
Planning Commission 

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

REGULAR MEETING AGENDA 

Date: 4/8/2019 
Time: 7:00 p.m. 
City Council Chambers 
701 Laurel St., Menlo Park, CA 94025 

A. Call To Order

B. Roll Call

C. Reports and Announcements

Under “Reports and Announcements,” staff and Commission members may communicate general
information of interest regarding matters within the jurisdiction of the Commission. No Commission
discussion or action can occur on any of the presented items.

D. Public Comment

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

E. Consent Calendar

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

E2. Architectural Control/Karen King/2775 Sand Hill Road: 
Request for Architectural Control to modify the exterior of an existing office building in the C-1-C 
(Administrative, Professional and Research District, Restrictive) zoning district. The proposal 
consists of the installation of a new folding partition door and construction of a new usable outdoor 
patio area, in a location currently used for landscaping. As part of the project, the applicant 
proposes to remove one heritage sized, multi-trunk flowering plum tree. (Staff Report #19-025-PC) 

F. Public Hearing

F1. Use Permit/Jennifer and Nicholas Bott/371 Hedge Road:
Request for a use permit to construct first- and second-floor additions, as well as conduct interior 
modifications, to a single-family residence that would exceed 50 percent of the replacement value 
of the existing nonconforming structure in a 12-month period. The proposal would also exceed 50 
percent of the existing floor area and is considered equivalent to a new structure. The subject 
parcel is located on a substandard lot with regard to width and area in the R-1-U (Single-Family 
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Urban) zoning district. 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 #19-026-PC)  

F2. Use Permit/Matthew Harrigan/1301 Elder Avenue: 
Request for a use permit to demolish an existing one-story residence and construct a new two-
story residence with a basement on a substandard lot with regard to minimum lot width in the R-1-
S (Single Family Suburban Residential) zoning district. The project includes a request for 
excavation into the right side setback for a lightwell and staircase associated with the proposed 
basement. As part of the project, the applicant proposes to remove one heritage Shamel ash tree. 
(Staff Report #19-027-PC)  

F3. Conditional Development Permit Amendment/Sharon Hills (1-45 Biltmore Lane; 1115-1135 
Continental Drive; 2-55 Hallmark Circle; 1-15 Oliver Circle; 2-26 Susan Gale Court; 2300 Tioga 
Drive; 1200-1371 Trinity Drive)/Sharon Hills Community Association: 
Request for a Conditional Development Permit (CDP) Amendment at an existing residential 
development in the R-E-S(X) (Residential Estate Suburban, Conditional Development) zoning 
district. The CDP amendment would allow small-scale modification and expansion projects on 
existing townhouses to be processed through the ministerial building permit process, provided the 
proposals have received architectural approval by the Sharon Hills Community Association 
(SHCA). Currently, such projects require approval of the SHCA and architectural control approval 
by the Planning Commission, prior to building permit review. No changes to the number of dwelling 
units or other development standards are proposed, and the three standard R-E-S(X) lots that 
were created through this CDP (1200 and 1205 Trinity Drive, and 2300 Tioga Drive) would not be 
affected by the proposed changes. (Staff Report #19-028-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. 

• Regular Meeting: April 29, 2019 
• Regular Meeting: May 6, 2019 
• Regular Meeting: May 20, 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: 04/03/2019) 
 
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. 



Agenda Page 3 

 

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

 
At every Special Meeting of the Commission, members of the public have the right to directly 
address the Commission on any item listed on the agenda at a time designated by the Chair, either 
before or during consideration of the item. 
 
Any writing that is distributed to a majority of the Commission by any person in connection with an 
agenda item is a public record (subject to any exemption under the Public Records Act) and is 
available for inspection at the City Clerk’s Office, 701 Laurel St., Menlo Park, CA 94025 during 
regular business hours. 
 
Persons with disabilities, who require auxiliary aids or services in attending or participating in 
Commission meetings, may call the City Clerk’s Office at 650-330-6620. 
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REGULAR MEETING MINUTES – DRAFT 
Date:   3/25/2019 
Time:  7:00 p.m. 
City Council Chambers 
701 Laurel St., Menlo Park, CA 94025 

 

A. Call To Order 
  
 Vice Chair Andrew Barnes called the meeting to order at 7:02 p.m. 
 
B. Roll Call 

 
Present: Andrew Barnes (Vice Chair), Michael Doran, Camille Kennedy, John Onken, Henry Riggs, 
Katherine Strehl 
 
Absent: Susan Goodhue (Chair) 
 
Staff: Ceci Conley, Contract Assistant Planner; Fahteen Khan, Contract Assistant Planner; Kyle 
Perata, Acting Principal Planner; Ori Paz, Assistant Planner 
 

C. Reports and Announcements 
 
Acting Principal Planner Kyle Perata said the City Council at its March 26, 2019 meeting would 
start the two-year review of the General Plan update with a study session. He said it would also 
consider the Mid-Pen Housing funding agreement and abandonment of right of way between 1305 
and 1345 Willow Road and hear a presentation by a group of high school students associated with 
the UC Berkeley group on the local supply housing study for Belle Haven and North Fair Oaks that 
was part of the Facebook Campus Expansion development agreement. He said the Environmental 
Quality Commission would consider an appeal of the heritage tree removal permit for 1000 El 
Camino Real on March 27. He said the appeal of the Phillips Brooks School’s use permit would be 
heard by the Council at its April 9 meeting.   
 

D. Public Comment 
 

 There was none. 
 
E. Consent Calendar 
 
E1. Approval of minutes from the March 11, 2019, Planning Commission meeting. (Attachment) 

 
Commissioner Henry Riggs suggested a correction on page 7, 4th paragraph, 2nd line: replace 
“entryway” with “entry arch.” 
 

  

https://www.menlopark.org/DocumentCenter/View/20959
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ACTION: Motion and second (Katherine Strehl/Riggs) to approve the minutes with the following 
modification; passes 5-0-1-1 with Commissioner Camille Kennedy abstaining and Commissioner 
Susan Goodhue absent. 
 
• Page 7, 4th paragraph, 2nd line: replace “entryway” with “entry arch” 
 

F. Public Hearing 
 
F1. Use Permit/Adam 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. (Staff Report #19-020-PC)  
 
Staff Comment: Assistant Planner Ori Paz said the agenda listing for the item showed the applicant 
as Adam Novak, which was not correct. He said the staff report correctly indicated the applicant 
was Kevin Novak. 
 
Applicant Presentation: Pearl Renaker said she was the project architect for property owners Kevin 
and Hannah Novak. She said the property owners wanted to live in a warm, contemporary and 
light-filled home with space for entertaining. She said the siting of the new home would largely 
follow the siting of the existing home. She said the accessory building would be remodeled to 
match the new home. She said the lot had 33 heritage trees and they were proposing to remove 
just one redwood tree that was nearly dead. 
 
Replying to Vice Chair Barnes, Ms. Renaker said that the courtyard in the front was gravel and 
very similar to the existing condition. 
 
Replying to Commissioner Strehl, Ms. Renaker said the accessory building was intended to 
continue as a pool house and also included a workshop. She said it was not a dwelling unit and 
had no kitchen. 
 
Vice Chair Barnes opened the public hearing and closed it as there were no speakers. 
 
Commission Comment: Commissioner Strehl said she found eight and a half bathrooms 
objectionable and asked if this was a family home.  
 
Hannah Novak said that they had a large family in the Midwest and wanted to provide them 
comfortable accommodations when they came to visit.  
 
Commissioner John Onken said the second story windows did not overlook neighbors and there 
was more than enough screening side to side. He said it was a large home but tastefully designed. 
 
Commissioner Kennedy said the house seemed tastefully designed and on a large lot and set 
back. 
 

https://www.menlopark.org/DocumentCenter/View/20960
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Vice Chair Barnes said he did not think the project was over paved referring to a question in the 
staff report. He moved to approve as recommended in the staff report. Commissioner Onken 
seconded the motion.  
 
ACTION: Motion and second (Barnes/Onken) to approve the item as recommended in the staff 
report; passes 6-0-1 with Commissioner Goodhue absent.  
 
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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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. 

 
F2. 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 
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)  
 
Staff Comment: Contract Assistant Planner Fahteen Khan said there were no additions to the 
written report.  
 
Applicant Presentation: Jing Quan, project architect, outlined the proposed project. 
 
Vice Chair Barnes opened the public hearing and closed it as there were no speakers. 
 
Commission Comment: Commissioner Riggs said he could make the findings for the square 
footage noting the project was a straight forward application and was a subtle remodel.   
 
Commissioner Strehl said the garage had a shower and toilet and asked if the access to that was 
only from the garage. Ms. Quan said the property owner was a contractor and wanted to have a 
shower and bathroom in the garage to use before coming into the house. Commissioner Strehl 
confirmed with the architect that to do so he would need to leave the garage to get into the house.  
 
Commissioner Onken moved to approve as recommended in the staff report. Commissioner Riggs 
seconded the motion. 
 
Vice Chair Barnes said he was disinclined to approve a secondary dwelling unit that did not meet 
the required lot size. He said in this instance as it was attached, he thought it would work.   
 
ACTION: Motion and second (Onken/Riggs) to approve the item as recommended in the staff 
report; passes 6-0 with Commissioner Goodhue absent. 
 
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.  

  

https://www.menlopark.org/DocumentCenter/View/20962
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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. 
 

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) 

https://www.menlopark.org/DocumentCenter/View/20956
https://www.menlopark.org/DocumentCenter/View/20956


Draft Minutes Page 6 

 

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

 
Staff Comment: Planner Khan said staff had no additions to the staff report. 
 
Applicant Presentation: Roger Kohler, project architect, said the property owners wanted to revise 
the plans previously approved for a use permit. He said changes included the removal of the 
second-floor balcony over the front entry, widening of the window on the second floor stair landing, 
removal of the door to the deck in bedroom #4, increasing the second floor plate height from 9-feet 
3-inches to 9-feet 6-inches, changing exterior materials to horizontal board siding, reducing 
building height three-inches to 27-feet 5-inches, and addition of stone veneer to the fireplace and 
all the base columns. He said the property owner had spoken with neighbors about the changes 
and there seemed to be no issues. 
 
Vice Chair Barnes opened the public hearing and closed it as there were no speakers. 
 
