

City of Menlo Park

Location Map
1531 Laurel Place

MENLO PARK

CITY OF

Sheet: 1

Checked By: KTP Date: 3/11/2019

Drawn By: FNK

Scale: 1:4,000

B1




C1

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

1531 Laurel Place — Attachment C: Data Table

ATTACHMENT C

PROPOSED EXISTING ZONING
PROJECT DEVELOPMENT ORDINANCE
11,701.0 sf 11,701.0 sf 10,000.0  sf min.
63.7 ft. 63.7 ft. 80.0 ft. min.
146.0 ft. 146.0 ft. 100.0 ft. min.
225 ft 225 fi. 20.0 ft. min.
61.0 ft. 61.1 ft. 20.0 ft. min.
4.0 ft. 4.0 ft. 10.0 ft. min.
5.3 ft. 5.3 ft. 10.0 ft. min.
3,071.0 sf 2,891.0 sf 4,098.5 sf max.
258 % 247 % 35.0 % max.
3,965.7 sf 2,709.5 sf 3,977.5 sfmax.
2,161.0 sf/1stfloor 2,181.0 sf/1stfloor
1,148.9 sf/2n floor
3715 sf/garage 371.5 garage
101.0 sf/shed 101.0 sf/shed
56.0 sf/playhouse 56.0 sf/playhouse
181.6 sflarbors 181.6 sf/arbors
12.3 sfffireplace
134.3 sf/patio
115.0 sflover 12’
4,281.6 sf 2,891.1 sf
23.0 ft. 16.10 ft. 28 ft. max.
2 covered 2 covered 1 covered/1 uncovered
Note: Areas shown highlighted indicate a nonconforming or substandard situation.
Heritage trees: 12* Non-Heritage trees: 3 New Trees: 0
Heritage trees Non-Heritage trees Total Number of
proposed for removal: 0 proposed for 0 Trees: 12
removal:
*3 of the 12 heritage trees are on the neighbor’s property.




ATTACHMENT D

Curtiss Remodel

1531 Laurel Place, Menlo Park,

CA 94025

SYMBOL LEGEND

PROJECT DIRECTORY

PROJECT DATA

DRAWING INDEX

loro

BUILDING ELEVATION KEY:
DETAIL #/SHEET #

BUILDING SECTION KEY:

DETAIL #/SHEET #

INTERIOR ELEVATION KEY:
DETAIL #/SHEET #

DETAILKEY:
DETAIL #/SHEET #

WALLS TYPES
[0 (N) EXTERIOR WALL
= (N) INTERIOR WALL
T (E) INTERIOR WALL
1 (E) EXTERIOR WALL
DZZ7ZA  DEMOLITION WALL

NOTATION MARKER
REMARK NUMBER

DOOR KEY:
" DOOR NUMBER

LAND SURVEYOR
RAZE ENGINEERING, INC.

OWNER

SCOTT & MICHELE CURTISS [EA & B]

2495 INDUSTRIAL PARKWAY WEST
A 94545

1531 LAUREL PLACE
MENLO PARK, CA 94025

TEL (M):  415.699.8207 A
EMAIL: curfiss_scott@yahoo.com TACT: DARWIN RUIZ
micheleh711@gmail.com EMAIL: ~ druiz@leabraze.com

ARCHITECT & OWNERS REPRESENTATIVE ARBORIST

L'ORO DESIGNS KIELTY ARBORIST SERVICES, LLC
553 PACIFIC AVEN| P.O. BO!
SAN FRANCISCO, CA 94123 N M, CA 94403
TEL(O):  415.817.9592 Office: 650.515.9783

650.575.6518 NTACT: DAVID

TEL (M)

EMAIL  lauren@loro-designs.com
EMAIL:  kkarbor0476@yahoo.com

CONTRACTOR

CONTACT

COMPANY

FAX
LICENSE #
EMAIL:

DETAIL BUBBLE KEY
DETAIL #/SHEET # f— ) :%:
WINDOW KEY.
WINDOW NUMBER
e AT HORZ _HORIZONTAL THIS PROJECT CONSISTS OF A REMODEL TO AN EXISTING, NONCONFORMING ONE-
€ CENTERUNE HVAC  HEATING VENTING AIR CONDITIONING STORY RESIDENCE WITH THE ADDITION OF A SECOND STORY. THE NONCONFORMING
H DEGREES WALLS ARE PROPOSED TO REMAIN AND NONCONFORMING EAVES ARE PROPOSED TO
@ DIAMETER OR ROUND INCL  INCLUDES OR INCLUDING BE REBUILT (DUE TO RAISED PLATE HEIGHTS) WITH A USE PERMIT AND VARIANCE REQUEST.
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SITE INFORMATION,

ARCHITECTURAL

PROJECT LOCATION: 1531 LAUREL PLACE

MENLO PARK, CA 94025

APN: 061-390-140
ZONING: RIS
OCCUPANCY GROUP: R-3
CONSTRUCTION TYPE: V-B
FLOOD ZONE: NO
HISTORIC: NO
YEAR BUILT: 1951

SIZE OF PROPERTY 11,701 57
SETBACKS

SIDE: 10 FEET
REAR: 20 FEET
FRONT. 20 FEET

MAXIMUM ALLOWABLE FLOOR AREA.

FOR LOT: 3,975.25 SF

FAL (FLOOR AREA LIMIT) = 2,800 SF + 25% (LOT AREA-7,000 SF)
2,800 SF + 25% (11,701 SF - 7,000 SF) =
50% MAX FAL =1,987.62 SF

3,975.25 SF

FAL SECOND FLOOR

EXISTING GARAGE 372F
EXISTING FIRST FLOOR: 2,181 SF
EXISTING SHED 101 SF
EXSTING FLAYHOUSE 56 SF
EXISTING F/ 2,709 SF
EXISTING GARAGE 372
EXSTING FIRST FLOOR {TO REMAIN): 2,161 SF
ADDITION SECOND FLOO 148 SF
AREA ABOVE 12 F1 (LIV\NG ROOM) '115SF
EXISTIN 018
EXISTING PLAVHOUSE 56 SF
PROPOSED F 3,953 SF <3,975.25

NOT INCLUDED IN FLOOR AREA CALCULATIONS
basements under structures within o main floor level of 30" or less above grade,
garden structures with a semi solid roof, covered porches and patios structural
attached fo fhe exterior of the main residence, provided that one end is open
and looks outward from the residence, bay window profrusions no more fhan
7ftin length, chimney and fireboxes, and eave overhangs.

MAXIMUM ALLOWED LOT COVERAGE
LOT COVERAGE = LOT AREA X 35% = 11,701 SF X 35% = 4,095.35 SF

PROPOSED LOT COVERAGE
EXISTING HOUSE (FIRST FLOOR)

2161 SF

EXISTING 3725F

EXISTIN 101 SF

E 56 SF

181 SF

ACE 125F

OSED COVERSD EnrRY 134 SF
1017 SF < 4,095.35 SF

APPLICABLE CODES

2016 CALIFORNIA RESIDENTIAL CODE

2016 CALIFORNIA BUILDING CODE

2016 CALIFORNIA MECHANICAL CODE

2016 CALIFORNIA PLUMBING CODE

2016 CALIFORNIA ELECTRICAL CODE

2016 CALIFORNIA FIRE CODE

2016 CALIFORNIA GREEN BUILDING STANDARDS CODE
2016 CALIFORNIA ENERGY CODE

A00
A0
A02
03

sul

ALO
ALl
AL2
AL3
Al4
ALS

A20
A21
A22
A23

A30
A31
A32
A33

A40
A4l

COVER SHEET

GENERAL NOTES

ARBORIST REPORT

STORMWATER CONSTRUCTION ‘BMP' PLAN

SURVEY

SITE PLAN

FLOOR AREA BLOCK OUT PLANS
AREA PLAN
NONCONFORMING DIAGRAMS
NONCONFORMING DIAGRAMS
STREETSCAPE

FIRST FLOOR DEMOLITION PLAN
FIRST FLOOR PROPOSED PLAN
SECOND FLOOR PROPOSED PLAN
ROOF PLAN

EXISTING EXTERIOR ELEVATIONS
EXISTING EXTERIOR ELEVATIONS
PROPOSED EXTERIOR ELEVATIONS
PROPOSED EXTERIOR ELEVATIONS

BUILDING SECTIONS
BUILDING SECTIONS.

1531 Laurel Place, Menlo Park, CA 94025
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FIRE SPRINKLER NOTES
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THE RESIDENCE SHALL RECEIVE A FIRE SPRINKLER SYSTEM.
PRIOR TO INSTALLATION OF THE SYSTEM, DESIGN DRAWINGS, INCLUDING HEAD CALCULATIONS AND LOCATIONS WILL

BE SUBMITTED AND APPROVED BY MENLO PARK FIRE.

w

SPRINKLER RISER WATER SUPPLY LINE SHALL OCCUR PRIOR TO SHUT-OFF VALVE FOR RESIDENCE AND BE MARKED BY A

RED SHUT OFF VALVE.

[EUS

SPRINKLER POP-DOWN HEADS SHALL BE APPROVED BY THE ARCHITECT PRIOR TO ORDERING.
SUBMIT & REVIEW LOCATION DRAWINGS TO THE ARCHITECT FOR COORDINATION PRIOR TO ORDERING COMPONENTS

SHEET TTLE

COVER SHEET

SHEET NUMBER

A0.0

D1




SHOP DRAWINGS & SAMPLE SCHEDULE

GREEN BUILDING

GENERAL PROJECT NOTES

CITY OF MENLO PARK NOTES

CCONTRACTOR TO PROVIDE FINISH SAMPLES AND/OR SHOP DRAWINGS FOR ARCHITECT AND

OWNER REVIEW FOR THE FOLLOWING ITEMS:

GENERAL CONSTRUCTION:

Install capillary break and vapor retarder at siab on grade foundations, CGBC 4.505.2.

2. Check moisture content of building materials used in wall and floor framing before
SHOP DWG SAVPLE enclosure, CGBC 4.505.3
INTERIOR DOORS (INCLUDING HARDWARE SCHEDULE) X X 3, Annular spaces around pipes, electrical cables, conduits or other openings in sole/bottom
EXTEROR DOORS_(ICLUDING HARDWARE SCHEDULE) : : e et e a0 oot e pesage ol oL ke e Bperings
JATbras ‘NCLUD‘NG( PG s ) X _ with cement mortar, concrete masonry or similor method, CGBC 4.406.
CABINETRY HARDWARE X 4, Adhesives, sealants and caulks shall be compliant with VOC and other foxic
HVAC LAY-OUT INCLUDING DUCTWORK & REGISTER LOCATIONS X compound limits, CGBC 4.504.2.1
COUNTERTOP MATERIALS & LAY-OUT DRAWINGS X %
CERAMIC TILE (ACTUAL SIZE AND VARIATIONS) X X MECHANICAL SYSTES
TRIM SYSTEMS & PANELING X X er duct openings and other related air distribution component openings
PLUMBING FIXTURES X Guing comsrocton, COBC 45041
APPLIANCES (KITCHEN & MECH) X
DECORATIVE RANGE HOOD SHELL X 2. Provide insulated louvers/covers (min R-4.2) which close when the fan is off for the
LIGHTING SWITCH PLATES & CONTROL DIAGRAMS X X whole house exhaust fans, CGBC 4.507.
WOOD FLOORING, INCLUDING STAIN X
PAINT DRAW DOWN CARDS X 3. Bathroom exhaust fans shal be ENERGY STAR compliant and be ducted to ferminate outside
X of building per CGBC section 4.506. Unless funclioning as a component of a whole house ventiafion
SUPPLY/RETURN GRILLES
RECESSED LIGHT FIXTURES X system, fans must be controlied by a humidity confrol. Humidity confrols shall be capable of
adjustment between relative humidity range of 50-80% and readily accessible.
F\NISHES
Documentafion and compiiance verification on pollufion control measures for paint, carpets
and any composite wood product shall be provided at the request of the building department.
Paints, stains and ofher coafings, carpets and carpet systems shall be compliant with VOC fimits
WALL TYPES LEGEND Refer to VOC and formaldehyde limitation tables from CGBC 4.504 below.
2. Aerosol paints and coatings shall be compliant with product weighted MIR limits for
ROC and ofher foxic compounds, CGBC 4.504.2.3. Veriicaion of compliance shall be
=== (N) 2X4 INTERIOR WALL ————— () 2X4 EXTERIOR WALL provided. e comp el Pl
5/8"GYP 8D
3172 STUD W/ BATT —————1 (€] 2X4 INTERIOR WALL 3, Particleboard, medium density fiberboard (MDF) and hardwood plywood used in inferior
5/8"GYP finish systems shall comply with low formaldehyde emission standards, CGBC 4.504.5.
E==———o31 (N) 2X4 INTERIOR SHEAR WALL . §
o 4. Minimum 80 % of floor area receiving resilient flooring shall comply with CGBC 4.504.4,
5/8"GYP 8D
1/2 PLYW D
3173 S s BAT LANDSCAPE:
/8- GYP BD Per CGBC section 4.304, if applicable, automatic iigation system (for new lawn) shall comply
with the following. Field verify when installed by confractor at fime of building fina.
[ (N) 2X4 EXTERIOR WALL a. controllers shall be weather-or soil moisture based confrollers that automatically adjust
GYPBD inigation in response fo changes in plants' needs as weather conditions changes.
31/2°STUD W/ BATT b. weather based confrollers without integral rain sensors or communication systems that
1/2' PLYWOOD ALSO SEE INTERIOR FINISH SCHEDULES FOR account for rainfall shall have a separate wired or wireless rain sensor which connects or
LOCATIONS OF APPLIED FINSHES with controller(s). Soil moisture based controllers are not required to have rain
WOOD SIDING
sensor input.
Mis
1 Confractor fo provide operation and maintenance manual o the building occupant
or owner per CGBC 4.410.1
DEFERRED SUBMITTAL ITEMS 2 Amiimumof 75% o re consrcton wasto generaed af e o s o be recycled o
salvaged per CGBC 4.408.1. Documentation shall be presented to the C&D Planner both prior fo
1. FIRE SPRINKLER DESIGN permit issuance and prior to final inspection using Green Halo.
2. GAS DEMAND DIAGRAM, PIPE SIZES & LENGTHS
3. ELECTRICAL LINE DIAGRAM & LOAD CALCS. 3. Provide storm water drainage and refention during construction in compliance with CGBC
4.106.2.
4, Non-compliant plumbing fixtures shall be replaced with water conserving plumbing fixtures