Commission Comment: Commissioner Onken said the proposed changes and increased ridge 
height by six-inches were relatively de minimis. He moved to approve as recommended in the staff 
report.  
 
Commissioner Riggs said the perspectives did not call out corner boards, but sometimes the 
elevations did. He asked if the applicant could confirm whether there were corner boards or if 
mitered siding would be used. Recognized by the Chair, Mr. Kohler said the property owner did not 
want the boards.  
 
Commissioner Riggs said he had a problem with the aesthetics of the new central and enlarged 
gable. He said emphasizing one more gable on a home with many gables and hips made it appear 
overpowering. Mr. Kohler said this was something the property owner wanted.  
 
Commissioner Riggs said sheet A9 showed sample stone, which was skinny, dry stack stone. He 
said on A13 on the sample elevation it showed larger, randomly placed stone. Mr. Kohler said the 
stone proposed on A13 looked better than the one on the first page. Commissioner Riggs asked 
which one should be put into the record. Mr. Kohler said he would prefer A13 with the randomly 
placed stone.  
 
Commissioner Riggs said the record should show no corner boards and the stone veneer should 
be as shown on A13 for building elevations rather than what was shown on the cover sheet and 
the sample on A9. He said if Commissioner Onken as the maker of the motion agreed he would 
like to require that the middle gable not be reemphasized with the matching arch and that the 
architect be allowed to choose another mullion pattern for the middle window previously approved.  
 
Responding to Mr. Kohler, Commissioner Riggs said he preferred the before version of the front 
window. He asked if that was acceptable to Commissioner Onken, who made the motion to 
approve. 
 
Commissioner Onken said he understood taste concerns regarding corner boards. He said looking 
at the perspectives the design of the upper floor had a gable infill that then turned down into the 
corner boards so he would prefer that the mandate against corner boards not be applied here. He 
said he could support the gable window in the front reverting to how it was proposed for the last 
approval.   
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Commissioner Riggs said the architect had said there were no corner boards and yet on A13 they 
were aesthetically necessary on the two front gables. Mr. Kohler said he saw a problem on page 
A13 in that the corners on the second floor had trim around the corners and the trim below it did 
not have those boards shown. He said he thought boards should be added to the corners.  
 
Replying to Vice Chair Barnes, Commissioner Onken said his motion was to approve the proposed 
revisions to the previously approved use permit with a condition through a conformance review 
process that the architect resubmit treatment to the front gable to be closer to what was previously 
approved. Commissioner Riggs seconded the motion.  
 
ACTION: Motion and second (Onken/Riggs) to approve the item with the following modifications; 
passes 6-0-1 with Commissioner Goodhue absent. 
 
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. 
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e. Simultaneous with the submittal of a complete building permit application, the applicant 
shall submit plans indicating that the applicant shall remove and replace any damaged and 
significantly worn sections of frontage improvements. The plans shall be submitted for 
review and approval of the Engineering Division. 

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

shall submit a Grading and Drainage Plan for review and approval of the Engineering 
Division. The Grading and Drainage Plan shall be approved prior to the issuance of 
grading, demolition or building permits.  

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

Heritage Tree Ordinance and the arborist report prepared by Mayne Tree Expert Company, 
Inc., dated received September 5, 2018. 

 
4. Approve the project subject to the following project-specific conditions; 
 

a. Simultaneous with the submittal of a complete building permit application, the 
applicant shall submit revised plans of the second floor front façade gable, and 
stone veneer on the bottom of the first floor columns, which shall have the objective 
of providing enhanced elevations that are consistent with the architectural style of 
the previously approved building. The revised plans shall be subject to review and 
approval of the Planning Division. Consistent with the City’s substantial 
conformance memo process, the Planning Division shall provide a copy of the 
proposed elevation to the Planning Commission for review via email through the 
Planning Division’s Substantial Conformance Memo process. Should one or more 
Commissioners have questions or concerns about the proposed floor plan, the 
Commissioner(s) may request that the item be scheduled for a discussion at a future 
Planning Commission meeting. 
 

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 
 
Staff Comment: Planner Khan said staff had no additions to the written report. 
 
Applicant Presentation: Lauren Goldman, L’oro Designs, project architect, said the primary goal for 
the proposed remodel and addition was to gain modest square footage while maximizing the use of 
an atypically shaped lot. She said they would maintain the footprint of the first floor and set back 
the second-story addition from the front yard. She said a portion of the existing first floor was 
nonconforming and due to how the home was placed on an oddly-shaped lot this proposal required 
a use permit. She said portions of the existing eaves extended beyond the allowed eave 
encroachment distance. She said they were proposing extending the plate height of the existing 
walls as allowed by zoning regulations except this request had nonconforming eaves to be 

https://www.menlopark.org/DocumentCenter/View/20958
https://www.menlopark.org/DocumentCenter/View/20958


Draft Minutes Page 9 

 

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

replaced due to the plate height raising. She said a variance was also requested to legalize the 
nonconforming wall for the purpose of rebuilding a nonconforming eave. She said the 
nonconforming wall would maintain existing framing while extending the plate height.  
 
Vice Chair Barnes opened the public hearing and closed it as there were no speakers. 
 
Commission Comment: Commissioner Onken said he thought the project was well described as a 
modest remodel with an unobjectionable second floor addition. He said the proposal had nice 
elements and was a fairly simple design without being grandiose. He said he supported the project. 
 
Vice Chair Barnes asked about the garage door noting he would like to see some windows on that. 
Ms. Goldman said they were not renovating the garage but if they decided to replace the garage 
door, they would take his comment into consideration.  
 
Michele Haddad, one of the property owners, said they would consider the garage door.  
 
Commissioner Riggs said he had initial concerns with the right-side and left-side windows and 
privacy. He said looking at the streetscape he realized the home looked onto two garages, but the 
large master bedroom window looked onto the backyard of 1533. He asked about landscape 
planting at the property line that might restore the neighbor’s privacy in the future.  
 
Ms. Goldman confirmed he was speaking about the large window on the east side. She said there 
was an existing cedar tree that provided screening. She said they were proposing to maintain the 
existing patio so as not to impact that tree.  
 
Commissioner Riggs moved to approve as recommended in the staff report. Vice Chair Barnes 
seconded the motion. 
 
ACTION: Motion and second (Riggs/Barnes) to approve the item as recommended in the staff 
report; passes 6-0-1 with Commissioner Goodhue 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 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. 
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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: 
 
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. 
 

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

 
c. Prior to building permit issuance, the applicants shall comply with all requirements of the 

Building Division, Engineering Division, and Transportation Division that are directly 
applicable to the project. 

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

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

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

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

 
g. Heritage and street trees in the vicinity of the construction project shall be protected 

pursuant to the Heritage Tree Ordinance and the arborist report by 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. 

 
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 El 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) 
 
Applicant Presentation: Mandy Dang said they were proposing to open a boba tea shop at 993 El 
Camino Real and applying for a use permit due to the substandard parking. She said they hoped to 
get approval as their business had a fast turnover with the majority of their business being to go 
drinks. She said it took two minutes or less to make a drink.  
 
Vice Chair Barnes asked staff if they had anything to add to the report. Contract Assistant Planner 
Ceci Conley so there were no additions. 
 
Vice Chair Barnes confirmed the Commission had no questions of staff. 
 
Commissioner Strehl asked the applicant where employees would park. Ms. Dang said they would 
be encouraged to park in the downtown public parking plaza. Replying further to Commissioner 
Strehl, Ms. Dang said two employees would work during the weekdays and three or four on the 
weekend.  
 
Vice Chair Barnes opened the public hearing and closed it as there were no speakers. 
 
Commission Comment: Commissioner Michael Doran said for the record that Menlo Park was in 
dire need of boba tea and he hoped they could help make this happen. 
 
Commissioner Kennedy said that Posh Bagel had a boba tea machine. She said at that shop there 
was a high demand for boba tea, and it was quickly prepared. She said it was much quicker than 
the time it took for a coffee or latte to be made. 
 

https://www.menlopark.org/DocumentCenter/View/20957
https://www.menlopark.org/DocumentCenter/View/20957
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Commissioner Riggs moved to approve, and Commissioner Strehl seconded the motion. 
 
Commissioner Onken said he was supportive of the application, but it did not include a signage 
application. He encouraged the applicant to do decent signage. He said this block needed its new 
tenants to improve signage and its presence.  
 
ACTION: Motion and second (Riggs/Strehl) to approve the item as recommended in the staff 
report; passes 6-0 with Commissioner Goodhue absent. 
 
1. Make findings with regard to the California Environmental Quality Act (CEQA) that the proposal 

is within the scope of the project covered by the El Camino Real/Downtown Specific Plan 
Program EIR, which was certified on June 5, 2012. Specifically, make findings that: 

 
a. 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. 
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b. The City has adopted a Supplemental Transportation Impact Fee for the infrastructure 
required as part of the El 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. 

 
G. Informational Items 
 
G1. Future Planning Commission Meeting Schedule  

 
Acting Principal Planner Perata said the next agenda would have two single-family residential 
development projects, architectural control for a commercial building on Sand Hill Road, and a 
conditional development permit amendment for Sharon Hills Association.  
 
• Regular Meeting: April 8, 2019 
• Regular Meeting: April 29, 2019 
• Regular Meeting: May 6, 2019 
 
Commissioner Strehl asked when the 201 El Camino Real project would come forward. Planner 
Perata said the project was still under review with no hearing date scheduled yet. Commissioner 
Strehl said that all medical office use was being rumored. Planner Perata said the applicant was 
still working through the commercial component and he believed that there was one component 
that was medical office. Commissioner Strehl confirmed with staff the proposal included residential 
on the top story, so it was not all medical office use. 
 

H. Adjournment 
 
 Vice Chair Barnes adjourned the meeting at 8:08 p.m. 
 
  
 
 Staff Liaison: Kyle Perata, Acting Principal Planner 
 
 Recording Secretary: Brenda Bennett 
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STAFF REPORT 

Planning Commission    
Meeting Date:   4/8/2019 
Staff Report Number:  19-025-PC 
 
Consent Calendar:  Architectural Control/Karen King/2775 Sand Hill 

Road  

 

Recommendation 
Staff recommends that the Planning Commission approve the architectural control request to modify the 
exterior of an existing office building in the C-1-C (Administrative, Professional and Research District, 
Restrictive) zoning district. The proposal consists of the installation of a new folding partition door and 
construction of a new usable outdoor patio area, in a location currently used for landscaping. As part of the 
project, the applicant proposes to remove one heritage sized, purple leaf plum tree. The recommended 
actions are included as Attachment A. 