MATERIAL AND FINISH

NOTES

ALUM  ALUMINUM

c CARPET

cG CORNER GUARD
CH CLOTHES HOOK
CONC  CONCRETE

CR CURTAIN ROD
cr CARPET TILE

EWC  ELECTRIC WATER COOLER

D FLOOR DRAIN

FE FIRE EXTINGUISHER

FEC FIRE EXTINGUISHER CABINET

FIN FINISH

FNTN  FOUNTAIN

FRP FIBERGLASS REINFORCED PANEL
Fs FIRE SPRINKLER

FSS FOLDING SHOWER SEAT

FWC  FABRIC WALL COVERING
FWP FABRIC WRAPPED PANEL

G GROUT

GALV  GALVANIZED

GB GRAB BAR

GD GARBAGE DISPOSAL
GL GLASS

GSM  GALVANIZED SHEET METAL
GWB  GYPSUM WALL BOARD

HCWD  HOT/COLD WATER DISPENSER
INSUL  INSULATION

LAM  LAMINATE
LsD LIQUID SOAP DISPENSER

M MIRROR
MAT  MATERIAL
MB MOUNTING BRACKET

MBH  MOP & BROOM HOLDER
MFR MANUFACTURER
MR MOP RECEPTOR

osB ORIENTED STRAND BOARD

3 PAINT

PEX

PL PLASTIC LAMINATE
PLWD  PLYWOOD

PT PAINT TYPE

PID PAPER TOWEL DISPENSER
RSD RECESSED SOAP DISPENSER
RB RESILIENT BASE

RF RESILIENT FLOORING

RT RESILIENT TILE

RM RUBBER MAT

sC SEALED CONCRETE

sD SOAP DISH

DU SOAP DISPENSING UNIT
SH SHOWER HEAD

SSM SOLID SURFACE MATERIAL
P SOLID PHENOLIC

S5 STAINLESS STEEL

ST STONE

STL STEEL

T TREAD OR TILE

® TOWEL BAR

A TRUSS JOIST I-SECTION

D TOILET PAPER DISPENSER
TOILET SEAT COVER DISPENSER

ver VINYL COMPOSITE TILE

WH WATER HEATER
WR WASTE RECEPTACLE
wT WINDOW TREATMENT

per CGBC 301.1.1. Plumbing fixture replacement is required prior fo issuance of a certificate of final

completion, cerfificate of occupancy o final permit approval by the building department. Non-
compﬁom plumbing fixture means any of the following;

Any water closes manufactured fo use more than 1.6 gallons of water per fiush.
. Any shower head manufactured fo have flow capacity of more than 2.5 gallons of water/

< Any inferior fauce fhat emis more fhan 2.2 gallons of water/min.

T daga1
ADRESE vOC Lo

TABLE 303
— ARSI TumAL CONTINR

S o8 VO par L of Cnaing.
L Wt Loy Exmar Compnents

eneRaL Noes

THE WORK INCLUDED UNDER THESE DRAWINGS CONSISTS OF ALL LABOR, MATERIALS,
TRANSPORTATION, TOOLS AND EQUIPMENT NECESSARY FOR THE CONSTRUCTION OF THE PROJECT
-LEAVING ALL WORK READY FOR USE.

THE PLANS INCLUDE THE GENERAL EXTENT OF NEW CONSTRUCTION NECESSARY FOR THE WORK.
BUT ARE NOT INTENDED TO BE ALL-INCLUSIVE. ALL NEW WORK NECESSARY TO ALL FOR A FINISHED
JOB IN ACCORDANCE WITH THE INTENTION OF THE DRAWINGS IS INCLUDED REGARDLESS OF
WHETHER SHOWN ON THE DRAWINGS OR MENTIONED IN THE NOTES.

ANY ERRORS, OMISSIONS OR CONFLICTS FOUND IN THE VARIOUS PARTS OF THE DRAWINGS
SHALL BE BROUGHT TO THE IMMEDIATE ATTENTION OF THE ARCHITECT FOR CLARIFICATION BEFORE
PROCEEDING.

ALL WORK, MATERIALS AND INSTALLATIONS SHALL BE IN ACCORDANCE WITH AL APPLICABLE
FEDERAL, STATE AND LOCAL BUILDING CODES AND ORDINANCES, INCLUDING THE MOST RECENT
REVISIONS, ADDITIONS, AMENDMENTS AND INTERPRETATIONS.

ALL INFORMATION SHOWN ON THE DRAWINGS RELATIVE TO EXISTING CONDITIONS IS GIVEN AS
THE BEST PRESENT KNOWLEDGE. THE CONTRACTOR SHALL REVIEW THE CONTRACT DOCUMENTS
AND VERIFY EXISTING CONDITIONS AND DIMENSIONS PRIOR TO PROCEEDING WITH ANY WORK OR
INSTALLTION,

THE GENERAL CONTRACTOR SHALL MAINTAIN A CURRENT AND COMPLETE SET OF
CONSTRUCTION DRAWINGS ON THE JOB SITE DURING ALL PHASES OF CONSTRUCTION FOR USE BY
ALLTRADES AND SHALL PROVIDE ALL SUBCONTRACTORS WITH CURRENT CONSTRUCTION
DRAWINGS AS REQUIRED.

CONTRACTORS SHALL USE WRITTEN DIMENSIONS ONLY. DO NOT SCALE DRAWINGS.

DIMENSIONS ARE TO FACE OF STUD, GRID LINES OR CENTER LINES OF DOORS AND
WINDOWS LUON. DIMENSIONS MARKED "CLR" SHALL BE MAINTAINED WITHIN 1/8"

DIMENSIONS NOTED VL. ARE TO BE CHECKED BY THE CONTRACTOR PRIOR TO CONSTRUCTION.
REPORT ANY VARIANCES TO THE ARCHITECT AND/OR OWNER PRIOR TO PROCEEDING.

CONTRACTOR SHALL PROTECT ALL EXISTING ITEMS AND SURFACES TO REMAIN. CONTRACTOR
SHALL RESTORE ANY ITEMS OR SURFACES DAMAGED DURING DEMOLITION AND CONSTRUCTION
TO A LKE NEW CONDITION. CONTRACTOR TO PROTECT TREES PER THE TOWN OF ATHERTON
REQUREMENTS.

CONTRACTOR TO KEEP ALL SITE-STORED BUILDING MATERIALS IN DRY AREAS; PROVIDE UV
PROTECTION TO UV SENSITIVE BUILDING MATERIALS DURING STORAGE AND CONSTRUCTION.

COORDINATE ALL ARCHITECTURAL WORK WITH STRUCTURAL, ELECTRICAL, AND MECHANICAL
CONDITIONS BEFORE THE ORDERING OF, OR THE INSTALLATION OF, ANY ITEM OF WORK.

INSTALL ALL FIXTURES, EQUIPMENT, AND MATERIALS PER MANUFACTURERS
RECOMMENDATIONS. FOLLOW MANUFACTURER'S INSTALLATION RECOMMENDATIONS AND
STANDARD INDUSTRY AND BUILDING PRACTICES FOR SEALANT AND CAULKING LOCATIONS.
INSTALLATION INSTRUCTIONS FOR ALL LISTED EQUIPMENT SHALL BE PROVIDED TO THE FELD
INSPECTOR IF REQUESTED AT TIME OF INSPECTION.

GENERAL CONTRACTOR SHALL, ON A REGULAR BASIS, REMOVE ALL RUBBISH AND DEBRIS OF
ALL SUBCONTRACTORS AND TRADES, AND SHALL EXERCISE STRICT CONTROL OVER JOB CLEANNG
TO PREVENT ANY DEBRIS OR DUST FROM AFFECTING, IN ANY WAY, FINISHED AREAS IN OR OUTSIDE
THE JOB STTE. COMPLY WITH CITY OF MENLO PARK RECYCLING AND WASTE PROGRAM.

UTILITY SERVICE AND EMERGENCY SERVICES ARE TO BE MAINTAINED FOR THE SITE BY THE
CONTRACTOR DURING ALL PHASES OF WORK.

v

REPEAT WHEREVER THIS CONDITION OCCURS
“SIM" - REPEAT AND MODIFY AS REQUIRED TO SUIT CONDITION

PROVIDE BACKING AS REQUIRED FOR INSTALLATION OF EQUIPMENT, FIXTURES, ACCESSORIES,
AND CASEWORK.

TEST MOISTURE CONTENT OF CONCRETE BEFORE COVERING WITH FINISH MATERIALS; MOISTURE
CONTENT TO BE LESS THAN 12 %

KEEP BELOW-GRADE PLUMBING, ELECTRICAL, AND MECHANICAL INSIDE WATERPROOFING
ENVELOPE; DAYLIGHT BELOW GRADE WALL PENETRATIONS AS HIGH AS POSSIBLE OR ABOVE

ALL WASTE WATER PIPES ARE TO BE 4 CAST IRON WITH CAST IRON VENTING. AL NEW WATER
LINES ARE TO BE COPPER

WHERE SURFACES ARE TO BE PAINTED, USE TWO COATS (PLUS PRIMER, IF NEW CONSTRUCTION)
MINIMUM. COMPLY WITH PAINT MANUFACTURER'S RECOMMENDATIONS FOR PREPARATION AND|
APPLICATION AS WELL AS CALGREEN VOC / AR QUALITY REQUREMENTS.

CONTRACTOR TO PROVIDE DUSTPROOF BARRIERS AT ALL MECHANICAL DUCT OPENINGS TO
PROTECT DUCTS.

INSULATE AND SEAL AROUND ALL WALL AND FLOOR PENETRATIONS, INSULATE ALL COLD
WATER PIPES IN EXTERIOR WALLS; SEAL VENTILATION DUCTWORK FROM AIR; PRESSURE TEST HOUSE
FOR LEAKS AT DOORS, WINDOWS, AND CONNECTIONS; AND PERFORM WHOLE HOUSE AIR FLUSH
PRIOR TO OCCUPANCY.

RODENT SEAL ALL EXTERIOR JOINTS AND CONNECTIONS COMPLETELY; SEAL ALL WALL AND
FLOOR PENETRATIONS, AND INSTALL CORROSION RESISTANT SCREENS AT ALL VENT HOLES,

ALL EARTHWORK AND SITE DRAINAGE INCLUDING EXCAVATION OF BASEMENT, PIER & GRADE
BEAMS, SPREAD FOOTINGS, PREPARATION OF SUBGRADE BENEATH SLABS-ON-GRADE
UNDERLAYMENT AND FINAL SURFACE DRAINAGE INSTALLATION SHOULD BE PERFORMED IN
ACCORDANCE WITH GEOTECHNICAL REPORT. NOTIFICATION OF ANY EARTHWORK OPERATIONS
SHOULD BE PROVIDED 48 HOURS IN ADVANCE FOR ANY WORK OR TESTING, AS NECESSARY.

CONSTRUCTION WASTE MANAGEMENT NOTES
'SPECIFIED PERCENTAGES BELOW OF C&D DEBRIS WASTE TONNAGE GENERATED FROM COVERED
PROJECTS SHALL BE DIVERTED FROM LANDFILLS BY USING RECYCLING, REUSE, SALVAGE AND
OTHER DIVERSION PROGRAMS PER MENLO PARK MUNICIPAL CODE 12.48:
DEMOLITION PROJECTS 1,000 SF OR GREATER SHALL DIVERT 60% OF ALL GENERATED C&D
TONNAGE FROM PROJECT. WHEN TOTAL TONNAGE GENERATED INCLUDES SOIL, CONCRETE
AND/OR ASPHALT, AT LEAST 25% OF DIVERTED MATERIAL SHALL COME FROM TONNAGE THAT
EXCLUDES SOIL, CONCRETE AND ASPHALT.
RESIDENTIAL CONSTRUCTION PROJECTS 1000 SF OR GREATER SHALL DIVERT 60% OF TOTAL
GENERATED WASTE TONNAGE
SEPARATE CALCULATIONS ARE REQUIRED FOR DEMOLITION PORTION AND FOR
CONSTRUCTION PORTION INVOLVING BOTH DEMO AND CONSTRUCTION. USE OF MATERIAL AS.
ALTERNATIVE DAILY COVER SHALL NOT COUNT TOWARDS REQUIRED PERCENTAGES.

>

o

2 NO DEMOLITION MAY COMMENCE UNTIL MINIMUM 7 WORKING DAYS HAS ELAPSED FROM DATE
OF ISSUANCE OF DEMO PERMIT. T SHALL BE RESPONSIBILITY OF OWNER, CONTRACTOR AND ALL
SUBCONTRACTORS TO RECOVER MAXIMUM FEASIBLE AMOUNT OF SALVAGEABLE MATERIALS.
PRIOR TO DEMO.

3. APPLICANTS SHALL ACCURATELY ESTIMATE TONNAGE OF C&D DEBRIS TO BE GENERATED AND
INFORMATION FOR PLANS TO DIVERT MATERIALS SHALL BE SUBMITTED TO BUILDING DIVISION ON
CITY FORMS AS PART OF BUILDING PERMIT. APPLICANT SHALL POST A DEPOSIT FOR ESTIMATED
TONNAGE; DEPOSIT SHALL BE RETURNED UPON PROOF THAT PERCENTAGES HAVE BEEN MET.

4. DURING TERM OF DEMO OR CONSTRUCTION, CONTRACTOR SHALL RECYCLE OR DIVERT REQUIRED.
PERCENTAGES OF MATERIALS, AND KEEP RECORDS THEREOF IN TONNAGE. WITHIN 60 DAYS|
FOLLOWING DEMO CONTRACTOR SHALL SUBMIT DOCUMENTATION TO BUILDING DIVISION. FOR
CONSTRUCTION, AND CONTRACTOR SHALL SUBMIT DOCUMENTATION TO BUILDING DIVISION AS A
CONDITION PRIOR TO FINAL INSPECTION AND APPROVAL. DOCUMENTATION SHALL CONSIST OF
FINAL COMPLETED FORM SHOWING ACTUAL TONNAGE DATA, SUPPORTED BY RECEIPTS AND
WEIGHT TAGS, OR OTHER RECORDS OF MEASUREMENT.