 

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

 

Background 

Site location 
The subject property is located at 2775 Sand Hill Road. Using Sand Hill Road in the east-west orientation, 
the subject property is located at the southern side of the street, between Monte Rosa Drive to the east 
and Interstate 280 to the west. The subject property, along with neighboring developments along Sand Hill 
Road, is located in the C-1-C (Administrative, Professional and Research District, Restrictive) zoning 
district. The property consists of an office complex, consisting of five two-story buildings (2725, 2735, 
2755, 2765, and 2775 Sand Hill Road) originally built in 1996. A location map is included as Attachment B, 
and a data table is provided in Attachment C. 

 

Analysis 

Project description 
The applicant is requesting to make exterior modifications to a portion of the southwestern façade 
(effectively the rear façade) of an existing two-story office building. The applicant is seeking to make a 
series of paving and façade improvements on the first floor exterior, and add a trellis and privacy fencing, 
along the rear of the building. The project plans and the applicant’s project description letter are included 
as Attachments D and E, respectively. 
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The maximum permitted building coverage for the C-1-C district is 20 percent of the lot area. The current 
building coverage for the approximately 19-acre (or 827,640-square-feet) site is 12.5 percent, or 103,455 
square feet. With the addition of the proposed trellis, the building coverage on site would increase 
nominally in relation to the overall lot area, by 152 square feet, maintaining a building coverage of 
approximately 12.5 percent. The proposed project would not increase the gross floor area (GFA) on site. 
 

Design and materials 
The proposed changes to the courtyard along the rear façade on site would include the following: 
• Remove nine (9) existing clear glass windows with aluminum frames on the first floor;  
• Remove portions of the existing wood siding; 
• Remove two concrete columns; 
• Remove two concrete bollards; 
• Remove existing landscaping in the courtyard area adjacent to the building; 
• Remove wood trim between front-facing windows; 
• Add two nana doors along the first floor, comprised of glass, aluminum frames, and metal railings; 
• Add new wood trim and siding surrounding nana doors to match the existing building; 
• Add concrete paving and a cobble border to the courtyard area; 
• Add two concrete gas fire pits; 
• Add a concrete linear fountain; 
• Add a metal planter; 
• Add a six-foot tall aluminum fence and privacy gate around the perimeter of the courtyard; 
• Add an outdoor porcelain kitchen counter; and 
• Add a steel trellis. 
 
As discussed earlier, the proposed changes to the courtyard would include removing and replacing 
windows and doors for a portion of the first floor facing the rear courtyard. Staff believes that the proposed 
changes are appropriate for this existing office development and would be compatible with the surrounding 
buildings. The proposed design elements, which include concrete, steel, and aluminum-framed windows 
for the nana doors along the proposed portion of the rear façade would maintain the previously approved 
massing of the existing building. Staff believes these changes would be consistent with the existing 
building aesthetic and would represent a comprehensive, cohesive aesthetic update within the area of 
proposed work. 
 

Trees and landscaping  
The applicant has submitted an arborist report (Attachment F) detailing the species, size, and conditions of 
the heritage and non-heritage trees on site. The report discusses the impacts of the proposed 
improvements, including temporary construction impacts, and provides recommendations for tree 
maintenance and the protection of some trees, based on their health. As part of the project review 
process, the arborist report was reviewed by the City Arborist. 
 
The arborist report recommends the removal of one heritage sized tree, a 15-inch purple leaf plum tree, 
located toward the rear of the building and within the area of work. The plans also indicate six other non-
heritage trees in the vicinity of the work area. The City Arborist has reviewed this proposed tree removal 
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and tentatively approved the removal of the purple leaf plum tree based on the following findings in the 
City’s Heritage Tree Ordinance: 
 

(2) The necessity to remove the tree or trees in order to construct proposed improvements to the 
property; and 

(4) The long-term value of the species under consideration, particularly lifespan and growth rate. 
 
All recommended tree protection measures identified in the arborist report shall be implemented and 
ensured as part of condition 3e. 
 

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

Conclusion 
Staff believes that the scale, materials, and proposed design would be compatible with the existing office 
development and surrounding buildings. The proposed design elements would update the building’s 
façades and overall design. The proposed modifications to the courtyard would be consistent with 
previously approved modifications within the building and would result in a comprehensive update to the 
façades within the courtyard. 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 
Council, in which case the outcome of the application shall be determined by the City Council. 

 

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

 

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

 

Exhibits to Be Provided at Meeting 
Color and Materials Board 

 

Report prepared by: 
Matt Pruter, Associate Planner 
 
Report reviewed by: 
Kyle Perata, Acting Principal Planner 
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LOCATION: 2775 Sand 
Hill Road 

PROJECT NUMBER: 
PLN2018-00138 

APPLICANT: Karen 
King 

OWNER: Board of 
Trustees of the Leland 
Stanford, Jr. University 

PROPOSAL: Request for Architectural Control to modify the exterior of an existing office building in the 
C-1-C (Administrative, Professional and Research District, Restrictive) zoning district. The proposal
consists of the installation of a new folding partition door and construction of a new usable outdoor patio
area, in a location currently used for landscaping. As part of the project, the applicant proposes to
remove one heritage sized purple leaf plum tree.

DECISION ENTITY: Planning 
Commission 

DATE: April 8, 2019 ACTION: TBD 

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

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

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

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

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

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

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

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

a. Development of the project shall be substantially in conformance with the plans prepared by
HMH, consisting of 33 plan sheets, dated received April 1, 2019, and approved by the
Planning Commission on April 8, 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. 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.

ATTACHMENT A
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LOCATION: 2775 Sand 
Hill Road 

PROJECT NUMBER:  
PLN2018-00138 

APPLICANT: Karen 
King 

OWNER: Board of 
Trustees of the Leland 
Stanford, Jr. University 

PROPOSAL: Request for Architectural Control to modify the exterior of an existing office building in the 
C-1-C (Administrative, Professional and Research District, Restrictive) zoning district. The proposal 
consists of the installation of a new folding partition door and construction of a new usable outdoor patio 
area, in a location currently used for landscaping. As part of the project, the applicant proposes to 
remove one heritage sized purple leaf plum tree. 

DECISION ENTITY: Planning 
Commission 

DATE: April 8, 2019 ACTION: TBD 

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

ACTION: 

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

Heritage Tree Ordinance and the arborist report prepared by McCarthy Tree Specialities, 
Inc., dated received December 10, 2018. 

 

A2
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2775 Sand Hill Road – Attachment C: Data Table 

PROPOSED 
PROJECT 

EXISTING 
PROJECT 

ZONING 
ORDINANCE 

Lot area 19 acres 19 acres 3 acres min. 
Lot width Irregular Irregular 200 ft. min. 
Lot depth Irregular Irregular 200 ft. min. 

Setbacks 
Front 195 ft. 195 ft. 75 ft. min. 
Rear 115 ft. 115 ft. 40 ft. min. 
Side (left)^ 75 ft. 75 ft. 30 ft. min. 
Side (right)^ 190 ft. 190 ft. 30 ft. min. 

Building coverage 12.5 % 12.5 % 20 % max. 
FAL (Floor Area Limit) 25 % 25 % 25 % max. 
Square footage by floor 104,000 

103,000 
455 
152 

sf/1st 
sf/2nd 
sf/porches 
sf/trellis 

104,000 
103,000 

455 

sf/1st 
sf/2nd 
sf/porches 

Square footage of 
buildings 

207,602 sf 207,455 sf 

Building height 35 ft. 35 ft. 35 ft. max. 
Parking 828 spaces 828 spaces 828 spaces 

Trees Heritage trees 1 Non-Heritage trees* 6 New Trees 3 
Heritage trees proposed 
for removal 

1 Non-Heritage trees 
proposed for removal 

0 Total Number of 
Trees 

9 

* Of these 6 non-heritage trees, one is located within the area of work property and the other five
trees are in the vicinity of the area of work.

ATTACHMENT C
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VAN

VAN

WILL NOT BE RESPONSIBLE FOR, OR LIABLE FOR, UNAUTHORIZED CHANGES TO

AND MUST BE APPROVED BY THE PREPARER OF THESE PLANS.
OR USES OF THESE PLANS. ALL CHANGES TO THE PLANS MUST BE IN WRITING 

UNAUTHORIZED CHANGES & USES: THE ENGINEER PREPARING THESE PLANS 

SITE MAP

TITLE SHEET

ENGINEER'S STATEMENT
THIS PLAN HAS BEEN PREPARED BY ME OR UNDER MY DIRECTION IN ACCORDANCE
WITH STANDARD ENGINEERING PRACTICE.

DATENAME: MARTIN DEFORGE
TITLE: SENIOR CIVIL ENGINEER
COMPANY: HMH
P.E. No. 68876

SILVER LAKE
GRADING AND DRAINAGE PLAN

MENLO PARK, CALIFORNIA

ASSUMED

ASSUMED

SHEET INDEX

BENCHMARK

HORIZONTAL CONTROL

ABBREVIATIONS
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EN

I
GN

E

LANOISSEFORP
DERETSI

GER

CAL I FORN
I A

FO
ETATS

VI LIC

No. 68876

C0.1 TITLE SHEET
C0.2 NOTES & DETAILS
C1.1 DEMOLITION PLAN
C2.1 GRADING & DRAINAGE PLAN
C3.1 BLUEPRINT FOR A CLEAN BAY

@ AT
AD AREA DRAIN
BC BEGIN CURVE
BLDG BUILDING
BW BOTTOM OF WALL
CMP CITY OF MENLO PARK
EC END CURVE
EFF EXISTING FINISHED FLOOR
EG EXISTING GROUND
ES EXISTING SURFCE
EVC END VERTICAL CURVE
EX/(E) EXISTING
FF FINISHED FLOOR
FG FINISHED GRADE
GB GRADE BREAK
GR GRATE ELEVATION
HP HIGH POINT
LP LOW POINT
NTS NOT TO SCALE
P.C.C. PORTLAND CEMENT CONCRETE
PL PROPERTY LINE
PVC POLYVINYL CHLORIDE
RCP REINFORCED CONCRETE PIPE
SD STORM DRAIN
SDFI STORM DRAIN FIELD INLET
SDMH STORM DRAIN MANHOLE
TC TOP OF CURB & GUTTER
TDC TOP OF DEPRESSED CURB & GUTTER
TDVC TOP OF DEPRESSED CURB
TRC TOP OF ROLLED CURB
TVC TOP OF VERTICAL CURB
TW TOP OF WALL

NOT TO SCALE
VICINITY MAP

SITE

280

SAND HILL ROAD

EXISTING BUILDING
2775 SAND HILL ROAD

GENERAL NOTES
1. ELEVATIONS AND LOCATIONS OF ALL EXISTING UTILITY CROSSINGS SHALL BE VERIFIED BY

THE CONTRACTOR PRIOR TO START OF ANY CONSTRUCTION AFFECTING SAID LINES.
CONTACT USA AT (800) 642-2444 AT LEAST TWO WORKING DAYS PRIOR TO EXCAVATION.

2. ALL APPLICABLE WORK AND MATERIALS SHALL BE DONE IN ACCORDANCE WITH THE CITY
OF MENLO PARK STANDARD DETAILS, SPECIFICATIONS AND ORDINANCES

3. THE CONTRACTOR SHALL RESTORE ALL DAMAGED, REMOVED OR OTHERWISE DISTURBED
WALLS, FENCES, SERVICES, UTILITIES, IMPROVEMENTS OR FEATURES OF WHATEVER
NATURE, DUE TO CONTRACTOR'S WORK.

4. THE CONTRACTOR SHALL COORDINATE HIS/HER WORK WITH ALL UTILITY COMPANIES
INCLUDING, PG&E, AT&T, WEST BAY SANITARY, CAL WATER OR MENLO PARK WATER. VALVE
BOXES AND MANHOLES, AND STRUCTURES TO BE SET TO GRADE IN CONCRETE AFTER
PAVING.

5.
6. ALL STREET MONUMENTS AND OTHER PERMANENT MONUMENTS DISTURBED DURING THE

PROCESS OF CONSTRUCTION SHALL BE REPLACED BEFORE ACCEPTANCE OF THE
IMPROVEMENTS BY THE PUBLIC WORKS DIRECTOR.

7. THE CONTRACTOR SHALL GIVE THE CITY INSPECTOR TWO WORKING DAYS ADVANCE
NOTICE FOR INSPECTION.

8. REMOVAL OF HERITAGE TREES REQUIRES HERITAGE TREE REMOVAL PERMIT.

9. FOR LANE CLOSURES, THE CONTRACTOR SHALL PREPARE A TRAFFIC CONTROL PLAN AND
OBTAIN APPROVAL OF THE CITY ENGINEER BEFORE COMMENCING WORK. THE
CONTRACTOR SHALL PROVIDE FLAGMEN, CONES OR BARRICADES, AS NECESSARY TO
CONTROL TRAFFIC AND PREVENT HAZARDOUS CONDITIONS PER THE CALIFORNIA
STANDARD PLANS, SPECIFICATIONS, AND MANUAL ON TRAFFIC CONTROL DEVICES, LATEST
EDITION.

10. PEDESTRIAN, PUBLIC ACCESSES, WHEELCHAIR ACCESSES SHALL BE MAINTAINED DURING
THE CONSTRUCTION TO THE SATISFACTION OF THE PUBLIC WORKS DIRECTOR.

11. NO TRENCHES OR HOLES SHALL BE LEFT OPEN OVERNIGHT; USE STEEL PLATING OR
HOT-MIX ASPHALT AS REQUIRED TO PROTECT OPEN TRENCHES OVERNIGHT.

12. THE CONTRACTOR SHALL CONTROL DUST AT ALL TIMES AND SWEEP STREETS AS OFTEN
AS NECESSARY DURING CONSTRUCTION AS REQUIRED BY THE PUBLIC WORKS DIRECTOR.

13. ALL REVISIONS TO THIS PLAN MUST BE REVIEWED AND APPROVED BY THE CITY ENGINEER
PRIOR TO CONSTRUCTION AND SHALL BE ACCURATELY SHOWN ON REVISED PLANS
STAMPED AND SIGNED BY CITY ENGINEER PRIOR TO THE INSTALLATION OF THE
IMPROVEMENTS.

14. ALL CONSTRUCTION STAKING FOR CURB, GUTTER, SIDEWALK, SANITARY SEWERS, STORM
DRAINS, WATER LINES, FIRE HYDRANTS, ELECTROILERS, ETC., SHALL BE DONE BY A
REGISTERED CIVIL ENGINEER OR LICENSED LAND SURVEYOR.

15. 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.

16. ALL FRONTAGE IMPROVEMENT WORK SHALL BE IN ACCORDANCE WITH THE LATEST
VERSION OF THE CITY STANDARD DETAILS.

17. OUTSIDE 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. TO
VIEW ENCROACHMENT PERMIT REQUIREMENTS PLEASE VISIT THE CITY’S WEBSITE AT:

HTTP://WWW.MENLOPARK.ORG/202/ENCROACHMENT-PERMITS

SCALE: 1"=40'

LIMIT OF WORK

LEGEND PROPOSED EXISTING

DIRECTION OF SURFACE DRAINAGE

PROPERTY LINE

STORM DRAIN MANHOLE

STANDARD CURB INLET

FIELD INLET

AREA DRAIN PLANTING AREA

STORM DRAIN PIPE

BUILDING OVERHANG

CURB AND GUTTER

SIDEWALK

GRADE BREAK

DETAIL CALLOUT DETAIL
SHEET NUMBER

A
3

  CITY OF MENLO PARK DRAINAGE NOTES
A. CONTACT PUBLIC WORKS AT 650-330-6740 TO SCHEDULE AN INSPECTION A MINIMUM

OF 24 HOURS IN ADVANCE OF COMMENCEMENT OF GRADING.

B. GRADING SHALL FOLLOW THE SPECIFICATIONS IN THE SOILS REPORT DATED __N/A__
(IF ANY). NOTE: A SOILS ENGINEER IS NOT REQUIRED FOR THIS PROJECT.

C. GRADING OPERATIONS AND/OR DRAINAGE FACILITIES SHALL HAVE NO NEGATIVE
IMPACT TO ANY HERITAGE TREE. OWNER ACKNOWLEDGES FACILITATION OF
INFORMATION BETWEEN THE ENGINEER, PROJECT ARBORIST, AND CONTRACTOR
WITH RESPECT TO THIS ITEM.

D. ALL GRADING DURING THE RAINY SEASON (OCTOBER 15TH THROUGH APRIL 15TH)
REQUIRES AN EROSION AND SEDIMENT CONTROL PLAN APPROVED BY THE CITY.
STORMWATER POLLUTION PREVENTION MEASURES SHALL BE IMPLEMENTED
THROUGHOUT THE YEAR, TO THE SATISFACTION OF THE CONSTRUCTION
SUPERVISOR.

E. MODIFICATIONS TO THE APPROVED GRADING AND DRAINAGE PLAN REQUIRE
APPROVAL BY THE CITY IN ADVANCE OF THEIR CONSTRUCTION. REVISED PLAN
SHALL BE GENERATED BY THE ENGINEER OR ARCHITECT WHO ORIGINALLY
PREPARED THE PLAN.

F. DEVIATIONS FROM THE APPROVED PLAN AND/OR FAILURE TO OBTAIN INSPECTION
MAY DELAY PUBLIC WORKS SIGNOFF FOR BUILDING OCCUPANCY.
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SECTION

1H : 2V
SECTIONB
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2% MAX

TILE PATIO
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EXISTING SURFACE CONFORM GRADING
TO EXISTING
LANDSCAPE

PRIVACY FENCE

TILE SECTION PER
MANUFACTURER
RECOMMENDATION

PROPOSED TILE
SURFACE

FF 337.96

EXISTING NATIVE SOIL

EX BLDG
2775 SAND HILL RD

EXISTING SURFACE

METAL PLANTER

TILE

PLANTING
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CONCRETE

2% MAX

COBBLE

PRIVACY
FENCE

TILE SECTION PER
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PROPOSED
TILE SURFACE

NOTES & DETAILS

GENERAL NOTES

1. REVISIONS TO THESE PLANS MUST BE REVIEWED AND APPROVED IN WRITING BY HMH
AND THE CITY OF MENLO PARK PRIOR TO CONSTRUCTION OF AFFECTED ITEMS.

2. THE CONTRACTOR SHALL NOTIFY HMH, AT (408) 487 2200 BEFORE PROCEEDING WITH ANY
WORK THAT APPEARS TO BE INSUFFICIENTLY DETAILED.

3. CONTRACTOR SHALL REPLACE OR REPAIR, AT HIS OWN EXPENSE, ALL DAMAGED,
REMOVED OR OTHERWISE DISTURBED EXISTING UTILITIES, OR  IMPROVEMENTS IN KIND.

4. IF TEMPORARY LANE CLOSURES ARE REQUIRED FOR CONSTRUCTION OPERATIONS, THE
CONTRACTOR SHALL PREPARE A TRAFFIC CONTROL PLAN AND OBTAIN APPROVAL FROM
THE CITY OF MENLO PARK BEFORE COMMENCING WORK. THE CONTRACTOR SHALL ALSO
PROVIDE FLAG MEN, CONES OR BARRICADES, AS NECESSARY TO CONTROL TRAFFIC AND
PREVENT HAZARDOUS CONDITIONS, PER CALTRANS STANDARDS.

5. EXISTING PEDESTRIAN WALKWAYS, BIKE PATHS AND DISABLED ACCESS PATHWAYS
SHALL BE MAINTAINED DURING CONSTRUCTION TO THE SATISFACTION OF THE CITY
INSPECTOR.

6. CONTRACTOR SHALL BACKFILL TRENCHES, OR PLACE STEEL PLATING AND/OR HOT-MIX
ASPHALT, AS REQUIRED BY THE CITY INSPECTOR, TO PROTECT OPEN TRENCHES AT THE
END OF EVERY WORK DAY.