CONSTRUCTION ACTIVITIES
1 HE WORK HOURS ARE REGULATED BY NOISE LEVELS CREATED DURING CONSTRUCTION. THE MAXIMUM
NOISE LEVELS ALLOWED ARE ESTABLISHED IN THE CITY OF MENLO PARK MUNICIPAL CODE CHAPTER 8.06

A ANY AND ALL EXCESSIVELY ANNOYING, LOUD OR UNUSUAL NOISES OR VIBRATIONS SUCH AS OFFEND
THE PEACE AND QUIET OF PERSONS OF ORDINARY SENSIBILITIES AND WHICH INTERFERE WITH THE
COMFORTABLE ENJOYMENT OF LIFE OR PROPERTY AND AFFECT THE SAME TIME AN ENTIRE
NEIGHBORHOOD OR ANY CONSIDERABLE NUMBER OF PERSONS SHALL BE CONSIDERED A NOISE
DISTURBANCE
CONSTRUCTION ACTIVIES:
CONSTRUCTION ACTIVITIES ARE LIMITED TO THE HOUSE OF EIGHT (8] A.M. AND SIX (6] P.M.
MONDAY THROUGH FRIDAY.
CONSTRUCTION ACTIVITIES BY RESIDENTS AND PROPERTY OWNERS PERSONALLY UNDERTAKING
CONSTRUCTION ACTIVITIES TO MAINTAIN OR IMPROVE THEIR PROPERTY ARE ALLOWED ON
SATURDAYS, SUNDAYS OR HOLIDAYS BETWEEN THE HOURS OF NINE (9) AM. AND FIVE () P.M.
A SIGN, CONTAINING THE PERMITTED HOURS OF CONSTRUCTION ACTIVITIES EXCEEDING THE
NOISE LIMITS SET FORTH IN SECTION 8.06.030, SHALL BE POSTED AT ALL ENTRANCES TO A
CONSTRUCTION SITE UPON THE COMMENCEMENT OF CONSTRUCTION, FOR THE PURPOSE OF
INFORMING CONTRACTORS AND SUBCONTRACTORS AND ALL OTHER PERSONS AT THE
CONSTRUCTION SITE OF THE BASIC REQUIREMENTS OF THIS CHAPTER. THE SIGN SHALL BE AT LEAST
FIVE (5) FEET ABOVE GROUND LEVEL AND SHALL CONSIST OF A WHITE BACKGROUND WITH
BLACK LETTERS,
. NOTWITHSTANDING ANY OTHER PROVISIONS SET FORTH ABOVE, ALL POWERED EQUIPMENT SHALL
COMPLY WITH THE LIMITS SET FORTH IN SECTION 8.06.040(8),

z
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Kielty Arborist Services LLC
Certified Arborist WEA0476A
x 6187
San Mateo, CA 94403
650-515-9783

July 12, 2018, Revised November 28, 2018

Scott Curtiss
1531 Laurel PI
Menlo Park, CA 94025

Site: 1531 Laurel Place, Menlo Park, CA
Dear Mr. Curtiss,

As requested on Thursday, June 28, 2018 I visited the above site to inspect and comment on the
trees. A home addition and remodel is planned for this site and your concern for the future
health and safety of the trees has prompted this visit. Site plan A1 dated 11/15/18 was used for
writing this report,

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

1 - 29 VeryPoor

30 - 49 Poor
50 - 69 Fair
70 - 89

Good
90 - 100 Excellent

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

1531 Laurel Place 11/28/18 “@)

Redwood trees on the other hand need supplemental irrigation in this area of Menlo Park as they
are out of their native range. Redwood trees are native in mountain areas where precipitation
from the incoming moisture off the ocean is high. They are a very fast growing species putting
on 24" or more of growth in a single growing season. In their natural habitat they get 50-100
inches of rain annually, including fog, which cools the tree tops. Here in Menlo Park the annual
rainfall is significantly lower than the native range of the species, as this arca is considered an
oak woodland habitat (no fog). Supplemental irrigation is a must for the species to survive and
thrive. A mature redwood tree is capable of consuming up to 500 gallons of water in one day
The top of redwood tree #9 is starting to look thin (drought stressed). It is recommended to
provide flood type irrigation to this tree every 2 weeks during the dry summer months. A deep
water injection can also be done for this tree. 300 gallons of water can be injected into the tree's
ro0t zone to improve and maintain tree vigor. The following tree protection plan will help to
reduce potential impacts during construction to the trees on site.

Tree Protection Plan:

Tree Protection Zones

Tree protection zones should be installed and maintained throughout the entire length of the
project. Fencing for tree protection zones should be 6" tall, metal chain link material supported
by metal 2” diameter poles, pounded into the ground to a depth of no less than 2°. The location
for the protective fencing for the protected trees on site should be placed at a distance equal to 10
times the protected tree diameters as indicated in the survey on page 2 of this report. Trees #4,5,
and 9 will need to have modified tree protection zones as they are in close proximity to the
existing home and deck. Because incense cedar tree #4 is in close proximity to the existing deck,
tree protection fencing for this tree will need to be placed 3 feet away from the exis ck in
order to allow for access to the proposed work area, and out to 10 times the tree's diameter
wherever else possible. This should be enough room to allow work to safely continue. The area
between the fencing and deck should be mulched with a 6 inch thick layer of coarse mulch to
reduce risk of compaction caused by any heavy foot traffic. Oak free #5 and redwood tree #9
will need a slightly reduced tree protection zone as the existing deck area is within 10 times the
trees diameters. A 3 foot clearance from the deck to the tree protection fencing for these trees is
needed so that workers can safely access the area of proposed work. A 6 inch thick layer of
coarse mulch should be placed between the fencing and deck. Wherever else possible fencing is
o be placed at 10 times the tree diameters. No cquipment or materials shall be stored or cleaned
inside the protection zones. If at any time tree protection fencing needs to be reduced for access,
the non-protected arca should be mulched with 6 of coarse wood chips. The spreading of chips
will help to reduce compaction and improve soil structure. All tree protection measures must be
installed prior to any of the proposed construction ucuvny on site. The Project Arborist must
verify the new fenc tions anytime is to be moved.  Site plan Al dated
11/15/18 shows the recommended tree protection zones as described in this report.

1531 L!urcl Place 11/28/18 (0]

Surve

Tree# Species DBH CON HT/SPComments
Red maple 40 80 20/10 Good vigor, good form, young sircet tree.
(Acer rubrum) 10 times diameter=3 feet

2P Redmaple 41 80 20110 Good vigor, good form, young street tree.
(Acer rubrum) 10 times diameter=3 feet

3 Ginkeo 58 75 1510 Good vigor, fair form, close to existing
(Ginkgo biloba) home.

4P Incense cedar 53 75 60/20 Good vigor, fair form, slight lean away from
(Calocedrus ﬂecurrens) home. 10 times diameter=21"

5P Coastlive oak 305 75 4540 Good vigor, fair form, codominant at 6 feet
(Quercus agrifolia) with fair to poor union, seam in union,

recommended to remove high water use
plants underneath dripline of tree and to
cable codominant leaders. 10 times.

diameter=25"

6P Pittosporum 19270 1212 Fair vigor, fair form, multi leuder at grade,
(Pittosporum tobira) mature. 10 times diameter= 1

7 Pittosporum 148 70 12/12 Fair vigor, fair form, multi leader at grade,
(Pittosporum tobira) mature.

8 Pittosporum 144 70 12/12 Fair vigor, fair form, multi leader at grade,
(Pittosporum tobira) mature.

9P Redwood 201 70 75/20 Good vigor, good form, top of canopy thin,
(Sequoia sempervirens) 10 times diameter=24'

10 Redwood est 90 100/25 Good vigor, good form, 2 feet form property
(Sequma sempervi rens) Tine fence. 10 times diameter= 33"

1P African fern pine 20est 65 50/40  Fair vigor, poor form, codominant at 6 fect
(Podocarpus gracilior) with fair union, 2 feet from property line,
10 times diameter= 17"

12*P Coast live oak 25est 60 20140 Fair vigor, poor form, heavy lateral limbs,
(Quercus agrifolia) decay at grade, surrounded by hardscape, 20
feet from property line, aesthetically
asing. 10 times diameter=21'
*.Indicates neighbors tree P-Indicates protected tree by city ordinance

1531 Laurel Place 11/28/18 )

Landscape Buffer

Where trec protection does not cover the entire root zone of the trecs, or when a smaller tree
protection zone is needed for access, a landscape buffer consisting of wood chips spread to

depth of six inches with plywood orseel plates placed on top will be placed where foot e is
expected to be heavy. The landscape buffer will help to reduce compaction to the unprotected
100t zone.

Root Cutting

Any roots to be cut shall be monitored and documented. Large roots (over 2" diameter) o large
masses of roots to be cut must be inspected by the site arborist. The site arborist, at this time,
may recommend irrigation or fertilization of the root zone. All roots needing to be cut should be
cut clean with a saw or lopper. Roots to be left exposed for a period of time should be covered
with layers of burlap and kept moist.

Trenching and Excavation

Trenching for irrigation, drainage, electrical or any other reason shall be done by hand when
inside the dripline of a protected tree. Hand digging and the careful placement of pipes below or
besides protected roots will significantly reduce root loss, thus reducing trauma to the tree. All
trenches shall be backfilled with native materials and compacted to near its original level, as
soon as possible. Trenches to be left open for a period of time, will require the covering of all
exposed roots with burlap and be kept moist. The trenches will also need to be covered with
plywood to help protect the exposed roots. Anytime excavation is to take place within 10 times
the diameter of a protected tree on site, the project arborist must be called out to the site to
witness the work.

Irrigation

Normal rgaton sl be maintained for the mporcd tses on it o be reuined.  The
importe s ire normal irrigation. On a construction site, I recommend irrigation
during inter months, 1 tme per month. Seasonal rainfall may reduce the need for additional
irrigation. During the warm season, April — November, my recommendation is to use hex\
iigation, 2 times per month. This type of irrigation should be started prior to any excavatio
The irfgation will improve th vigor and water content of the trees. The on-ite arborist may
make adjustments to the irrigation recommendations as needed. The foliage of the trees may
need cleaning f dust levels are et Removing dust from he folage il el to reduce
mite and insect infestation. No irrigation shall be pr o the native oak trees unless their
100t zones are traumatized.
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Summary:

The trees surveyed on site are mix of native and imported trecs. Trees #1-2, #4-6 and #9-12 are
heritage trees as they have diameter measuring over 15 inches or are street trees. The city

Menlo Park's definition of a heritage tree is as followed:

. Any tree having a trunk with a circumference of 47.1 inches (diameter of 15 inches) or more

measured at 54 inches above natural grade.
Any oak tree native to California, with a circumference of 31.4 inches (diameter of 10 inches) or
more measured at 54 inches above natural grade.

Any tree or group of trees specifically designated by the City Council for protection because of
its historical significance, special character or community benefit.

Any tree with more than one trunk measured at the point where the trunks divide, with a
cireumference of 47.1 inches (diameter of 15 inches) or more, with the exception of trees that are
under 12 feet in height, which are exempt from the ordinance.

Any tree located within the public right of way (Street trees)

Summary
No tree removals are proposed on this site. The trees on site are all in fair to good condition with
no poor trees surveyed. Al trees are to be retained. A home remodel as well as the addition of a
second story s proposed. No impacts to the trees on site are expected from the proposed
addition and remodel. A wood deck patio exist in the same location as the proposed patio. The
existing wood deck is supported by piers. The plan shows the existing wood framing for the
deck to be retained, with stone pavers being installed on top of the existing deck frame. This
way no excavation for a concrete slab is needed, and no impacts to the trees are expected. If for
any reason existing picrs need to be replaced because of damage(not likely) or more piers are
needed(not likely) or any other reason, all excavation will need to be manually done by hand
under the Project Arborist supervision. A minimum no dig zone of 8 feet from incense cedar tree
#4 will need to be maintained in order to not have an impact on the trees structural stability.

Tree care recommendations
Coast live oak tree #5 is in good condition. The oak tree is codominant at 6 feet with a fair to
o

using only reduction cuts out on the ends of the limbs. All interior growth when possible shall
be retained so that proper future reduction cuts can take place. A cable is recommended to be
installed between the two large codominant leaders at a height equal to two thirds of the tree's
height. The recommended pruning and cabling will significantly reduce the risk of a leader
failure due to the poor union formed at 6 feet. High water use plants such as hydrangeas were
observed in close proximity to this tree. It is recommended to remove all irigation lines as well
as high water use plants from underneath the dripline of this tree. It is important to understand
that native oak trees survive off of annual rainfall in this area. Supplemental irigation to oak
trees in dry summer months significantly raises the risk of developing an oak root fungus
disease. Irrigation near oak frees is one of the leading causes of oak tre death and failure.

1531 Laurel Place 11/28/18 ©)

Inspections

It is the contractor’s responsibility to contact e site nmmm when work is to take place under
the tree canopies of a protected tree on site. Kielty Arborist Services can be reached by email at
arbor0476(zvahoo.com o by phone at (650) Sisoms. (Kevin) or (650) 5324418 (David).
Menlo Park often requires a letter that states we have inspected the tree protection fencing.

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

Sincerely,
Kevin R. Kiel David P. Beckham
Certfed Atborist WEAO476A Certified Arborist WE#10724A

NOTE: ARBORIST REPORT AND MAP HAS ALSO BEEN
PROVIDED AS A SEPARATE DOCUMENT.

N
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SAN MATEO COUNTYWIDE
Water Pollution
Prevention Program

Clean Water. Healthy Community.

Materials & Waste Management

Non-Hazardous Materials

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

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

Hazardous Materials

Q Label all hazardous materials and hazardous wastes (such as
pesticides, paints, thinners, solvents, fuel, oil, and antifreeze) in
accordance with city, county, state and federal regulations.

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

Q Follow manufacturer’s application instructions for hazardous
materials and be careful not to use more than necessary. Do not
apply chemicals outdoors when rain is forecast within 24 hours.

Q Arrange for appropriate disposal of all hazardous wastes.

Waste Management

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

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

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

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

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

Construction Entrances and Perimeter

Q Establish and maintain effective perimeter controls and stabilize all
construction entrances and exits to suf ciently control erosion and
sediment discharges from site and tracking off site.

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

Equipment Management &
Spill Control

Maintenance and Parking

O Designate an area, tted with appropriate BMPs, for

Q

=]

vehicle and equipment parking and storage.

Perform major maintenance, repair jobs, and vehicle

and equipment washing off site.
If refueling or vehicle maintenance must be done

onsite, work in a bermed area away from storm drains
and over a drip pan or drop cloths big enough to collect
uids. Recycle or dispose of uids as hazardous waste.
I vehicle or equipment cleaning must be done onsite,
clean with water only in a bermed area that will not
allow rinse water to run into gutters, streets, storm

drains, or surface waters.

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

Spill Prevention and Control

O Keep spill cleanup materials (e.g., rags, absorbents and
cat litter) available at the construction site at all times.
Inspect vehicles and equipment frequently for and
repair leaks promptly. Use drip pans to catch leaks

m]

until repairs are made.

Clean up spills or leaks immediately and dispose of

cleanup materials properly.

Do not hose down surfaces where uids have spilled.
Use dry cleanup methods (absorbent materials, cat

litter, and/or rags).

Sweep up spilled dry materials immediately. Do not

try to wash them away with water, or bury them.
Clean up spills on dirt areas by digging up and
properly disposing of contaminated soil.

Report signi cant spills immediately. You are required
by law to report all signi cant releases of hazardous
materials, including oil. To report a spill: 1) Dial 911
or your local emergency response number, 2) Call the
Governor’s Of ce of Emergency Services Warning

Center, (800) 852-7550 (24 hours).

Storm drain polluters may be liable for

Earthmoving

Q Schedule grading and excavation work
during dry weather.

QO Stabilize all denuded areas, install and
maintain temporary erosion controls (such
as erosion control fabric or bonded  ber
matrix) until vegetation is established.

0 Remove existing vegetation only when
absolutely necessary, and seed or plant
vegetation for erosion control on slopes
or where construction is not immediately
planned.

Q Prevent sediment from migrating offsite
and protect storm drain inlets, gutters,
ditches, and drainage courses by installing
and maintaining appropriate BMPs, such
as ber rolls, silt fences, sediment basins,
gravel bags, berms, etc.

Q Keep excavated soil on site and transfer it
to dump trucks on site, not in the streets.

Contaminated Soils

Q If any of the following conditions are
observed, test for contamination and
contact the Regional Water Quality
Control Board:
- Unusual soil conditions, discoloration,

or odor.

Abandoned underground tanks.

Abandoned wells

Buried barrels, debris, or trash.

Paving/Asphalt Work

Q Avoid paving and seal coating in wet
weather or when rain is forecast, to
prevent materials that have not cured
from contacting stormwater runoff.

Q Cover storm drain inlets and manholes
when applying seal coat, tack coat, slurry
seal, fog seal, etc.

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

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

Sawcutting & Asphalt/Concrete Removal

Q Protect nearby storm drain inlets when
saw cutting. Use Iter fabric, catch basin
inlet Iters, or gravel bags to keep slurry
out of the storm drain system.

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

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

Construction Best Management Practices (BMPSs)

Construction projects are required to implement the stormwater best management practices (BMP) on this page, as
they apply to your project, all year long.

Concrete, Grout & Mortar
Application

Q Store concrete, grout, and mortar away
from storm drains or waterways, and on
pallets under cover to protect them from
rain, runoff, and wind.

Q Wash out concrete equipment/trucks

offsite or in a designated washout

area, where the water will ow into a

temporary waste pit, and in a manner

that will prevent leaching into the

underlying soil or onto surrounding areas.

Let concrete harden and dispose of as

garbage.

When washing exposed aggregate,

prevent washwater from entering storm

drains. Block any inlets and vacuum
gutters, hose washwater onto dirt areas, or
drain onto a bermed surface to be pumped
and disposed of properly.

o

Landscaping ..

0 Protect stockpiled landscaping materials
from wind and rain by storing them under
tarps all year-round.

0 Stack bagged material on pallets and
under cover.

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

nes of up to $10,000 per day!

Painting & Paint Removal

]

Painting Cleanup and Removal

Q Never clean brushes or rinse paint
containers into a street, gutter, storm
drain, or stream.

Q For water-based paints, paint out brushes
to the extent possible, and rinse into a
drain that goes to the sanitary sewer.
Never pour paint down a storm drain.

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

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

Q Chemical paint stripping residue and chips
and dust from marine paints or paints
containing lead, mercury, or tributyltin
must be disposed of as hazardous waste.
Lead based paint removal requires a state-
certi ed contractor.

Dewate;ring

AJ’L\\/}Q‘KQ i

AN

Discharges of groundwater or captured
runoff from dewatering operations must
be properly managed and disposed. When
possible send dewatering discharge to
landscaped area or sanitary sewer. If
discharging to the sanitary sewer call your
local wastewater treatment plant.

Q Divert run-on water from offsite away
from all disturbed areas.

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

Q In areas of known or suspected

contamination, call your local agency to

determine whether the ground water must
be tested. Pumped groundwater may need
to be collected and hauled off-site for
treatment and proper disposal.

[m]
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SITE PLAN SHEET NOTES
1) VERIFY ALL GRADES IN FIELD. COORDINATE SITE DRAINAGE SYSTEMS WITH
EXISTING GRADES AS PER CITY OF MENLO PARK REQUIREMENTS

2) DURING CONSTRUCTION, PROTECT ALL EXISTING STRUCTURES, TREES,
HARDSCAPE AND LANDSCAPING NOT IN PROJECT SCOPE.

3) AS POSSIBLE USE EXISTING DRIVEWAY FOR THE CONSTRUCTION ENTRANCE
/AND MAINTAIN BY SWEEPING AS REQUIRED.

/ 4) UNDERGROUND UTILITY LINES TO BE DIRECTED AWAY FROM STREET TREES BY
AMNIMUM OF 10FT.

5) STORM WATER POLLUTION PREVENTION: THE CONTRACTOR IS RESPONSIBLE
FOR ENSURING THAT NO DIRT OR CONSTRUCTION DEBRIS ENTERS THE CITY
STORM DRAIN SYSTEM. IF ANY OF THE CONSTRUCTION WILL OCCUR DURING
THE WET SEASON (OCTOBER 1 THROUGH APRIL).

6) THE CONTRACTOR I5 RESPONSIBLE FOR:
- INSTALLING APPROPRIATE BEST MANAGEMENT PRACTICES (BMP'S) TO
PREVENT STORM WATER POLLUTION PRIOR TO START OF CONSTRUCTION.
- CALLING THE CITY'S ENVIRONMENTAL COMPLIANCE DIVISION AT
650-324-2596 FOR AN INSPECTION OF THE BMP's PRIOR TO THE START OF
CONSTRUCTION.
- MAINTAINING AND ADJUSTING THE BMP's AS NECESSARY THROUGHOUT
THE PROJECT. SUBSTANTIAL FINES MAY BE LEVIED BY THE CITY AND/OR THE
REGIONAL WATER QUALITY CONTROL BOARD IF FAILURE TO COMPLY WITH
THESE REQUIREMENTS RESULTS IN THE RELEASE OR THE THREATENED RELEASE
OF POLLUTED WATER FROM THE SITE. BMP's MST 8E REMOVED UPON THE
COMPLETION OF THE PROJECT.

7) PER CBC 1804.A3, AL PERVIOUS SURFACES TO MAINTAIN A 5% SLOPE, AND
ALL IMPERVIOUS SURFACES TO MAINTAIN A 2% SLOPE WITHIN 10 FT OF A
STRUCTURE.

8] DOWNSPOUTS TO EITHER BE PIPED TO GRAVEL BASIN, PER PIPE SIZE 5 4'
SDR3S MINIMUM. SPLASH BLOCKS TO BE USED WHEN NEEDED AND TO BE
DRAINING TOWARDS THE LANDSCAPING.

9) HEATING & AIR CONDITIONING UNITS MUST COMPLY WITH THE CITY'S NOISE
ORDINANCE PER SECTION 8.06.030 WHICH STATES SOUND LEVEL LIMITS
DURING NIGHTTIME HOURS ARE 50 DBA AND DAYTIME HOURS ARE 60 DBA.
'SOUND IN EXCESS OF THE LIMITS SHALL CONSTITUTE A NOISE DISTURBANCE.

10) POTABLE IRRIGATION WATER SHALL BE DELIVERED ONLY BY DRIP OR MICRO-
SPRAY IRRIGATION DEVICES PER 2014 WATER SHORTAGE CONTINGENCY
PLAN [WSCP). TOTAL NEW IRRIGATED LANDSCAPING IS LESS THAN 500 5Q.
FT. AND TOTAL REHABILTATED LANDSCAPING IS LESS THAN 1,000 5Q. FT.
MAKING PROJECT EXEMPT FROM CITY'S WATER EFFICIENT LANDSCAPE
ORDINANCE (MUNICIPAL CODE 12.44], PER SECTION 493.1 IN DIVISION 2,
TITLE 23 OF CALIFORNIA CODE OF REGULATIONS.

11) ALL EXISTING FRONTAGE IMPROVEMENTS THAT ARE DAMAGED, CRACKED,
UPLIFTED OR DEPRESSED DURING THE COURSE OF CONSTRUCTION, OR THAT
WERE DAMAGED PRIOR TO CONSTRUCTION, SHALL BE REMOVED,
REPLACED AND/OR REPAIRED. REPLACED AND REPAIRED SECTIONS SHALL
MEET CITY STANDARDS ALONG THE ENTIRE PROPERTY FRONTAGE. CITY WILL
NOT BEAR THE COSTS OF RECONSTRUCTION,

12) AL FRONTAGE IMPROVEMENT WORK SHALL BE IN ACCORDANCE WITH THE
LATEST VERSION OF THE CITY STANDARD DETAILS.

13) A SEPARATE ENCROACHMENT PERMIT IS REQUIRED FOR ANY WORK WITHIN
THE PUBLIC RIGHT OF WAY. THE APPLICANT/CONTRACTOR SHALL OBTAIN
THE PERMIT FROM THE CITY'S ENGINEERING DIVISION PRIOR TO START OF
ANY WORK WITHIN THE CITY'S RIGHT-OF-WAY OR PUBLIC EASEMENT AREAS.
THE APPLICANT SHALL OBTAIN PERMITS FROM UTILITY COMPANIES PRIOR TO
APPLYING FOR CITY ENCROACHMENT PERMIT.

14) PER CITY OF MENLO PARK ENGINEERING DIVISION, PROJECTS WITH
ADDITIONS UP TO 500 SQUARE FEET (ONLY 311 SF PROPOSED) ON THE FIRST
FLOOR AND NOT LOCATED SHARON HEIGHTS;

- ALL NET NEW IMPERVIOUS AREA STORMWATER RUN-OFF SHALL BE
RETAINED/DETAINED ON SITE. NETNEW IMPERVIOUS AREA IS IMPERVIOUS
AREA THAT PREVIOUSLY PERVIOUS AREA.

- TO ALLEVIATE THE STRESS ON THE STORM SYSTEM, THE OWNER IS
ENCOURAGED TO RETAIN/DETAIN AS MUCH RUN-OFF AS FEASIBLE ON
SITE. THIS IS IN ADDITION TO THE RETENTION/DETENTION REQUIREMENTS OF
THE NET NEW IMPERVIOUS AREA RUN-OFF.

- PLOT AND FINISHED GRADING PLANS ARE NOT REQUIRED.

UTLITY NOTES

4/~ 1) GAS EXSTING GAS METER TO REMAIN & BE UPGRADED AS REQURED

2] WATER: EXISTING WATER METER TO REMAIN

3) ELECTRIC: EXISTING ELECTRIC METER TO REMAIN. HAND DIG UTILTY
TRENCHES THAT FALL UNDER ANY TREE CANOPY, TYP.

4) SANITARY SEWER: EXISTING SANITARY SEWER CONNECTION TO REMAIN

SITE ANALYSIS

11701 5F
ALLOWABLE FLOOR AREA: 3,9755F
PROPOSED FLOOR AREA: 3.800SF

(HOUSE + GARAGE)