7. THE CONTRACTOR SHALL COMPLY WITH ALL OSHA REQUIREMENTS RELATED TO SHORING
OF EXCAVATIONS.

8. CONTRACTOR SHALL CLEAN STREETS TO REMOVE ACCUMULATION OF MUD AND DEBRIS
RESULTING FROM CONSTRUCTION ACTIVITIES.

9. THE CONTRACTOR IS RESPONSIBLE FOR CONFORMING TO EXISTING PAVEMENT,
ADJACENT LANDSCAPE AND OTHER IMPROVEMENTS WITH A SMOOTH TRANSITION IN
PAVING, CURBS, GUTTERS, SIDEWALK, ETC. TO AVOID ABRUPT OR APPARENT CHANGES IN
GRADES OR CROSS SLOPES, LOW SPOTS OR HAZARDOUS CONDITIONS.

10. CONTRACTOR TO OBTAIN REQUIRED PERMITS FOR HAUL ROUTES PRIOR TO DEMOLITION
AND CONSTRUCTION.

11. CONTRACTOR IS RESPONSIBLE FOR SCHEDULING ALL INSPECTIONS AS REQUIRED.

12. CONTRACTOR IS TO PROVIDE STREET CROSS SLOPES BETWEEN 2% AND 4% UNLESS
SPECIFICALLY NOTED OTHERWISE ON PLANS, AND TO ALLOW CITY INSPECTOR AND
ENGINEER TO INSPECT FORMS PRIOR TO POURING OF CURB AND GUTTER

13. CONTRACTOR IS TO POTHOLE ALL UTILITY CONNECTIONS PRIOR TO 
CONSTRUCTION TO VERIFY INFORMATION PROVIDED ON PLAN REGARDING 
EXISTING UTILITIES.

EXISTING CONDITIONS

1. GRADES ENCOUNTERED ON-SITE MAY VARY FROM THOSE SHOWN. CONTRACTOR SHALL
REVIEW THE PLANS AND CONDUCT INVESTIGATIONS AS REQUIRED TO VERIFY EXISTING
CONDITIONS AT THE PROJECT SITE.

2. EXISTING GRADES AND CONFORM DESIGNS SHOWN ARE BASED OFF OF INTERMITTENT
FIELD TOPO DATA AND MAY NOT INCLUDE ALL CONFORM SITUATIONS. CONTRACTOR
SHALL REVIEW ALL CONFORM CONDITIONS AND NOTIFY ENGINEER OF ANY AREAS THAT
MAY REQUIRE FIELD FIT ADJUSTMENTS. ALL PAVING AND HARDSCAPE CONFORMS MUST
COMPLY WITH ADA REQUIREMENTS AND MAINTAIN POSITIVE DRAINAGE TO DRAIN INLETS.

3. INFORMATION REGARDING EXISTING UTILITIES IS FROM RECORD DATA AND MAY NOT
REPRESENT ACTUAL CONDITIONS. CONTRACTOR SHALL CONDUCT FIELD EVALUATION OF
ALL EXISTING SUBSURFACE IMPROVEMENTS AND UTILITIES, WHETHER SHOWN ON THESE
PLANS OR NOT, PRIOR TO THE COMMENCEMENT OF WORK. CONTRACTOR SHALL
CONTACT HMH IF ANY DISCREPANCIES ARE DISCOVERED.

ADDITIONAL NOTES
THE FOLLOWING NOTES ARE NOT PART OF THE CITY OF MENLO PARK STANDARD NOTES AND ARE
PROVIDED AS SUPPLEMENTAL NOTES BY HMH.

EARTHWORK AND GRADING
1. THE DESIGN INTENT OF THIS PLAN IS TO SET LINES AND GRADES ONLY. REFER TO THE

GEOTECHNICAL REPORT REFERENCED IN NOTE 3 BELOW FOR GEOTECHNICAL DESIGN AND
MITIGATION.

2. THE GEOTECHNICAL ENGINEER OF RECORD IS . IN CASE OF CONFLICTS, BETWEEN THE
INFORMATION SHOWN ON THIS PLAN AND THE REQUIREMENTS CONTAINED IN THE
GEOTECHNICAL REPORT, THE GEOTECHNICAL REPORT SHALL GOVERN WITH PRIOR
APPROVAL BY THE CITY.

3. THE DESIGN FOR THE GEOTECHNICAL AND SOILS REPAIR, MITIGATION, NOTES AND
STABILIZATION DEPICTED ON THIS PLAN (ALL SHEETS OF THE PLAN SET) IS BASED ON THE
DESIGN AND RECOMMENDATIONS PROVIDED TO HMH BY . HMH MAKES NO WARRANTY,
EXPRESS OR IMPLIED, AS TO THE ADEQUACY OF THE PROPOSED GEOTECHNICAL DESIGN
AND MITIGATION. HMH ACCEPTS NO LIABILITY AND/OR RESPONSIBILITY THAT MAY ARISE
DUE TO SLIDE MOVEMENT, SETTLEMENT, OR SIMILAR RELATED OCCURRENCES WITH
RESPECT TO THE DESIGN OR CONSTRUCTION OF GEOTECHNICAL CORRECTIVE SCHEMES.

4. BASE KEYS AND SUBDRAINS SHALL BE INSTALLED PER THE PROJECT GEOTECHNICAL
REPORTS AS DIRECTED BY THE PROJECT GEOTECHNICAL ENGINEER IN THE FIELD.

5. THE CONTRACTOR SHALL POTHOLE AND VERIFY LOCATIONS AND ELEVATIONS OF ALL
CONNECTIONS TO EXISTING UNDERGROUND FACILITIES BEFORE ANY CONSTRUCTION. THE
ENGINEER MUST BE NOTIFIED IMMEDIATELY IF CONDITIONS DIFFER FROM THOSE SHOWN
ON THE PLANS SO THAT DESIGN CHANGES CAN BE MADE.

6. IT IS THE CONTRACTOR'S RESPONSIBILITY TO VERIFY THE LOCATIONS OF ALL EXISTING
UNDERGROUND UTILITIES. CALL USA (UNDERGROUND SERVICE ALERT) 2 WORKING DAYS
BEFORE DIGGING AT 811. LOCATIONS SHOWN ON THE PLANS WERE TAKEN FROM
AVAILABLE RECORDS AND ARE APPROXIMATE AND SHOWN FOR GENERAL INFORMATION
ONLY, AND MAY BE INCOMPLETE. RELOCATION OR REPAIR OF ANY DAMAGE TO UTILITIES
OR PIPELINES AND PLUGGING OR REMOVAL OF ABANDONED LINES SHALL BE THE
CONTRACTOR'S RESPONSIBILITY.

7. THE CONTRACTOR SHALL TAKE ALL NECESSARY PRECAUTIONS TO PRESERVE AND
PROTECT ANY FENCES WHICH MAY BE REQUIRED TO REMAIN BY THE OWNER.

8. ALL EXISTING CESSPOOLS, FOUNDATIONS, BASEMENTS, TANKS OR OTHER UNDERGROUND
STRUCTURES SHALL BE REMOVED AND THE RESULTING DEPRESSIONS BACKFILLED AND
COMPACTED UNDER THE OBSERVATION OF THE SOILS ENGINEER. ALL COST INVOLVED IN
THIS WORK SHALL BE CONSIDERED AS INCLUDED IN THE CONTRACT PRICE FOR THE
GRADING ITEMS UNLESS COVERED IN SEPARATE PAY ITEMS.

9. THE CONTRACTOR SHALL TAKE ALL NECESSARY PRECAUTIONS TO PRESERVE AND
PROTECT THOSE TREES WHICH ARE TO REMAIN.

10. EARTHWORK QUANTITIES HAVE BEEN ESTIMATED BY THE OWNER'S ENGINEER, BASED
UPON AVAILABLE INFORMATION IN ORDER TO ASSIST THE CONTRACTOR. HOWEVER, IT
SHALL BE THE CONTRACTOR'S RESPONSIBILITY TO INDEPENDENTLY ESTIMATE QUANTITIES
FOR HIS USE. IF ADJUSTMENTS TO ELEVATIONS ARE NECESSARY TO EFFECT A BALANCE,
THE CONTRACTOR SHALL NOTIFY THE ENGINEER IMMEDIATELY. THE COSTS INVOLVED TO
EFFECT A BALANCE SHALL BE CONSIDERED AS INCLUDED IN THE CONTRACT PRICE FOR
GRADING ITEMS AND NO EXTRA COMPENSATION WILL BE ALLOWED. BANK YARDAGE DOES
NOT INCLUDE SHRINKAGE, SWELL SUBSIDENCE, GEOTECHNICAL REMEDIATION OR
TRENCHING AND FOUNDATION SPOILS.

11. COMPACTION TO BE DETERMINED USING ASTM D 1557-78.

12. ALL WORK AND MATERIALS SHALL CONFORM TO THE REQUIREMENTS OF MENLO PARK
STANDARD SPECIFICATIONS FOR PUBLIC WORKS CONSTRUCTION UNLESS SPECIFICALLY
NOTED OTHERWISE.

13. ALL GRADING SHALL COMPLY WITH THE REQUIREMENTS CONTAINED IN THE PROJECT E.I.R.
AND PROJECT GEOLOGIC/GEOTECHNICAL REPORT REGARDING ANY ASBESTOS REMOVAL,
ENCAPSULATION, AND/OR GEOTECHNICAL OBSERVATION AND TESTING REQUIRED.

14. CONSTRUCTION ENTRANCES SHALL BE INSTALLED PRIOR TO COMMENCEMENT OF
GRADING. ALL CONSTRUCTION TRAFFIC ACCESSING AND EXITING THE SITE MUST CROSS
THE STABILIZED CONSTRUCTION ENTRANCE WAYS.

15. SEE PROJECT STRUCTURAL PLANS (PREPARED BY OTHERS) FOR CANTILEVER DESIGN AND
DETAILS.  SEPARATE PERMITS FOR CANTILEVERS ARE REQUIRED.

16. GENERAL PERMIT TO DISCHARGE STORM WATER STATE WATER RESOURCE CONTROL
BOARD.

STATEMENT OF RESPONSIBILITY
1. CONTRACTOR AGREES THAT HE SHALL ASSUME SOLE AND COMPLETE RESPONSIBILITY

FOR JOB SITE CONDITIONS DURING THE COURSE OF CONSTRUCTION OF THIS PROJECT,
INCLUDING SAFETY OF ALL PERSONS AND PROPERTY; THAT THIS REQUIREMENT SHALL
APPLY CONTINUOUSLY AND NOT BE LIMITED TO NORMAL WORKING HOURS AND THAT THE
CONTRACTOR SHALL DEFEND, INDEMNIFY AND HOLD THE OWNER AND THE ENGINEER
HARMLESS FROM ANY AND ALL LIABILITY, REAL OR ALLEGED, IN CONNECTION WITH THE
PERFORMANCE OR WORK ON THIS PROJECT, EXCEPTING FOR LIABILITY ARISING FROM THE
SOLE NEGLIGENCE OF THE OWNER OR THE ENGINEER.

DEMOLITION NOTES

1. ITEMS DEMOLISHED ARE TO BECOME THE PROPERTY OF THE CONTRACTOR AND SHALL BE
DISPOSED OF IN A LEGAL MANNER.

2. PROTECT TREES TO REMAIN, BOTH ON-SITE AND ADJACENT PROPERTIES.

3. PROTECT NEIGHBORING PROPERTIES FROM DAMAGE DURING CONSTRUCTION AND
DEMOLITION ACTIVITIES.

4. IT IS THE CONTRACTOR'S RESPONSIBILITY TO MAINTAIN AND PRESERVE THE EXISTING
MONUMENTS OF RECORD. SHOULD THE CONTRACTOR DESTROY OR DISTURB ANY
MONUMENTS OF RECORD, THE CONTRACTOR SHALL, AT ITS SOLE EXPENSE, RETAIN A
CALIFORNIA LICENSED LAND SURVEYOR TO REPLACE SAID MONUMENTS AND FILE AN
APPROPRIATE CORNER RECORD.
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GRADING &
DRAINAGE PLAN

EXISTING BUILDING
2775 SAND HILL ROAD

CONCRETE PAVING

NOTES:
1. SEE SHEET L2.1-L2.3 FOR CONSTRUCTION DETAILS.
2. SEE SHEET L2.4 FOR CONSTRUCTION NOTES AND MATERIALS LIST.
3. LOCATE EXPANSION JOINTS ADJACENT TO ALL STRUCTURES

(BUILDINGS, WALLS AND STEPS) AND AT 12' MAXIMUM SPACING.
COORDINATE WITH PROJECT LANDSCAPE ARCHITECT PRIOR TO
LAYING OUT ALL EXPANSION JOINTS IN FIELD.

4. CONTRACTOR TO PROVIDE AND COORDINATE ALL ELECTRICAL
SUPPLY AND CONTROLS FOR ALL LIGHTING AND OUTLETS. PULL
BOXES SHALL BE LOCATED IN PLANTING AREA 18" MIN. AWAY FROM
ADJACENT PAVING.

1/4" TOOLED CONTROL JOINT

MEET FLUSH

COBBLE

HARDSCAPE

PRIVACY FENCE

PRIVACY GATE (CABLES)

PRIVACY GATE (METAL)

METAL PLANTER

CONSTRUCTION LEGEND
DESCRIPTION SYMBOLDETAIL
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L5

L6

L6

L6

L6 LIGHTING FIXTURE
LOCATED UNDER THE
OVERHANG, FINAL
LOCATION TO BE
DETERMINED WITH
ARCHITECT

L2 LIGHTING FIXTURE
LOCATED IN THE
PLANTER.

L3 FIXTURE INSTALLED
UNDER THE ALCOVE
UNDER THE FIRE PIT.

L5

MOUNTING HEIGHT OF L1
PENDANT IS 8' A.F.F..

L2 LIGHTING FIXTURE
LOCATED IN THE
PLANTER.

L3 FIXTURE INSTALLED
UNDER THE ALCOVE
UNDER THE FIRE PIT.

L7

L7 FIXTURE SURFACE
MOUNT ON TOP OF THE
WORKING SURFACE.
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1570 Oakland Road   |   San Jose, California 95131   |   (408) 487-2200   |   (408) 487-2222 Fax   |   www.HMHca.com

February 15, 2018 
Job No. 5449.00 (2775 Sand Hill Road) 

Thomas Rogers 
Principal Planner 
City Hall 
701 Laurel Street 
Menlo Park, CA 94025 

Re: Project Description 

Dear Thomas: 

At 2775 Sand Hill Road in Menlo Park, a current tenant of the property, Silver Lake Technology 
Management LLC, is proposing a 2,061 square foot exterior patio space with site furnishings.  
This exterior patio space will provide employees at Silver Lake, a private equity firm, with 
amenities including dining and lounge seating to be used exclusively by the tenant.  The space 
will be surrounded by a hedge, cable fence, and gate to create a more private environment. 

The landscape enhancements to the existing office building will include enhanced paving, 
planting, a retrofit irrigation system, a linear fountain, two fire pits, and a new arbor with pendant 
lighting and heaters.  Selected materials are described on sheet L2.5 (Conceptual Materials 
Board), sheet L2.4 (Construction Notes and Materials List), and a physical materials board.  The 
space will be designed to accommodate furniture to be selected by the tenant at a later date 
and will be coordinated with the interior furniture. 

An existing plum tree will be removed for the proposed exterior patio design, but an existing 
multi-stem maple tree will remain and be protected.  An arborist report has been provided with 
recommendations and guide lines for protecting the existing maple tree. 

Neighborhood outreach was considered, but no action was taken. 

Sincerely, 

HMH 

Andy Nowak 
Project Landscape Architect 

CC:  
Jackson Derler (HMH) 
Christopher Sanderson (synerBuild) 
Brittney Cooper (synerBuild) 
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Community Development 

 

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

 
 
STAFF REPORT 

Planning Commission    
Meeting Date:   4/8/2019 
Staff Report Number:  19-026-PC 
 
Public Hearing:  Use Permit/Jennifer and Nicholas Bott/371 Hedge 

Road  

 

Recommendation 
Staff recommends that the Planning Commission approve a use permit to construct first- and second-floor 
additions, as well as conduct interior modifications, to a single-family residence that would exceed 50 
percent of the replacement value of the existing nonconforming structure in a 12-month period. The 
proposal would also exceed 50 percent of the existing floor area and is considered equivalent to a new 
structure. The subject parcel is located on a substandard lot with regard to width and area in the R-1-U 
(Single-Family Urban) zoning district, at 371 Hedge Road. The recommended actions are included as 
Attachment A.  

 

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

 

Background 

Site location 
The subject property is located on Hedge Road in the Flood Park neighborhood. The surrounding homes 
also share the same R-1-U (Single Family Urban Residential) zoning designation. A location map is 
included as Attachment B.  
 
The surrounding area contains a mixture of older and newer single-family residences. The older 
residences are generally single-story, while the newer residences are generally two-story in height, with 
attached front-loading garages. A variety of architectural styles are present in the neighborhood, including 
craftsman, ranch, and modern.  

 

Analysis 

Project description 
The applicant is proposing to remodel an existing single-story, single-family residence with an attached 
garage and to construct first- and second-floor additions. A data table summarizing parcel and project 
attributes is included as Attachment C. The project plans and the applicant’s project description letter are 
included as Attachments D and E, respectively. 
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The proposed residence would be a four-bedroom, four-bathroom home, with a typical layout of most of 
the bedrooms on the second floor and most of the shared spaces on the main level. The master bedroom 
would be located on the ground level, however. The existing residence is nonconforming with regard to the 
number of parking spaces and the existing nonconforming front-loading one-car garage would remain. 
 
The proposed project would adhere to all Zoning Ordinance regulations for lot coverage, floor area limit 
(FAL), height, daylight plane, and parking. Of particular note with regard to Zoning Ordinance 
requirements: 
 

• The parcel is substandard with regard to lot width, at 50 feet where 65 feet is required. 
• The parcel is substandard with regard to lot area, at 5,447 square feet where 7,000 square feet is 

required. 
• The second floor would be relatively limited in size, and would be significantly inset from the side 

property lines. 
• The nonconforming walls would remain, and the ground floor additions would be built to meet the 

required setbacks. 
 

Design and materials 
The applicant states that the proposed residence would be a modern farmhouse style residence. The 
exterior materials would include board and batten siding, a standing seam metal roof, and metal gutters to 
match the existing. The proposed windows and new rear doors would be Milgard Ultra Series fiberglass. 
The applicant has informed staff that the windows would be simulated true divided light, and project-
specific condition of approval 4.a. has been added to the recommended actions that would require the 
building permit to be updated accordingly. 
 
In the project description letter, the applicant states that they plan to paint the house white, with a black 
metal roof and black-rimmed windows, to emphasize this modern farmhouse style. 
 
The second-story windows on the sides would be relatively small and would have sill heights of four feet, 
seven inches on the left side and sill heights of five feet on the right side, helping to maintain privacy for 
both the owners and the neighbors. 
 
Staff believes that the architectural style of the proposed residence would be generally attractive and well-
proportioned. The second level would be significantly inset from the ground floor, helping minimize the 
perception of mass and providing a privacy buffer for neighbors. The roof would feature varying massing 
with gable projections, which would also help reduce the bulk and mass of the proposed residence. The 
modern farmhouse style design would be consistent with the styles in the surrounding neighborhood. 
 

Trees and landscaping 
The applicant has submitted an arborist report (Attachment F) detailing the species, size, and conditions of 
the heritage and non-heritage trees on site. The report discusses the impacts of the proposed 
improvements and provides recommendations for tree maintenance, based on their health. As part of the 
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project review process, the arborist report was reviewed by the City Arborist to confirm the accuracy of the 
conclusions of the report. All recommendations identified in the arborist report shall be implemented and 
will be ensured as part of condition 3g. 
 
There are five trees located on or near the property, three of which are heritage size street trees. All trees 
are proposed to remain. Trees #1, #2, and #3 are sweet gum (liquid amber) street trees and are located 
on Hedge Road. All of these will be protected by a Tree Protection Zone (TPZ). Trees #4 and #5 are 
smaller non-heritage trees in the rear of the house, but protection measures are also proposed in order to 
reduce impacts to the trees. One new tree, a ginkgo biloba, is proposed in the right side of the front yard.  
 