PROPOSED BUILDING COVERAGE: 3,017 SF (25.78%)
PARKING SPACES: | COV / 1 UNCOV

ALL GRADES TO REMAIN NATURAL

IMPERVIOUS AREA ANALYSIS PROPOSED EXISTING
(E) HOUSE (1T FLOOR] 2.173.005F 2.181.00SF

(E} GARAGE: 372005F 372005F

(N) COVERED ENTRY: 143.00SF

(N) FRONT WALK: 10500 5F

(N) REAR PATIO: 70000 SF

(E) SHED: 101.00SF 101.005F

(E) PLAY STRUCTURE: 56,00 SF 5600 SF

(E) DRIVEWAY: 125100 SF 125100 5F

(E) SIDE WALK: 272.00SF 27200 SF

(E} REAR WALK: 543,00 SF 543,00 SF

(E] REAR PATIO (REPLACED) 52600 SF

(E} FRONT WALK (DEMOD): 90.50SF

E) ENTRY PORCH (DEMO'D) 15,00 5F

TOTAL IMPERVIOUS AREA: 571600 5F (4867 5.407.50 SF (46.2%)
TOTAL PERVIOUS AREA: 5,985.00SF 6293.50SF

NET CHANGE IN IMPERVIOUS AREA:  +308.50 SF

PLAN
NORTH  NORTH

loro
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FLOOR AREA CALCULATION SHEET NOTES 5 FAR AREA CALCUTAIONS ]
BLOCK-OUT PLAN LEGEND BLDG COVERAGE Floor (Story) | Zone Number Zone Nome Renovafion | Measured Area | 3
BLOCKOUTPLANLEGEND 1) (E) HOUSE FIRST FLOOR 216101 5F Floor (Stoy) | Zone Name. Renovafion | Measured Area | 008 (] 2
N) HOUSE SECOND FLOOR 1,148.90 SF -
S _LVING 0 TStFLOOR 01 (N) ENTRY REMODEL 14823 s
N .
(6) FAL AREA N] GARAGE AREA: 37153 5F ol §
TO REMAIN TOTAL 3.681.44 5 () FREPLACE ADDITION 1228 102 (N) MUD ROOM REMODEL 8869 g
= (N) COVERED PORCH | ADDITION 13431 03 () LAUNDRY REMODEL TS D z
TOTAL HOUSE + GARAGE 3,681.44 SF &
E) PLAYHOUSE EXISTING 56.05 o 2
(E) FAL AREA (N) AREA ABOVE 12 FT 115.00 SF ® 104 (N) PWDR REMODEL 25.96 —r <
TO BE REMODELED (E) SHED 101.06 SF (E) SHED EXISTING 101.06 105 (N) STAR REMODEL 70.60 8
ggyPLA:HLOUSE 5 92322 i; (E) GARAGE EXISTING 37153 706 M) LVING REMODEL 27107 s
ALEA : (©) FIRST FLOOR EXISTING 216102 o7 ) DNNG REMODEL e §
N FAL AREA 2) TOTAL FAL AREA = 3,953.55 5F < MAX 3975.25 SF TOTAL 2,836.25 sq ft 708 (N) KITCHEN REMODEL T97.12 h
() ARBORS EXSTING 18162 08 () PANTRY REVODEL 828
3) BASIS FOR FAL AREA CALCULATIONS TOTAL 30178750 ft o ) BUTLER REMODEL AT} ;
A) BASEMENTS UNDER STRUCTURES WITHIN A MAIN FLOOR LEVEL OF 30" 5111 DG COVERAGE CALCULATION NOTES T (N) FAMILY REMODEL 305.43 o
ST 8 GARDEN STRUCIURES SUCH AS ATBORS AND TELLSES Wik A 52 iz AL RevooEL ] §
(INCLUDED IN BULDING ARDEN STRUCTURES, SUCH AS ARBORS AND TRELLISES WITH A SEMI A) BUILDING COVERAGE INCLUDES ALL STRUCTURES WITH ROOFS, INCLUDING g
COVERAGE) SOL\\/D ROOPF ARE EXCLUDED FROM'FAL AREA. . SEMI-SOLID ROOFS SUCH AS TRELLISES AND ARBORS. 113 (N) GUEST BATH REMODEL 66.85 g
< ESE;ZERDOgRCHE AND PATIOS STRUCTURALLY ATIACHED 10 THE B) EAVES NOTIN EXCESS OF 6 FT ARE EXCLUDED FROM BUILDING COVERAGE. 14 (N) BEDRM 1 REMODEL 134.16 8
HE MAIN RESIDENCE, PROVIDED THAT ONE END 1§ s TS omonr o6 5
ABOVE 121 [TWO-STORY) OPEN AND LOOKS OUTWARD FROM THE RESIDENCE ARE EXCLUDED ™ ¢
FROM GRADE, COUNTED FROM FAL AREA. 116 (N) CLOS REMODEL. 40.23 -
200% TOWARDS FLOOR D) BAY WINDOW PROTRUSIONS WHICH DO NOT PROVIDE 17 (N) VESTIBULE REMODEL 28.05 N
FOUNDATION AND WHICH ARE NO MORE THAN 7 FEET IN LENGTH 5
AREEXCLUDED FROM FAL AREA. 118 (N) GUEST SUTTE REMODEL 2151 g
] CHIMNEY AND FIREBOXES OR FIREPLACES ARE EXCLUDED FROM FAL FIRST FLOOR 2,161.01 sq ft 2
2nd FLOOR =
F) EAVE OVERHANGS ARE EXCLUDED FROM FAL AREA. -
G) INTERIOR SPACES WITH PERIMETER WALLS ARE MEASURED TO 201 (N) HALL ADDITION 7823
EXTERIOR FACE OF STUD. 202 (N) CLOSET ADDITION 19.02
H) INTERIOR SPACES WITH INTERIOR WALLS ARE MEASURED TO CENTER 203 (N) VESTIBULE “ADDITION 27.20
) EXTERIOR COVERED SPACES ARE MEASURED FROM EXTERIOR FACE 204 (N) MASTER BEDROOM__[ ADDITION 288.21
OF STUD IN EXTERIOR WALL TO EXTERIOR FACE OF STUD. 205 (N) MASTER CLOSET ADDITION 58.50
J) FALINCLUDES SQUARE FOOTAGE OF ALL ABOVE-GROUND LEVELS
ACCESSORY FLOOR AREA CALCS (OF HOUSE, ACCESSORY BUILDINGS, AND GARAGES OR CARPORTS. 208 (N) MASTER BATH ADDITION 114.24
/\ _ 207 (N) MASTER CLOSET ADDITION 4970
3 208 (N) BEDROOM 3 ADDITION 184.19
w SCALE 1T = 10 209 (N) CLOS "ADDITION 19.91
210 ) cLos ADDITION 1801
Z1 () BEDROO 2 AoDrTION 20468 _— 90
212 ) BATH ADDITION 8701 q) Q
'SECOND FLOOR 1,148.90 sq ft o~
TOTAL (HOUSE)  [3,309.91 sa ft _O <
O
[ [119 [ (&) Garace [ExsTING [37153 | O N
I i i i [7isssan | 5
TOTAL (HOUSE + GARAGE) | 3,681.44 5q t o
7 611" 9
& - - - - - - - — —— = T T T — = [=
By x == = TOTAL (HOUSE + GARAGE) 3,681.44 5q [9)
= +AREAABOVE 12 FT 11500 sq 1t q) =
- N . 3796.4asqft -
~ )
s 8]
, B - 3
s o
P N T T T w b
P < e AN s o
. - 83 v - 66 112 - w 5
£ s N} SEORQOM 2 N) STAIRS i 3
] : e [ t -
. 3 L N 1 i — =
= a 0
. N = A ) -
N) PATIO % ) VAN
% 7 9 518 1/4 381/
N N % <
4 g N
i < g
i /
14 / 7
-
N\
= 18-3 34" -
/7 =7 Al =F4
N
N
o N, 7
2 . ’ ISSUE DATE
7 DATE DESCRIPTION
o o) 82318 | USEPERMIT
3 l‘: 12.06.18 | PC RESPONSES
. N — AN 02.12.19 | PC RESPONSES
% N
23-71/2" 7
s 13t4 3 N .
/ N -
== N -
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(E) RESDENCE
1543 LAUREL PLACE
0070

(£) RESIDENCE
1541 LAUREL PLACE
061-390.090

ORVEWAY

(€] RESIDENCE
1539 LAUREL PLACE
061-390-100

(E) RESIDENCE
1537 LAUREL PLACE
061-390-110

GRVEWAY
ORVEWAY

(E) RESIDENCE
1521 LAUREL STREET
061-390-150

\ (E) RESDENCE \

\ \ K N
\ K ya (E) RESIDENCE ,
\ \ - 1517 LAREL STREET

061-390-150

(E) RESIDENCE v
1529 LAUREL PLACE \
061-390-150 \ .

(£) RESIDENCE

1485 LAUREL STREET
061:390.200

\\ DRIVEWAY \; \

v DRVEWAY

/ (E) RESIDENCE
, 1533 LAUREL PLACE] . N

390130 g ~

(E) RESIDENCE

1535 LAUREL PLACE
390120

\ (€] RESIDENCE ;
1450

' 061:390.340 /

(E) RESIDENCE

1460
041-390.350

(E) RESIDENCE

1455
061-390340

(E) RESIDENCE

1465 LAUREL STREE]

ORVEWAY

loro
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£) UVING

- NEW WORK VALUE CALCULATION

A

et
@ EXISTING FIRST FLOOR - FLOOR ARE
13/ scacae-

e

arr

2712

€) pATIO
it

|

1710 12"

/2 PROPOSED FIRST FLOOR - FLOOR AREA

o

\QBV SCALE: 3/16" =

loro

415617.9592 | loro-designs.com | 553 Pacific Avenue, San Francisco, CA 94133

Square Construction Development
Address: 1531 Laurel Place Type Footage Cost Value
Case No.: Catogory 1: New square n fon and/or wall framing
st Floor Addition o X $200/Sq.Ft 5000
50% of Existing Value $231,120.00
75% of Existing Value $346,680.00 2nd Floor Addition 148 X $200/Sq.Ft $229,600.00
Value of Proposed Project $572,780.00 124% Basement Floor Addition 0o x $200/Sq.Ft 5000
G i 0o x ST0SgFt 50.00
Existing Development
Cateqory 2: Remodel of wall i
Note taken any room with any
Square Construction Existing room is changing, the proposed for this calculation.
Non-Conforming Structure Type Footage Cost Value Remodel of Kitchen 97 X SaFt 52561000
Existing 1t foor 2181 x $200/Sq.Ft 43620000 Remodel of Bathrooms @ X $130/Sa.Ft $12.090.00
Existing 2nd floor 0 x $200/Sq.Ft 50,00 Remodel of Other Living Areas 1883 X $100/Sq.Ft $188,300.00
Existing Basement o x $200/Sq.Ft 5000 Remodel of Garage 0o x 53550t 50.00
Existing Garage ar2 x ST0SaFt $26,040.00 Cateqory 3: Exterior modifications (o existing structure
Window and exterior door replacements are included in areas remodeled and accounted for in Category 2. New roofs and new
Category 2 or Category 1.and should be accounted for using the
Total 2553 $462,240.00 calculation beiow.
New Roof Structure Over Existing Sq. FL 1923 X S505Sq Ft $66,150.00
Note atatimo. Ifth
sie, they are ject to their Fthey aro work) or ignored (I Replacement of Existing Windows/Exterior Doors 1z ox $35S0Ft $3.920.00
‘conforming, or nonconforming but not subject to new work).
Existing Siding 146 X $355q Ft $47,110.00
NOTE: A USE PERMIT APPROVED BY THE PLANNING COMMISSION IS REQUIRED IF THE VALUE OF
THE PROPOSED WORK EXCEEDS 75% OF REPLACEMENT COST OF THE EXISTING STRUCTURE. Total 102 $572.780.00

Proposed Development

BLOCK-OUT PLAN LEGEND.

< =
~LIVING.
! (E) FAL AREA
[om | g
~
(E) FAL AREA

TO BE REMODELED

[Xwing -~

7

(N) FAL AREA

NON-FAL AREA
(INCLUDED IN BULDING
COVERAGE)

ABOVE 12 T (TWO-STORY)

15 FROM GRADE, COUNTED
< 2008 TOWARDS FLOGR
Mo AL
7
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i , < ] |
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X e
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NOTE sECOND FLOOR
1S AN ADDITION

REPLACEMENT OF (6)SDING:
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Vet
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4 STREETSCAPE - EXISTING !

1531 LAUREL PLACE — EXISTING.

1531 Laurel Place, Menlo Park, CA 94025

Curtiss Remodel
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EXISTING NONCONFORMING WALL: CANNOT
BE DEMOLISHED PAST THE FRAMING.

‘OF PROJECT, T CAN;
CURRENT NONCONFORMING LOCATION

PREPARE FOR
REPLACEMENT WINDOW,

SEE A2
—1 (E) GAS METER
 —
[FZIrS
() WINDOW 10 BE
(EGASW REMOVED, PAICH
HEATER ADJACENT SURFACES
75.GALLO| ASREQD , SEE A2
REMOVE (£] WINDOW
& REPLACE WITH 2 (N]
DEN WINDOWS, SE
ELEVATIONS
(E) GARAGE &)
198 12
v
*EXISTING FOUNDATION & SUB
FLOOR TO REMAIN; UPGRADE
(E) 200 AS REQUIRED BY STRUCTURAL
R
BREAK!
DINING ROOM

(E] ELECT.
METER

REMOVE (E) FOUNDATION
AT CORNER & PREPARE

FOR (N) COVERED ENTRY, -
SEE A2.1 FOR JN)
CONSTRUCTION

REPLACE (E) ENTRY DOOR

(N) WINDOW

sevove g moow
omcTon
\
\
\
\
\

REMOVE (E) WINDOW &
REPLACE W/ N] LARGER
WINDOW

DASHED BLUE LINE
INDICATES EXTENTOF _
WALLS THAT WOULD HAVE
THE PLATE HEIGHT RAISED

_REMOVE & INFILL

= oo - (N) WINDOW
[G] " REMOVE & INFILL
AC|/|_INWINDOW — — -/ (ewnoow
Tt 7

4

REMOVE (£)

FLOORING & PREPARE - —

FOR (N] FINISHES, TYP.

WINDOWS

REMOVE & REPLACE (€]
- WINDOWS W/ (N)

EXTEND DECK FRAMING &

- FOUNDATION PER F
PROPOSED PLAN WINDOW OR DOOR,

DEMOLITION NOTES:
ANY MISCELLANEOUS CONSTRUCTION LOCATED
BEHIND DEMOLISHED STRUCTURES WHICH COULD
AFFECT NEW CONSTRUCTION SHOULD BE BROUGHT
TO THE ATTENTION OF THE OWNER AND/OR
ARCHITECT IMMEDIATELY.

CONTRACTOR TO PROTECT AL EXISTING TO
REMAIN WALLS, FLOORS, STRUCTURES, AND
CEILING FROM DAMAGE DURING CONSTRUCTION,
AND SHALL RESTORE THEM TO ORIGINAL
CONDITION IF REQUIRED.

REMOVE AND CAP OFF EXISTING PLUMBING LINES,
ELECTRICAL LINES, AND HVAC DUCTWORK NOT
USED IN NEW CONSTRUCTION

DEMOLITION IS NOT LIMITED TO WHAT IS SHOWN
‘ON THE DEMOLITION PLAN. THE CONTRACTOR IS
RESPONSIBLE FOR DETERMINING THE COMPLETE
SCOPE OF DEMOLITION WORK TO COMPLETE THE
PROJECT. REFER TO ALL DRAWINGS FOR FURTHER
DEMOLITION WORK.

5. REMOVE ALL MISCELLANEOUS ACCESSORIES,
BRACKETS & FASTENERS FROM EXISTING SURFACES.

PROVIDE TEMPORARY SUPPORT AS REQUIRED.

EXISTING NONCONFORMING WALLS CANNOT BE
DEMOLISHED PAST THE FRAMING MEMBERS. IF
WALL IS DEMOLISHED AS PART OF PROJECT. IT
CANNOT BE BUILT IN IT'S CURRENT
NONCONFORMING LOCATION, AND WILL BE
REQUIRED TO MEET CURRENT ZONING ORDINANCE
SETBACK REQUIREMENTS.

ATLOCATIONS RECEIVING NEW FLOORING,
PROVIDE APPROPRIATE LEVELING COMPOUND
'WHEREVER REQUIRED TO ESTABLISH A FLAT AND
LEVEL SUB-FLOOR SURFACE [<1/8" PER 10-0') WITH
ADJACENT ROOM IN PREPARATION FOR NEW.
MATERIALS

CEAOUTION FLOOS PLAN LEGEND
[CE-T
E1 10 BE DEMOLEHED

N) OR REPLACEMENT

AS NOTED

- INFILL (E) DOOR AS REGD

(E) CABINETRY. FINISHES &
APPLANCES 10 BE

1§ —-REMOVED; PREPARE WALL

T T Too -
n a - SURFACES FOR [N
2 wo 1 CousTRICTON
Il
a -
)
H REMOVE & REPLACE (€]
i - WINDOWS W/ (N)
S~ WINDOWS
W
] L
B
T
|
N ! ! r
N BEDROOM 1 ! ! | R
1 ! ! N
LA 1 mASTR REMOVE & REPLACE (£)
| 17| clos. WINDOWS W/ (N)
| | vrza (E) CABINETRY, FINISHES & WINDOWS
- 7 ' _ _ FIXTURES TO BE REMOVED:
om € WALL SURFACES REMOVE (E) WOOD.
FOR [N) CONSTRUCTION DECKING BOARDS AND
PREPARE FOR [N) STONE
— -0/ SUBFLOOR GRATE
ﬁ MAINTAIN AND REPARR (£)
] | REMOVE (E) DOOR & WOOD DECK FRAMING AS
B A REPLACE W/ [N] LARGER REQURED
I WNDOW/DOOR $YsTEw
1
i
MASTER
- “ BEDROOM 2 Clsy cis BEDROOM
B - —
13 — —
3 T —y r |
= — I | BBQ AREA
-
r = T .
PREPARE FOR NEW ___REMOVE (E) WINDOW: PATCH
WINDOW, SEE A2.1 ADJACENT SURFACES AS REQD —
EXSTING NONCONFORMING WAL CANNOT BE e\ revovemwnoows T — —
DEMOLISHED PAST THE FRAMING MEMBERS. IF ~~L__PATCH ADJACENT
WALLIS DEMOLISHED AS PART OF PROJECT, IT SURFACES AS REQ'D
- 'CANNOT BE BUILT IN IT'S CURRENT — — —_
NONCONFORMING LOCATION —

/1 FIRST FLOOR DEMOLITION PLAN

&2/ sowee - v
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[1(E) GAS METER

WALLS TYPES

 E— |

e

(N) EXTERIOR WALL
(N) INTERIOR WALL
(E) INTERIOR WALL
(E) EXTERIOR WALL

DEMOLITION WALL

FLOOR PLAN SHEET NOTES, CONT.
25) VENT DRYER W/ 4" SMOOTH METAL DUCT WITH BACKDRAFT
DAMPER, MAX. 10 WITH 2 MAX 90 DEGREE BENDS.