Correspondence  
The applicant states that they reached out to five of their surrounding neighbors, sharing their plans and 
offering to address any questions or concerns raised. The applicant has provided staff with the responses 
received from these neighbors. The summary of this outreach is included as Attachment G. Staff has not 
directly received any correspondence on this proposal.  
 

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

 

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

 

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

 

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

Appeal Period 
The Planning Commission action will be effective after 15 days unless the action is appealed to the City 
Council, in which case the outcome of the application shall be determined by the City Council. 
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Attachments 
A. Recommended Actions 
B. Location Map 
C. Data Table 
D. Project Plans 
E. Project Description Letter 
F. Arborist Report 
G. Applicant Summary of Neighbor Outreach 
 

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

 

Exhibits to Be Provided at Meeting 
None 

Report prepared by: 
Cecilia Conley, Contract Assistant Planner 
 
Report reviewed by: 
Kyle Perata, Acting Principal Planner 
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LOCATION: 371 Hedge 
Road 

PROJECT NUMBER: 
PLN2018-00102 

APPLICANT: Luis 
Barbosa 

OWNER: Jennifer and 
Nicholas Bott 

PROPOSAL: Request for a use permit to construct first- and second-floor additions, as well as conduct 
interior modifications, to a single-family residence that would exceed 50 percent of the replacement value 
of the existing nonconforming structure in a 12-month period. The proposal would also exceed 50 percent 
of the existing floor area and is considered equivalent to a new structure. The subject parcel is located on a 
substandard lot with regard to width and area in the R-1-U (Single-Family Urban) zoning district. 

DECISION ENTITY: Planning 
Commission 

DATE: April 8, 2019 ACTION: TBD 

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
Home Plans & Commercial, consisting of 18 plan sheets, dated received April 2, 2019 and
approved by the Planning Commission on April 8, 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 the arborist report by Kielty Arborist Services dated
January 23, 2019.

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

ATTACHMENT A
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371 Hedge Road – Attachment A: Recommended Actions 

PAGE: 2 of 2 

LOCATION: 371 Hedge 
Road 

PROJECT NUMBER:  
PLN2018-00102 

APPLICANT: Luis 
Barbosa 

OWNER: Jennifer and 
Nicholas Bott 

PROPOSAL: Request for a use permit to construct first- and second-floor additions, as well as conduct 
interior modifications, to a single-family residence that would exceed 50 percent of the replacement value 
of the existing nonconforming structure in a 12-month period. The proposal would also exceed 50 percent 
of the existing floor area and is considered equivalent to a new structure. The subject parcel is located on a 
substandard lot with regard to width and area in the R-1-U (Single-Family Urban) zoning district. 

DECISION ENTITY: Planning 
Commission 

DATE: April 8, 2019 ACTION: TBD 

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

ACTION: 

a. Simultaneous with the submittal of a complete building permit application, the applicant shall 
submit plans clearly labeling that the proposed windows will be simulated true divided light, 
subject to review and approval by the Planning Division. 
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City of Menlo Park

371 Hedge Road
Location Map

Date: 4/8/2019 Drawn By:4,000 CLC Checked By: KTP1: Sheet: 1Scale:
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371 Hedge Road – Attachment C: Data Table 

PROPOSED 
PROJECT 

EXISTING 
DEVELOPMENT 

ZONING 
ORDINANCE 

Lot area 5,447.0 sf 5,447.0 sf 7,000.0 sf min. 
Lot width 50.0  ft. 51.6  ft. 65.0 ft. min. 
Lot depth 109.0  ft. 109.0  ft. 100.0 ft. min. 

Setbacks 
Front 25.0 ft. 25.0 ft. 20.0 ft. min. 
Rear 19.6 ft. 19.6 ft. 20.0 ft. min. 
Side (left) 4.7 ft. 4.7 ft. 5.2 ft. min. 
Side (right) 5.0 ft. 5.0 ft. 5.2 ft. min. 

Building coverage 2,168.2 
39.8 

sf 
% 

1,665.4 
30.5 

sf 
% 

2,178.8 
40.0 

sf max. 
% max. 

FAL (Floor Area Limit) 2,797.6 sf 1,665.4 sf 2,800.0 sf max. 

Square footage by floor 1,580.9 
814.9 
401.6 
185.6 

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

   1,263.7 

401.6 

sf/1st floor 

garage 

Square footage of buildings 2,983.0 sf 1,665.4 sf 
Building height 22.8 ft. 13.3 ft. 28 ft. max. 
Parking 1 covered 1 covered 1 covered/1 uncovered 

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

Trees Heritage trees: 3* Non-Heritage trees: 2 New Trees: 1 
Heritage trees 
proposed for removal: 0 

Non-Heritage trees 
proposed for 
removal:  

0 
Total Number of 
Trees:  6 

*Of these three heritage trees, all are street trees located in the front of the residence.
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Luis Barbosa

_

SymbolsStandard Abbreviations

Fire Protection

Drawing Notes

General Notes

Vicinity Plan

"HERS VERIFICATION FOR HVAC DISTRIBUTION SYSTEM,
  HVAC FAN SYSTEMS, AND IQA (INDOR AIR QUALITY).

"Fire sprinkles" will be part of a deferral submittal.

Applicable Building Codes

Site Plan Scale 1/8" - 1'-0"

T1 Site Plan
T2 Area Diagram
T3 Area and  Non-conforming Structure
T4 Areal Plan and StreetScape

S1 Survey

A0 As Built   Floor Plans
A1 1st Floor Plan
A1.1 1st Floor Plan Demolition Plan
A2 2nd Floor Plan
A3 Roof plan
A4 Elevations Existing and Proposed
A5 Elevations Existing and Proposed
A6 Elevations Existing and Proposed
A7 Elevations Existing and Proposed
A8 Sections

TR 1 Arborist Report

L0 Landscape Layout Plan
L1 Landscape Planting Plan

Designer

Sheet Index

Directory

NFPA Fire sprinkles system, under separate permit.

Structural EngineerTitle 24

Her's Rater

 CALIFORNIA BUILDING CODE ( Volumes1&2 ) 2016 EDITION
 CALIFORNIA RESIDENTIAL CODE                                        2016 EDITION
 CALIFORNIA GREEN BUILDING STANDARTS CODE          2016 EDITION
 CALIFORNIA  ELECTRICAL CODE                                         2016 EDITION
 CALIFORNIA MECHANICAL CODE                                         2016 EDITION
 CALIFORNIA PLUMBING CODE                                              2016 EDITION
 CALIFORNIA FIRE CODE                                          2016 EDITION
 TITLE 24 - ENERGY CALCULATIONS     2016 EDITION

Scope of Work

SurveyorLandscape

1- Remodel and Addition of a second floor

Work Hours

• 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 Noise.
• 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 at the same time an
entire neighborhood or any considerable number of persons shall
be considered a noise disturbance.
• Construction Activities:
1. Construction activities are limited to the hours of eight (8) a.m.
and six (6) p.m. Monday through Friday.
2. 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) a.m. and five (5) p.m.
3. 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.
4. Notwithstanding any other provision set forth above, all powered
equipment shall comply with the limits set forth in Section
8.06.040(b).

• Powered Equipment:

1. Powered equipment used on a temporary, occasional or
infrequent basis operated between the hours of eight (8) a.m. and
six (6) p.m. Monday through Friday. No piece of equipment shall
generate noise in excess of eighty-five (85) dBA at fifty (50) feet.
2. Residents/property owners personally using powered equipment
to maintain their property and/or residence on Saturdays, Sundays
or holidays between the hours of nine (9) a.m. and five (5) p.m. No
piece of equipment shall generate noise in excess of eighty-five
(85) dBA at fifty (50) feet.
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1st Floor Plan Scale 1/8" - 1'-0" 2nd Floor Plan Scale 1/8" - 1'-0"
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Proposed Right Side Elevation

Proposed Left Side Elevation Scale 1/8" - 1'-0"

Scale 1/8" - 1'-0"

Scale 1/8" - 1'-0"Front Elevation Scale 1/8" - 1'-0"Rear Elevation

Roof Plan Scale 1/8" - 1'-0"

Roof Legend

Elevations Legend
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Scale 1/4" - 1'-0"1st Floor Demolition Plan

If the non conforming walls are removed, the walls must
be rebuilt to meet the current setback requirements.

D8



Bedroom #3

Bathroom #2

Bathroom #3

Bedroom #2

Bedroom #4

WalkIn
Closet

Bedroom #4Bedroom #3ror  #

&
   

C 
  O

   
M

   
M

   
E 

  R
   

C 
  I

   
A 

  L
ho
m
ep
la
ns
co
@
gm

ai
l.c
om

SHEET No.

C
LI

EN
T

DRAWN BY:

CHECKED BY:

DATE:

REVISIONS

9/
15

/1
2

R
es

id
en

ce
37

1 
H

ed
ge

 rd
.

M
en

lo
 P

ar
k 

, C
a.

 9
40

25

Je
nn

ife
r a

nd
 N

ic
ho

la
s 

Bo
tt

2n
dt

 F
lo

or
 P

la
n

  -  -

A-2

Luis Barbosa

_

Scale 1/4" - 1'-0"2nd Floor Plan

D9



&
   

C 
  O

   
M

   
M

   
E 

  R
   

C 
  I

   
A 

  L
ho
m
ep
la
ns
co
@
gm

ai
l.c
om

SHEET No.

C
LI

EN
T

DRAWN BY:

CHECKED BY:

DATE:

REVISIONS

R
es

id
en

ce
37

1 
H

ed
ge

 rd
.

M
en

lo
 P

ar
k 

, C
a.

 9
40

25

Je
nn

ife
r a

nd
 N

ic
ho

la
s 

Bo
tt

R
oo

f P
la

n

  -  -

A3

Luis Barbosa

_

Roof Plan Scale 1/4" - 1'-0"

D10



&
   

C 
  O

   
M

   
M

   
E 

  R
   

C 
  I

   
A 

  L
ho
m
ep
la
ns
co
@
gm

ai
l.c
om

SHEET No.