26) FACTORY-BUILT FIREPLACES SHALL BE LISTED AND LABELED
AND SHALL BE INSTALLED IN ACCORDANCE WITH THE
CONDITIONS OF THE LISTING. FACTOR-BUILT FIREPLACES
SHALL BE TESTED IN ACCORDANCE WITH UL 127. CRC RI004.1

27) FURNACE IN UNDERFLOOR LOCATIONS; FAU MINIMUM
SUPPORT SLAB 3' ABOVE GRADE OR MINIMUM &' ABOVE
GROUND WHEN SUSPENDED, 12’ CLEAR ON EACH SIDE, CMC
904.3.1. PROVIDE ACCESS TO SERVICE EQUIPMENT, MINIMUM

22°X30". ACCESS ROUTE SHALL BE A MAXIMUM OF 20 FT TO
EQUIPMENT, UNOBSTRUCTED WITH 24" WIDE FLOOR. PROVIDE
LIGHT FIXTURE AT EQUIPMENT WITH SWITCH FOR LIGHT AT
ACCESS POINT. PROVIDE GFCI OUTLET NEAR EQUIPMENT.
PROVIDE MINIMUM 30°X30" LEVEL WORK PLATFORM AT
EQUIPMENT, CMC 904.11
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SCALE: 114" = 10"

FLOOR PLAN SHEET NOTES
1) ALLINTERIOR DIMENSIONS ARE SHOWN TO GRIDLINE, FACE
OF STUD, CENTERLINE OF DOOR/WINDOW.

ALL INTERIOR WALLS TO HAVE ( 1) LAYER 5/8" GWB BOTH
SIDES UNO; ALL SOFFITS AND CEILINGS TO HAVE [ 1] LAYER
5/8'G!

PROVIDE 2«4 OR 2x6 FIRE BLOCKING AT ALL STUD BAYS.
GREATER THAN 100" HIGH AND AT ALL SOFFIT-TO-WALL
INTERSECTIONS.

AT UNTILED BATH LOCATIONS, PROVIDE ( 1 ) LAYER 5/8
WATER RESISTANT GWB OR HARDIE BACKER 10 72° AFF
BEHIND ALL SINKS AND TOILETS AND ALL SIDE RETURN WALLS
WITHIN 3-0° OF SINKS AND TOILETS,

ATTILED BATH LOCATIONS, TILE IS TO BE INSTALLED OVER
MORTAR BED & ( 1) LAYER 1/2" WATER RESISTANT CEMENT
BOARD OR HARDIE-BACKER. FOR GYPSUM BOARD USED AS
BACKER FOR NON-ABSORBENT FINISH MATERIAL, PROVIDE
FIBER-CEMENT, FIBER-MAT REINFORCED CEMENT, GLASS MAT
GYPSUM OR FIBER-REINFORCED GYPSUM BACKERS
(WONDER-BOARD, HARDI-BACKER, DENS SHIELD] CRC
R70242

COORDINATE VENT STACK LOCATIONS FOR PLUMBING
FIXTURES AND APPLIANCES WITH ARCHITECT PRIOR TO
INSTALLATION,

COORDINATE INSTALLATION OF ALL RECESSED LIGHT
FIXTURES, SPEAKERS, WALL SCONCES, ELECTRICAL OUTLETS,
TELEPHONE JACKS, THERMOSTATS AND HVAC GRILLES WITH
ARCHITECT PRIOR TO INSTALLATION, SEE LIGHTING AND'
ELECTRICAL DRAWINGS FOR ADDITIONAL INFORMATION.

THE RISE OF STAIR TREADS SHALL BE 7 3/4" MAX AND 4° MIN,
STAIR TREAD DEPTHS SHALL BE 10" MIN; NOSING SHALL BE 3/4"
MIN AND 11/4' MAX; CRC R311.7.4.1 &R311.7.4.

STAIRWAYS SHALL NOT BE LESS THAN 36" IN CLEAR WIDTH AT
AL POINTS ABOVE THE PERMITTED HANDRAIL HEIGHT.
HANDRAILS MAY PROJECT INTO REQUIRED WIDTH OF
STAIRWAY 4-1/2" MAX ON EITHER SIDE OF THE STAIRWAY, AND
THE CLEAR WIDTH OF STAIRWAY AT AND BELOW THE
HANDRAIL HEIGHT, INCLUDING TREADS AND LANDINGS,
SHALL BE NOT LESS THAN 31-1/2" WHERE A HANDRAIL IS
INSTALLED ON ONE SIDE AND 27" WHERE HANDRAILS ARE
PROVIDED ON BOTH SIDES. HANDRAIL ADJACENT TO A WALL
SHALL HAVE A SPACE OF 1-1/2' MIN. CENTER OF HANDRAIL
SHALL BE @ 34" MIN/38" MAX ABOVE STAIR NOSING, TYP;
HANDRAIL TO HAVE 1 1/4' MIN/2 MAX @ GRIPPABLE CROSS-
SECTION WITH NO SHARP CORNERS; HANDRAIL GRIPPING.
SURFACES TO BE CONTINUOUS AND RETURN TO A WALL,
GUARD OR WALKING SURFACE. CRC R311.7.1

0] INTERIOR AND EXTERIOR GUARDRAILS AND HANDRAILS TO BE
CAPABLE OF RESISTING PERPENDICULAR LOADS AS PER CBC
SECTION 1607.7 : TOP OF GUARD IS 42 HIGH ABOVE
ADJACENT WALKING SURFACE (R312) GUARDS ON THE OPEN
SIDES OF STAIRS SHALL NOT HAVE OPENINGS WHICH ALLOW.
PASSAGE OF A SPHERE 4 3/8" IN DIAMETER PER CRC R312.3

1) HABITABLE SPACES TO HAVE EXTERIOR GLAZING AREA EQUAL
10 8% OF FLOOR AREA MIN. 4% MIN OF THE GLAZING AREA
TO BE OPERABLE.

2) PROVIDE BLOCKING FOR HANDRAILS AND GRAB BARS,
CURTAIN ROD ATTACHMENTS ABOVE ALL WINDOWS AND
EXTERIOR DOORS, ACCESSORIES IN BATHROOMS, AND ALL
WALL MOUNTED EQUIPMENT; VERIFY HEIGHT WITH ARCHITECT
PRIOR TO INSTALLATION.

3) SEE FINISH FLOOR PLANS FOR FLOOR FINISHES AND
STRUCTURAL DRAWINGS FOR RECESSED SUBSTRUCTURE
BLOCK-OUT LOCATIONS.

4) IN BATHROOMS, PROVIDE 5 AIR CHANGES MIN. PER HOUR
W/ OPENING AT LEAST 3-0" FROM OPENINGS THAT ALLOW
AR ENTRY TO OCCUPIED AREAS OF THE BUILDING

5) CONTRACTOR TO VERIFY W/ MANUFACTURERS AND
PROVIDE ALL CLEARANCES, PLUMBING, ELECTRICAL AND.
MECHANICAL REQUIREMENTS.

16) INDOOR WATER EFFICIENCY: WATER EFFICIENT PLUMBING.
FIXTURES AND FITTINGS THAT MEET REDUCED FLOW RATES
SPECIFIED IN CALGREEN 4.303.1 TO REDUCE WATER
CONSUMPTION BY AT LEAST 20% SHALL BE INSTALLED;
REPLACE ALL NONCOMPLIANT FIXTURES IN PROJECT AREA.

7) TOILETS: SHALL BE 1.28 GALLON/FLUSH MAX & MEET THE EPA
'WATERSENSE SPECIFICATION.
LAVATORY FAUCETS: SHALL BE 1.5 GALLON/MINUTE MAX.
KITCHEN FAUCETS: SHALL BE 1.8 GALLON/MINUTE MAX.

8) SHOWER HEADS: SHALL BE 2.0 GALLON/MINUTE MAX; WHEN
SINGLE STALL SHOWERS HAVE MULTIPLE SHOWER FIXTURES:
THE COMBINED FLOW RATE OF ALL SHOWER HEADS SHALL
NOT EXCEED 20% REDUCTION AS SHOWN IN TABLE 4.303.1 OR
ONLY ALLOW ONE SHOWER HEAD TO OPERATE AT A TIME.
SHOWER AND BATH VALVES SHALL BE PRESSURE BALANCED
OR THERMOSTATICALLY CONTROLLED TO PROVIDE MAX 120
DEGREE WATER AND PREVENT UNEVEN MIXING.

9) MINIMUM SHOWER INTERIOR SIZE 1042 SQ IN AND 30" CIRCLE
MINIMUM FROM A HEIGHT EQUAL TO THE TOP OF THE
THRESHOLD, TANGET TO CIRCLE'S CENTERLINE TO 70" ABOVE
THE DRAIN OUTLET.

0) SHOWER DOORS MUST BE 22" WIDE MIN OUTWARD OPENING:
GLAZING FULLY TEMPERED OR LAMINATED SAFETY GLASS
WITHIN 60" ABOVE STANDING SURFACE AND DRAIN INLET.

21) SHOWER COMPARTMENTS AND WALLS ABOVE BATHTUBS
WITH INSTALLED SHOWER HEADS SHALL BE FINISHED WITH
SMOOTH, NONABSORBENT SURFACE TO A HEIGHT NOT LESS
THAN 72" ABOVE FINISH FLOOR PER CRC R307 .2

2) LANDINGS SHALL NOT BE MORE THAN 7.75" LOWER THAN
DDOOR THRESHOLDS PER CRC R311.2.1

3) EGRESS WINDOWS SHALL HAVE MINIMUM NET CLEAR
OPENING OF 5.7 5Q FT (5.0 SQ FT FOR GRADE FLOOR
‘OPENING): MINIMUM NET CLEAR OPENING HEIGHT OF 24 IN;
MINIMUM NET CLEAR OPENING WIDTH OF 20 IN; MAXIMUM
SILL HEIGHT OF 44 IN ABOVE THE FLOOR AND OPENS
DIRECTLY TO STREET, PUBLIC ALLEY. YARD, CRC R310.

4) GLAZING IN SHOWERS/BATHTUBS ADJACENT WALL OPENINGS
'WHERE BOTIOM OF GLAZING IS LESS THAN 60 IN ABOVE
STANDING SURFACE SHALL BE FULLY TEMPERED, LAMINATED
SAFETY GLAZING OR APPROVED PLASTIC, CRC R308.4.5.
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ROOF PLAN NOTES:

n

3

0)

'ALL ROOF SLOPES TO BE AS SHOWN ON ROOF PLAN

AL DIMENSIONS ARE SHOWN TO FACE OF STUD, EDGE OF
EAVE FASCIA OR CENTERLINE OF DOOR OR WINDOW,

ROOF MATERIAL: NEW COMPOSITE ASPHALT SHINGLES
OVER UNDERLAYMENT OVER PLY, TYPICAL. AT FRONT
PORCH ONLY, STANDING SEAM METAL ROOFING OVER
UNDERLAYMENT OVER PLY.

AL ROOF PENETRATIONS TO BE FLASHED ACCORDING TO
CURRENT SHEET METAL AND AIR CONDITIONING
CONTRACTORS' NATIONAL ASSOCIATION (SMACNA)
GUIDELINES. PAINT EXPOSED VENT STACKS TO MATCH
ROOF FINISH COLOR

COORDINATE ROOF VENT AND VENT STACK LOCATIONS
FOR PLUMBING FIXTURES AND APPLIANCES WITH
ARCHITECT PRIOR TO INSTALLATION. VENT STACKS TO BE
GANGED TO UPPER ROOF LOCATION,

PLUMBING VENTS SHALL BE LOCATED MIN 10'
HORIZONTALLY OR 3 MIN VERTICALLY FROM OPERABLE
SKYLIGHTS, AIR INTAKES, OR OPERABLE DOORS AND
WINDOWS.

CONTRACTOR TO VERIFY W/ MANUFACTURERS AND
PROVIDE ALL CLEARANCES, PLUMBING, ELECTRICAL AND
MECHANICAL REQUIREMENTS,

PROVIDE ATTIC ACCESS TO ALL SPACES WITH 30" OF MORE
VERTICAL CLEARANCE FROM UNDERSIDE OF RAFTER TO
TOP OF CEILING JOIST. PROVIDE A SWITCHED LIGHT AND
POWER OUTLET TO ALL ACCESSIBLE SPACES.

VELUX SKYLIGHTS, HALLMARK CCL #426-H-670.14
APPROVAL NUMBER, WHICH INCLUDES A LABEL VERIFYING.
COMPLIANCE WITH AAMA/WDMA/CSA 101/15.2/A440,
AND ALSO STATES THE NAME OF MANUFACTURER, THE
APPROVED LABELING AGENCY, THE PRODUCT
DESIGNATION, AND PERFORMANCE GRADE RATING.

EACH PANE OF GLASS IS 16 SQ. FT. OR LESS, THE HIGHEST
POINT OF GLASS SHALL BE WITHIN 12 FT. OF THE WALKING
SURFACE BELOW. GLASS MUST BE TEMPERED AND LESS
THAN 3/16 IN. THICK OR LAMINATED. IF THE PITCH OF THE
ROOF IS LESS THAN 3:12 (25% SLOPE], A 4 IN. CURB IS
REQUIRED, CRC R308.6.9.
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ATTACHMENT E
I'oro

553 Pacific Avenue, San Francisco, CA 94133

August 23, 2018
Updated: December 5, 2018

1531 Laurel Place Project Description:

The goal for the remodel and addition at 1531 Laurel Place is to gain modest square footage
while maximizing the use of the yard. We plan to accomplish this by maintaining the existing
first floor footprint with the addition of a second floor setback from the front yard. A portion of
the existing first floor is non-conforming which requires a Use Permit, as the scope of work on
the non-conforming existing residence surpasses the value threshold of the non-conforming
new work value calculation.

Our plans include the reconfiguration of the interior of the existing first floor to allow for better
access and use of the back yard as well as allow the addition of a second floor. There is no
new square footage on the first floor. All new square footage, located on the second floor, is
within the constraints of the existing setbacks. The house exterior will be updated with the use
of horizontal siding and composite shingle roof, with the standing seam metal roof at the front
porch, using a grey and white color palette.

All existing trees are proposed to remain. The existing deck near the large cedar tree is
proposed to be updated, taking careful consideration of the arborist recommendations and
working with the arborist during construction to protect the tree. Construction will take roughly
twelve months.

In addition, the Owners have discussed the proposed remodel with their immediate neighbors
and received positive feedback per letter dated September 4, 2018 that was submitted to the

Planning Department.

Thank you in advance for supporting improvements to the beautiful neighborhood.

Lauren Goldman

L’oro Designs

553 Pacific Avenue

San Francisco, CA 94133
lauren@loro-designs.com
415.617.9592
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ATTACHMENT F

Kielty Arborist Services LLC
Certified Arborist WE#0476A
P.O. Box 6187
San Mateo, CA 94403
650-515-9783

July 12, 2018, Revised November 28, 2018

Scott Curtiss
1531 Laurel PI
Menlo Park, CA 94025

Site: 1531 Laurel Place, Menlo Park, CA
Dear Mr. Curtiss,

As requested on Thursday, June 28, 2018 | visited the above site to inspect and comment on the
trees. A home addition and remodel is planned for this site and your concern for the future
health and safety of the trees has prompted this visit. Site plan Al dated 11/15/18 was used for
writing this report.

Method:

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

1 - 29 VeryPoor

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

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



F2

1531 Laurel Place 11/28/18

Survey:

Tree# Species DBH

1P Red maple 4.0
(Acer rubrum)

2P Red maple 4.1
(Acer rubrum)

3 Ginkgo 5.8
(Ginkgo biloba)

4P Incense cedar 25.3
(Calocedrus decurrens)

5P Coast live oak 30.5
(Quercus agrifolia)

6P Pittosporum 19.2
(Pittosporum tobira)

7 Pittosporum 14.8
(Pittosporum tobira)

8 Pittosporum 14.4
(Pittosporum tobira)

9P Redwood 29.1
(Sequoia sempervirens)

10*P Redwood 40est
(Sequoia sempervirens)

11*P African fern pine 20est
(Podocarpus gracilior)

12*P Coast live oak 25est

(Quercus agrifolia)

CON
80

80

75

75

75

70

70

70

70

90

65

60

)

HT/SP Comments

20/10

20/10

15/10

60/20

45/40

12/12

12/12

12/12

75/20

Good vigor, good form, young street tree.
10 times diameter=3 feet

Good vigor, good form, young street tree.
10 times diameter=3 feet

Good vigor, fair form, close to existing
home.

Good vigor, fair form, slight lean away from
home. 10 times diameter=21"

Good vigor, fair form, codominant at 6 feet
with fair to poor union, seam in union,
recommended to remove high water use
plants underneath dripline of tree and to
cable codominant leaders. 10 times
diameter=25"

Fair vigor, fair form, multi leader at grade,
mature. 10 times diameter= 16'

Fair vigor, fair form, multi leader at grade,
mature.

Fair vigor, fair form, multi leader at grade,
mature.

Good vigor, good form, top of canopy thin,
10 times diameter=24"

100/25 Good vigor, good form, 2 feet form property

50/40

20/40

line fence. 10 times diameter= 33"

Fair vigor, poor form, codominant at 6 feet
with fair union, 2 feet from property line.
10 times diameter= 17"

Fair vigor, poor form, heavy lateral limbs,
decay at grade, surrounded by hardscape, 20
feet from property line, aesthetically
pleasing. 10 times diameter=21"

*-Indicates neighbors tree P-Indicates protected tree by city ordinance
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Summary:

The trees surveyed on site are mix of native and imported trees. Trees #1-2, #4-6 and #9-12 are
heritage trees as they have diameter measuring over 15 inches or are street trees. The city of
Menlo Park's definition of a heritage tree is as followed:

. Any tree having a trunk with a circumference of 47.1 inches (diameter of 15 inches) or more

measured at 54 inches above natural grade.

. Any oak tree native to California, with a circumference of 31.4 inches (diameter of 10 inches) or

more measured at 54 inches above natural grade.

. Any tree or group of trees specifically designated by the City Council for protection because of

its historical significance, special character or community benefit.

. Any tree with more than one trunk measured at the point where the trunks divide, with a

circumference of 47.1 inches (diameter of 15 inches) or more, with the exception of trees that are
under 12 feet in height, which are exempt from the ordinance.

. Any tree located within the public right of way (Street trees)

Summary

No tree removals are proposed on this site. The trees on site are all in fair to good condition with
no poor trees surveyed. All trees are to be retained. A home remodel as well as the addition of a
second story is proposed. No impacts to the trees on site are expected from the proposed
addition and remodel. A wood deck patio exist in the same location as the proposed patio. The
existing wood deck is supported by piers. The plan shows the existing wood framing for the
deck to be retained, with stone pavers being installed on top of the existing deck frame. This
way no excavation for a concrete slab is needed, and no impacts to the trees are expected. If for
any reason existing piers need to be replaced because of damage(not likely) or more piers are
needed(not likely) or any other reason, all excavation will need to be manually done by hand
under the Project Arborist supervision. A minimum no dig zone of 8 feet from incense cedar tree
#4 will need to be maintained in order to not have an impact on the trees structural stability.

Tree care recommendations

Coast live oak tree #5 is in good condition. The oak tree is codominant at 6 feet with a fair to
poor union. A seam is visible in the union. It is recommended to prune this tree every 3 years
using only reduction cuts out on the ends of the limbs. All interior growth when possible shall
be retained so that proper future reduction cuts can take place. A cable is recommended to be
installed between the two large codominant leaders at a height equal to two thirds of the tree's
height. The recommended pruning and cabling will significantly reduce the risk of a leader
failure due to the poor union formed at 6 feet. High water use plants such as hydrangeas were
observed in close proximity to this tree. It is recommended to remove all irrigation lines as well
as high water use plants from underneath the dripline of this tree. It is important to understand
that native oak trees survive off of annual rainfall in this area. Supplemental irrigation to oak
trees in dry summer months significantly raises the risk of developing an oak root fungus
disease. Irrigation near oak trees is one of the leading causes of oak tree death and failure.
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Redwood trees on the other hand need supplemental irrigation in this area of Menlo Park as they
are out of their native range. Redwood trees are native in mountain areas where precipitation
from the incoming moisture off the ocean is high. They are a very fast growing species putting
on 24" or more of growth in a single growing season. In their natural habitat they get 50-100
inches of rain annually, including fog, which cools the tree tops. Here in Menlo Park the annual
rainfall is significantly lower than the native range of the species, as this area is considered an
oak woodland habitat (no fog). Supplemental irrigation is a must for the species to survive and
thrive. A mature redwood tree is capable of consuming up to 500 gallons of water in one day.
The top of redwood tree #9 is starting to look thin (drought stressed). It is recommended to
provide flood type irrigation to this tree every 2 weeks during the dry summer months. A deep
water injection can also be done for this tree. 300 gallons of water can be injected into the tree's
root zone to improve and maintain tree vigor. The following tree protection plan will help to
reduce potential impacts during construction to the trees on site.

Tree Protection Plan:

Tree Protection Zones

Tree protection zones should be installed and maintained throughout the entire length of the
project. Fencing for tree protection zones should be 6’ tall, metal chain link material supported
by metal 2” diameter poles, pounded into the ground to a depth of no less than 2’. The location
for the protective fencing for the protected trees on site should be placed at a distance equal to 10
times the protected tree diameters as indicated in the survey on page 2 of this report. Trees #4,5,
and 9 will need to have modified tree protection zones as they are in close proximity to the
existing home and deck. Because incense cedar tree #4 is in close proximity to the existing deck,
tree protection fencing for this tree will need to be placed 3 feet away from the existing deck in
order to allow for access to the proposed work area, and out to 10 times the tree's diameter
wherever else possible. This should be enough room to allow work to safely continue. The area
between the fencing and deck should be mulched with a 6 inch thick layer of coarse mulch to
reduce risk of compaction caused by any heavy foot traffic. Oak tree #5 and redwood tree #9
will need a slightly reduced tree protection zone as the existing deck area is within 10 times the
trees diameters. A 3 foot clearance from the deck to the tree protection fencing for these trees is
needed so that workers can safely access the area of proposed work. A 6 inch thick layer of
coarse mulch should be placed between the fencing and deck. Wherever else possible fencing is
to be placed at 10 times the tree diameters. No equipment or materials shall be stored or cleaned
inside the protection zones. If at any time tree protection fencing needs to be reduced for access,
the non-protected area should be mulched with 6” of coarse wood chips. The spreading of chips
will help to reduce compaction and improve soil structure. All tree protection measures must be
installed prior to any of the proposed construction activity on site. The Project Arborist must
verify the new fencing locations anytime the fencing is to be moved. Site plan Al dated
11/15/18 shows the recommended tree protection zones as described in this report.
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Landscape Buffer

Where tree protection does not cover the entire root zone of the trees, or when a smaller tree
protection zone is needed for access, a landscape buffer consisting of wood chips spread to a
depth of six inches with plywood or steel plates placed on top will be placed where foot traffic is
expected to be heavy. The landscape buffer will help to reduce compaction to the unprotected
root zone.

Root Cutting

Any roots to be cut shall be monitored and documented. Large roots (over 2” diameter) or large
masses of roots to be cut must be inspected by the site arborist. The site arborist, at this time,
may recommend irrigation or fertilization of the root zone. All roots needing to be cut should be
cut clean with a saw or lopper. Roots to be left exposed for a period of time should be covered
with layers of burlap and kept moist.

Trenching and Excavation

Trenching for irrigation, drainage, electrical or any other reason shall be done by hand when
inside the dripline of a protected tree. Hand digging and the careful placement of pipes below or
besides protected roots will significantly reduce root loss, thus reducing trauma to the tree. All
trenches shall be backfilled with native materials and compacted to near its original level, as
soon as possible. Trenches to be left open for a period of time, will require the covering of all
exposed roots with burlap and be kept moist. The trenches will also need to be covered with
plywood to help protect the exposed roots. Anytime excavation is to take place within 10 times
the diameter of a protected tree on site, the project arborist must be called out to the site to
witness the work.

Irrigation

Normal irrigation shall be maintained for the imported trees on site to be retained. The
imported trees will require normal irrigation. On a construction site, I recommend irrigation
during winter months, 1 time per month. Seasonal rainfall may reduce the need for additional
irrigation. During the warm season, April — November, my recommendation is to use heavy
irrigation, 2 times per month. This type of irrigation should be started prior to any excavation.
The irrigation will improve the vigor and water content of the trees. The on-site arborist may
make adjustments to the irrigation recommendations as needed. The foliage of the trees may
need cleaning if dust levels are extreme. Removing dust from the foliage will help to reduce
mite and insect infestation. No irrigation shall be provided to the native oak trees unless their
root zones are traumatized.
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Inspections

It is the contractor’s responsibility to contact the site arborist when work is to take place under
the tree canopies of a protected tree on site. Kielty Arborist Services can be reached by email at
kkarbor0476@yahoo.com or by phone at (650) 515-9783 (Kevin) or (650) 532-4418 (David).
Menlo Park often requires a letter that states we have inspected the tree protection fencing.

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

Sincerely,
Kevin R. Kielty David P. Beckham
Certified Arborist WE#0476A Certified Arborist WE#10724A
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I'oro ATTACHMENT G

553 Pacific Avenue, San Francisco, CA 94133

December 5, 2018

1531 Laurel Place - Variance Findings:

The goal for the remodel and addition at 1531 Laurel Place is to gain modest square footage
while maximizing the use of the yard. We plan to accomplish this by maintaining the existing
first floor footprint with the addition of a second floor setback from the front yard. A portion of
the existing first floor is nonconforming which requires a Use Permit, as the scope of work on
the nonconforming existing residence surpasses the value threshold of the nonconforming new
work value calculation. In addition portions of the existing eaves extend beyond the allowed
eave encroachment. We’re proposing to extend the plate height of the existing walls as allowed
by zoning regulations, however this requires the existing nonconforming eaves be replaced due
to raising the plate height. Therefore, a Variance is also being requested to legalize the
nonconforming wall for the purpose of rebuilding the nonconforming eaves. The nonconforming
wall would maintain existing framing, while extending the plate height. Please see below how
each Variance statement is addressed in detail.

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

The subject property is not a typical, rectangular-shaped lot, but rather a trapezoid shape
that narrows towards the front yard to a minimum of 60 feet wide, below the minimum lot
width per zoning regulations.

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

The variance is necessary to maintain the existing house footprint and create a
functional space that creates a uniform design blending the existing home massing with
the addition. The replaced, smaller eave would be positioned at the same existing wall
at the raised plate height, and reduces the current eave encroachment. This allows for
efficient use of the existing footprint rather than significantly modifying the floor plan
and/or creating different eave heights along the side yard.

3) That the granting of the variance will not materially detrimental to the public health, safety, or
welfare, or will not impair an adequate supply of light and air to adjacent property;
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The existing nonconforming eave that will be replaced at the existing wall will not extend
any further than it does in its current condition, and the new replaced eave will actually
be smaller and encroach less than it does today into the side yard. Thus the replaced
eave and existing side yard wall will not be materially detrimental to the public health,
safety or welfare, and will not impair an adequate supply of light and air to adjacent
property.

4) That the conditions upon which the requested variance is based would not be applicable,
generally, to other property within the same zoning classification.

The existing house is situated towards the front of the property, which has the narrowest
lot width, thus presenting a number of challenges in remodeling the existing house that
are not generally applicable to other properties, specifically the unusual shape of the lot
noted above.

5) That the condition upon which the requested variance is based is an unusual factor that was
not anticipated or discussed in detail during any applicable Specific Plan process.

The project is not within any Specific Plan area.

Lauren Goldman

L’oro Designs

553 Pacific Avenue

San Francisco, CA 94133
lauren@Ioro-designs.com
415.617.9592
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Community Development

STAFF REPORT

Planning Commission

Meeting Date: 3/25/2019
K&OIF\IL O PARK Staff Report Number: 19-024-PC
Public Hearing: Use Permit/Mandy Dang/993 El Camino Real

Recommendation

Staff recommends that the Planning Commission approve a request for a use permit for a full/limited
service restaurant (boba tea shop) on a lot that is substandard with regard to parking located at 993 El
Camino Real in the EI Camino Real/Downtown Specific Plan (SP/ECR-D) zoning district. The tenant
space is vacant but was previously used for a cobbler shop. The recommended actions are contained
within Attachment A.

Policy Issues

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

Background

Site location

The subject property is located at the corner of EI Camino Real and Menlo Avenue, on the edge of the
Downtown area. The parcel is located within the EI Camino Real/Downtown Specific Plan’s El Camino
Real South-West (ECR SW) sub-district. The parcel consists of a one-story commercial building and a
private parking lot. The commercial building is occupied by four tenants including the subject vacant tenant
space, a dry cleaners/laundry mat, a restaurant, and fitness studio.

The surrounding properties are also located in the SP/ECR-D zoning district. Using Menlo Avenue in the
north to south orientation, the parcels to the north, across El Camino Real, and to the south are developed
with offices. The property to the west, across Menlo Avenue, had a restaurant use on the ground floor
(Applewood Pizza) but is currently vacant. The building is developed with residential units above. The
property to the east is a retail use, currently Menlo Clock Works. Access to the property is provided from
El Camino Real, as well as from Menlo Avenue. A location map is included as Attachment B.

Analysis

Project description

The applicant is requesting to occupy the vacant tenant space, formerly a cobbler shop (The Cobblery),
with a full/limited service restaurant (boba tea shop). The restaurant would occupy approximately 730
square feet of the 6,700-square-foot commercial building. The applicant states that the restaurant would

City of Menlo Park 701 Laurel St., Menlo Park, CA 94025 tel 650-330-6600 www.menlopark.org
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be open daily, with the typical hours of operation between 11:00 a.m. to 9:00 p.m. from Sunday to
Thursday, and 11:00 a.m. to 10:00 p.m. on Friday and Saturday. The restaurant would have a total of one
to three employees at any given time depending on the demand. The applicant is proposing in-store
seating for between 8 and 12 people. No outdoor seating is proposed. The applicant has submitted
proposed plans (Attachment C) and a project description letter (Attachment D), which describes the
proposed operations of the restaurant in more detail.

No exterior changes to the building are proposed, with the exception of the installation of a new accessible
door to match the existing and a new backlit letter sign (to be reviewed under separate permit by staff).
The applicant proposes to construct new tenant improvements within the space, including the construction
of a new bathroom, a drink preparation area, a cabinet counter for order-taking, and a seating area. The
proposed plans include the installation of a new rooftop condenser and new exhaust fans, none of which
will be visible from the public right of way as verified by a line-of-sight diagram in the plan set.

Staff believes that the proposed restaurant use would be consistent with the services of similar businesses
elsewhere within the city, especially within the EI Camino Real and downtown areas.

Parking and circulation

The parking requirement is six spaces per 1,000 square feet for restaurant uses and four spaces per
1,000 square feet for retail and personal services uses in the SP/ECR-D zoning district. The building is
nonconforming with regard to parking, with 25 parking spaces where 31 spaces would be required for the
proposed mix of uses at the site.

Although a full/limited service restaurant is a permitted use in the SP/ECR-D zoning district, use permit
approval is required for the change in use in a building that is nonconforming with regard to parking. In the
SP/ECR-D zoning district, the change from retail to full/limited service restaurant slightly increases the
parking requirement. However, based on the size of the subject tenant space (approximately 730 square
feet), the increase is fewer than two (2) parking spaces. Customer parking demands are not expected to
be excessive based on the hours of operation of the businesses sharing the private parking lot, anticipated
trip sharing, and the alternative transportation modes (such as biking and walking) available to customers
due to the proposed restaurant’s location.

According to the applicant’s project description letter, the busiest hours for the restaurant will be in the
afternoon between 2:00 p.m. and 4:00 p.m. and the evening between 7:00 p.m. to 9:00 p.m. The fitness
studio has its busiest hours in the morning between 6:00 a.m. to 10:45 a.m. The adjacent laundromat at
995 El Camino Real and adjacent restaurant at 989 El Camino Real (Mama Cheli’'s) have comparable
hours to the proposed subject restaurant (boba tea shop), but some trip sharing is anticipated based on
the different uses and the various services that they provide (i.e., a customer patronizing the laundromat
may opt to also get a boba tea while waiting, or a patron of the restaurant may frequent the boba tea shop
after a meal, which would not generate additional car trips). Additionally, due to the central location in the
downtown area customers may use alternative transportation to the restaurant such as walking and biking.
Boba tea is popular with students, who would most likely frequent the boba shop by foot or bicycle.
Furthermore, the applicant states that since the drinks take only a few minutes to prepare and most
customers purchase the beverages to-go, they expect a quick turnover rate, making a minimal impact on

City of Menlo Park 701 Laurel St., Menlo Park, CA 94025 tel 650-330-6600 www.menlopark.org
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the parking availability for the other three businesses.

The Transportation Division has reviewed the applicant’s proposal. Based on the parking occupancy study
and the parking analysis provided by the applicant, the Transportation Division has expressed no
concerns with the proposed restaurant’s impact on parking. The change in use would result in more trips
to/from the site and, therefore, a supplemental transportation impact fee of $3,993.49 was calculated
based on the change in use, and shall be paid by the applicant prior to building permit issuance.
Accordingly, staff has added project-specific condition of approval 4b in Attachment A.

Staff believes that with the on-site parking spaces and the parking demand of this proposed use, parking
impacts would be minimized. Additionally, the Transportation Division has reviewed the proposed
restaurant and does not anticipate any significant parking impacts since the four businesses have
staggered hours of demand.

Correspondence
Staff has not received any correspondence on this proposal.

Conclusion

Staff believes that the proposed restaurant (boba tea shop) is consistent with the services of similar uses
elsewhere in the city. While the proposed restaurant generates a slightly greater parking demand than the
previous retail use (the cobbler shop), the proposed restaurant is not anticipated to have parking impacts
due to the staggered hours of demand of the existing uses sharing the on-site parking, as well as due to
the potential for shared trips. The central location near the downtown area would allow customers to use
alternative forms of transportation to the restaurant. The Transportation Division has reviewed the
applicant’s proposal. Staff recommends that the Planning Commission approve the proposed project.

Impact on City Resources

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

Environmental Review

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

Public Notice

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

Appeal Period
The Planning Commission action will be effective after 15 days unless the action is appealed to the City

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

Mitigation Monitoring and Reporting Program

moow»

Disclaimer

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

Exhibits to Be Provided at Meeting
None

Report prepared by:
Cecilia Conley, Contract Assistant Planner

Report reviewed by:
Kyle Perata, Acting Principal Planner

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



ATTACHMENT A

993 El Camino Real — Attachment A: Recommended Actions

LOCATION: 993 El PROJECT NUMBER: APPLICANT: Mandy OWNER: Wright Family
Camino Real PLN2018-00108 Dang Trust

REQUEST: Request for a use permit for a full/limited service restaurant (boba tea shop) on a lot that is
substandard with regard to parking located at 993 EI Camino Real in the EI Camino Real/Downtown
Specific Plan (SP/ECR-D) zoning district. The tenant space is vacant but was previously used for a
cobbler shop.

DECISION ENTITY: Planning DATE: March 25, 2019 ACTION: TBD
Commission

VOTE: TBD (Barnes, Doran, Goodhue, Kennedy, 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 EI 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 E), 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 prepared by
March Design, consisting of four sheets, dated received March 14, 2019, and the project
description letter, dated received January 9, 2019, and approved by the Planning
Commission on March 25, 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 E). Failure to meet these requirements
may result in delays to the building permit issuance, stop work orders during construction,
and/or fines.

b. 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
$393.06 per PM peak hour vehicle trip. The proposed project is subject to a Supplemental
TIF of $3,993.49, for a total of 10 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: 1 of 1
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ATTACHMENT C

APPLICABLE CODES

DRAWING INDEX

20l CEC, CFG, CPC, EMC, CEC, CALIFORMA ENERGY CODE WD CITY OF MILO
PARK ORDINANGES

2016 CALIFORNIA BILDINS CODE (CBC);

306 CALIFORNIA FRE CODE (CFC);

2016 CALIFORNA PLMBING CODE (CPC):

2016 CALIFORNIA MECHANICAL CODE (CMC),

201 GALIFORA ELECTRICAL CODE (CEC):

2016 CALIFORNA BERSY EFFICIENCY STANDARDS (CERS);
2016 CALIFORNIA SREEN BUILDING STANDARDS (C685]

ARCHTECTURAL

MO TITLE SHEST & SITE PLAN

A21 EXISTING AND PROPOSED FLOOR FLANS, ROOF PLAN, ¢ AREA PLAN

As) GVERALL FRONT ELEVATION, ENLARSE ELEVATION ¢ SECTIONS, ¢ LINE OF SIGHT
AS2  STREETSCAFE

PROJECT SCOPE

NEW FEARL MILK TEA SHOP AT EXISTING SPACE. FLOOR AREA 15 APPROXIMATELY T30 &F.

CONDITIONAL USE PERMIT for

BOBA TEA SHOP

993 EL CAMINO REAL
MENLO PARK, CA 94025

APN: 071 288 590

RECREIVE
‘g

¥ X

LOCATION MAP

PROJECT CONTACT

TENANT
MANDY DANS

993 £L CAMNO REAL
MENLO PARK, CA 44025

(650) 660-1862
EMALL: mondydeng2riegmal com

ARCHITECT
MARCH DESIGN

1l MAIN STREET, UITE 18
LOS ALTOS, CA 44022

(e50) 302-1481
(650) 615-34B6 FAX

EMAIL: mmacicegnall zom
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SIE OF LoT +/-15653 BF
EXSTING ELLDING FLOOR AREA:  +/-6700 S.F.
TENANT AREA o124 SF.

ON-SITE PARKING PROVIDED! 25 STALLS (INCLUDING | DISABLED ACCESSIBLE)

PROJECT SUMMARY

SITE PLAN 1= 1 rAR 1 42078
SUBJECT TENANT SPACE - OF MENLO B
e i BUILDING DIVISIO
s =
| =
<[ () TENANT {E) ADJACENT TENANT () ADJAGENT TENANT E
Lu » PITNESS ST RESTAIRANT . ;mainﬂifrwm o a o
A | s w358
0 p S @n o 5 -1
"R
z | 3 E3EEE
SIS 48 VT Z < d g E
> S g3g-
a
N .
i o
3
oo ]

PROP LN

01/03/19

CHECKED

DRAWN .

108 NO,

TITLE SHEET
AND
SITE PLAN

A1.0

C1



(2) VECH IMIT SCREEN

{E) ROOF PARAPET
0 vece e
o)
| O
O
E /\ @ REVISIONS
©) o]
sheLved il IH L
% I:I D I:\ Qq Df) ,')J
Pete I R et O ___ T,
e Mo R L e B ol 11 |l | i W i ot | S | e
G
o B @ = .
O P MOP SINK. K;,
5 L. i b=
MP. SINK. -510E0) Pl —
§ 4 g ,;5’;7 nE:
/ / ; :‘ by o | 2 ,;5:/ E
/ D e L] == i & 48
&1 canopr lL A\ n I éi §
& D 203§
J PRl R vof 2| TG é.‘f
(®ROOF PLAN o= 1 ) 8 < P Egs
g cABiNETS CONY 3 -4 g do Z
1 3 craia 9 o §§ %
|: m
= S
> Z
(o]
(&)
> - e % PARKING LOT
-j“ @D ; CLIENT
4 o) e v e 1 |
1 0
< e
o —
1 541 ——r = — -
ﬂ J BaTE 01/03/19
CHECKED
&5
- DRAWN -
b {E) PARKING LOT T
EXIST. & PROP.
FLOOR PLANS
AREA & ROOF PLANS
=18 oW
MENLO AVE S
(4) AREA PLAN =200 [(2)PROPOSED FLOOR PLAN va = 1-0'| () EXISTING FLOOR PLAN var = 10r A2.1

C2



(E) ALUM. STOREFRONT

WINDOW T0 REMAIN

/— (E) ROOF SCREEN

/

AT T

) cAvoPY

/—4!; STUECO FINISH

7 ‘[
[_‘ 5% REVISIONS
1 |8
\ B gt | Bl E e
\ P ———
BRICK PLANTER, TYP E) STOREFRONT DOOR, TYP
TSR N T
@ENLARGED FRONT ELEVATION V4 = 10" OOVERALL FRONT ELEVATION 118" = 10" -
=
o
{E) ROOF SCREEN BETOND 0N ROOFTOP CONDENSER E
(E) PARAFET BEYOND , (E} ROOF PARAPET n‘
(N ROOFTOP CONDENSER / w Q §§ §
/ E) ROOF PARAPET [73) %
= P BT =) ﬁ 2 3 §
~d I I I = gy én-gg'a
X EEE
{8 ATTC ® ATc. 9 (e} §§ %
= @
® caroer E
1)
i i Z
HE | i Q
% % o
ADIAZENT HALL FOOD PREP AREA ADJACENT CASHER HALL RESTROOM FOOD PREP AREA
TENANT TENANT
L L CLIENT
f i
(4)secTioN v = 10" |(3) SECTION var = 10"
DATE
01/03/19
(N ROOFTOP CONDENSER CHECKED
————————— = \ DRAWN
_____ - 1 MM
SRR, S - 108 ND.
5 E¥caimes AEAL —TRoraen Y
___________ - = ELEVATIONS
P “ SECTIONS &
% LINE OF SIGHT
MENLO AVE MENLO AVE PARKINS LOT J Jr
\—sw ISLAD T SIDEWALK —/
S5)LINE OF SIGHT ver =10 A3'1

C3




REVISIONS

@SIDE STREET VIEW FROM EL CAMINO REAL

993 EL CAMINO REAL
MENLO PARK, CA 94025
APN: 071 288 590
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JAN 08 2018

CITY OF MENLO PARK
Purpose of the Proposal PLANNING DiVISION

ATTACHMENT D

We are applying for the Use Permit for the property located at 993 El Camino Real, Menlo Park due to its
substandard parking. The proposed business is to sell boba drinks.

Boba is a tea based drink mixed with or without milk, and can include added flavoring accompanied by
various toppings including tapioca pearls, various jellies, fruit bits, etc.

Since boba drinks are usually consumed as desserts or snacks, the busy hours are expected to be
between 2pm - 4pm, and then 7pm - 9pm, more so on the weekends vs weekdays. Since it takes less
than 2 minutes to make one drink and most customers purchase the beverages to go, we expect a
short-term need for parking with fast turnover rates, making minimal impact on the parking availability
for other three businesses sharing the main building: Barre3 fitness studio, Launderland dry-cleaner, and
Mami Cheli’s taqueria.

We don’t expect to affect the parking needs of Barre3 fitness studio. Their morning classes end at
10:45AM before we open, and their two evening classes from 5:45pm - 8pm only take place on
weekdays when the proposed boba shop expects to be less busy. In the other hand, the busiest hours for
the taqueria are during lunch between 12-2pm and dinner from 6-8pm, which means may share the
same busy hour with Mama Cheli’s taqueria between 7-8pm. However, like the neighboring dry cleaner,
the proposed boba shop’s customers come and go quickly, resulting in less and shorter parking demand.

Moreover, in addition to the 25 parking spots provided by the main building, customers can choose from
three other 3-hour public parking lots along the adjacent street, Menlo Avenue, or the additional street
parking along El Camino Real as well as Santa Cruz Avenue. And because boba is considered a
complement to meals, we intend to serve customers from the surrounding restaurants who can walk
over from their original destinations for a quick 10 minute purchase.

Scope of Work:

Project consists of interior improvements within the leasehold space, including:
- Upgrading and installing new electrical and plumbing
- Expanding bathroom to meet ADA requirements.
- Creating storage area by removing current non-bearing partition wall and adding walls
- Building beverage preparation counter and front area for order taking

No outdoor seating is proposed.
Existing and Proposed Uses

The subject property is currently vacant and was previously a cobbler shop. We are proposing to open a
boba shop that sells tea-based beverages to go, with available in-store seating for 4 persons. The
proposed hours of operation will be from 11AM - 9PM from Sunday to Thursday, and 11AM - 10PM on
Fridays and Saturdays.

As for staffing, we intend to have between one and two employees on site at any given time on the
weekdays, and two to three employees during weekends. Each working day consists of two 6 or 6.5 hour
shifts.
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ATTACHMENT E

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)

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.




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 developme

nt 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

E2
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