C
LI

EN
T

DRAWN BY:

CHECKED BY:

DATE:

REVISIONS

9/
15

/1
2

R
es

id
en

ce
37

1 
H

ed
ge

 rd
.

M
en

lo
 P

ar
k 

, C
a.

 9
40

25

Je
nn

ife
r a

nd
 N

ic
ho

la
s 

Bo
tt

El
ev

at
io

n

  -  -

A4

Luis Barbosa

_Proposed Front Elevation Scale 1/4" - 1'-0"

Existing Front Elevation Scale 1/4" - 1'-0"

D11



&
   

C 
  O

   
M

   
M

   
E 

  R
   

C 
  I

   
A 

  L
ho
m
ep
la
ns
co
@
gm

ai
l.c
om

SHEET No.

C
LI

EN
T

DRAWN BY:

CHECKED BY:

DATE:

REVISIONS

9/
15

/1
2

R
es

id
en

ce
37

1 
H

ed
ge

 rd
.

M
en

lo
 P

ar
k 

, C
a.

 9
40

25

Je
nn

ife
r a

nd
 N

ic
ho

la
s 

Bo
tt

El
ev

at
io

n

  -  -

A5

Luis Barbosa

_Proposed Rear Elevation Scale 1/4" - 1'-0"

Existing Rear Elevation Scale 1/4" - 1'-0"

D12



&
   

C 
  O

   
M

   
M

   
E 

  R
   

C 
  I

   
A 

  L
ho
m
ep
la
ns
co
@
gm

ai
l.c
om

SHEET No.

C
LI

EN
T

DRAWN BY:

CHECKED BY:

DATE:

REVISIONS

9/
15

/1
2

R
es

id
en

ce
37

1 
H

ed
ge

 rd
.

M
en

lo
 P

ar
k 

, C
a.

 9
40

25

Je
nn

ife
r a

nd
 N

ic
ho

la
s 

Bo
tt

El
ev

at
io

n

  -  -

A6

Luis Barbosa

_Proposed Left Side Elevation Scale 1/4" - 1'-0"

Existing Left Side Elevation Scale 1/4" - 1'-0"

D13



&
   

C 
  O

   
M

   
M

   
E 

  R
   

C 
  I

   
A 

  L
ho
m
ep
la
ns
co
@
gm

ai
l.c
om

SHEET No.

C
LI

EN
T

DRAWN BY:

CHECKED BY:

DATE:

REVISIONS

9/
15

/1
2

R
es

id
en

ce
37

1 
H

ed
ge

 rd
.

M
en

lo
 P

ar
k 

, C
a.

 9
40

25

Je
nn

ife
r a

nd
 N

ic
ho

la
s 

Bo
tt

El
ev

at
io

n

  -  -

A7

Luis Barbosa

_

Existing Right Side Elevation Scale 1/4" - 1'-0"

Scale 1/4" - 1'-0"Proposed Right Side Elevation

D14



&
   

C 
  O

   
M

   
M

   
E 

  R
   

C 
  I

   
A 

  L
ho
m
ep
la
ns
co
@
gm

ai
l.c
om

SHEET No.

C
LI

EN
T

DRAWN BY:

CHECKED BY:

DATE:

REVISIONS

9/
15

/1
2

R
es

id
en

ce
37

1 
H

ed
ge

 rd
.

M
en

lo
 P

ar
k 

, C
a.

 9
40

25

Je
nn

ife
r a

nd
 N

ic
ho

la
s 

Bo
tt

Se
ct

io
ns

  -  -

A8

Luis Barbosa

_

Section A Scale 1/4" - 1'-0"

Section B Scale 1/4" - 1'-0"

Section C Scale 1/4" - 1'-0"

D15



1 2 3

45

&
   

C 
  O

   
M

   
M

   
E 

  R
   

C 
  I

   
A 

  L
ho
m
ep
la
ns
co
@
gm

ai
l.c
om

SHEET No.

C
LI

EN
T

DRAWN BY:

CHECKED BY:

DATE:

REVISIONS

9/
15

/1
2

R
es

id
en

ce
37

1 
H

ed
ge

 rd
.

M
en

lo
 P

ar
k 

, C
a.

 9
40

25

Je
nn

ife
r a

nd
 N

ic
ho

la
s 

Bo
tt

Ar
bo

si
t R

ep
or

t

TR-1

Luis Barbosa

_

Tree Plan Scale 1/8" - 1'-0"

D16



DEBRIS
CARTS

CL CL

CL

CL

CL

4'
-7

"

42" W
GATE

EX.
4" DBH
CITRUS

D
S

EX. 12.6" DBH
MAYTEN

TREE

EX. 4" DBH
CITRUS TREE(S)

GAS
METER

DS

D
S

D
S

DS

EX
 G

AS
M

ET
ER

N
88

°1
1'

19
"E

 5
0.

00
'

N1°59'45"W 108.85'

N1°59'45"W 109.01'

N
88

°1
1'

19
"E

 5
0.

00
'

W
M

DS

(2)
5-1/2"
STEPS

5' SETBACK

5' SETBACK

5'
 P

.U
.E

. E
SM

T.

5' SETBACK

5' SETBACK

42" W
GATE

H 
E 

D
 G

 E
  R

 O
 A

 D

520 S.F.
SYNTHETIC TURF OVER

AGGREGATE BASE

EX.

EX. 33.7" DBH
LIQUIDAMBER

TREE

EX. 25.3" DBH
LIQUIDAMBER

TREE

EX. 7.4" DBH
CITRUS TREE

STORAGE
CABINET

STORAGE
CABINET

EX. EX.

16
'-1

0"
5'

-4
"

2'
-8

"
2'

-9
"

(E
XI

ST
)

2'
-4

"
13

'-7
"

1'-2" 10'-9"

25'-8"

29
'-9

"

11'-4"

4'-2"11'-4" 17
'-8

"
12

'-0
"

2'-8"

16'-7"

14'-9"

1'-10"

5'-8"

5'
-0

"

6'-0"

7'
-0

"

1'-6"

CL

CL

(1)
5-1/2"
STEP

(1)
5-1/2"
STEP

E.
 E

SM
T.

5'
 P

.U
.E

. E
SM

CRAWL
ACCESS

HB

HB

KEY LEGEND

GFI

+99.43

PA

NOTE: I HAVE COMPLIED WITH THE
CRITERIA OF THE WATER
CONSERVATION IN LANDSCAPE
ORDINANCE AND APPLIED THEM FOR
THE EFFICIENT USE OF WATER IN
THE LANDSCAPE DESIGN PLAN.

AARON W. REDDICK 01.29.2019
LANDSCAPE DESIGNER

AS INDICATED

WRITTEN DIMENSIONS ON THESE DRAWINGS SHALL
HAVE PRECEDENCE OVER SCALED DIMENSIONS:
CONTRACTORS SHALL VERIFY, AND BE RESPONSIBLE FOR,
ALL DIMENSIONS AND CONDITIONS ON THE JOB AND THIS
DIVISION MUST BE NOTIFIED OF ANY VARIATIONS FROM
THE DIMENSIONS AND CONDITIONS SHOWN BY
THESE DRAWINGS.









AARON  R.

_

ISSUE

#1

DATE

03.19.2019

LANDSCAPE
PLANTING

05.14.2018I

SHEET NO.

S
H

E
E

T
 T

IT
L
E

:

REVISIONS

#

#

©
 2

01
8 

Lo
w

 W
at

er
 L

an
ds

ca
pe

s.
 A

rc
hi

te
ct

ur
al

 W
or

k 
Pr

ot
ec

te
d 

by
 U

.S
. C

od
e 

Ti
tle

 1
7 

§ 
10

2(
a)

(5
) &

 1
02

(a
)(

8)

SCALE: 1/4"=1'-0"
0' 4' 8'

NORTH
1' 2'

IRRIGATION
DESIGN PLAN

10.09.2018II

REVISION
COMMENTS01.28.2019III

PLN2018-00102 USE PERMIT

REVISION03.19.2019IV

L-0 LAYOUT
PLAN NOTES

L-0

NATIVE MOW-FREE™LAWN
DELTA BLUEGRASS CO.

NEW PLAIN
CONCRETE

DRIVEWAY RAMP
AS PER CITY

STANDARD DETAIL
UNDER

SEPARATE
BUILDING
PERMIT

NEW CONC.
DRIVEWAY

545 SF

270 SF

DECOMPOSED
GRANITE SURFACE OVER FILTER FABRIC, TYP.

(NEW) 104 S.F.

EX. CONC.
WALK

NEW CONC.

STONE PAVERS,
TYP. (NEW)

EX. CONC. WALK

LINE OF EXISTING
ASPHALT DRIVEWAY

LINE OF EXISTING
ASPHALT DRIVEWAY

EXISTING
COBBLE

NEW CONC. PORCH,
S.A.D. 140 S.F.

NEW CONCRETE STEP PADS, 145 S.F.

NOTE: SEE TREE
PROTECTION

NOTES, SHEET T-6

EX. BUILDING

EX. 6' FENCE
(REMOVE)

EX. LOW FENCE

NEW GATE

MODULAR PLANTER
BOX (NEW)

MODULAR PLANTER
BOX (NEW)

LANDSCAPE
BOULDER, TYP. (NEW)

STEEL EDGING, TYP.
(NEW) 3

16" X  3.5"

DECORATIVE ROCK
ON FILTER FABRIC,

TYP.

NEW CONC. PATIO,
S.A.D. 150 S.F.

STEEL EDGING, TYP.

(NEW) 3
16" X  3.5"

EX. 7' FENCE

SA
N 

M
AT

. C
O.

PA
RK

 P
RO

PE
RT

Y

EX. 6' FENCE

EX. 6' FENCE EX. LOW FENCE TO
REMAIN

EX. HB

NEW HOSE BIB

STORMWATER RETENTION STRUCTURE (UNDERGROUND)
IN THIS AREA - FINAL DESIGN & LOCATION DEFERRED TO
BUILDING SUBMITTAL BY CIVIL ENGINEER

*

#1

#1

PER CITY
STANDARD

D17



DEBRIS
CARTS

CL CL

CL

CL

CL

9
1 GAL

LOM

4
15 GAL.

PODO

3
5 GAL.

JAS

3
5 GAL.

CANN.

5
1 GAL.

ASP

2
5 GAL.

PHO MM

3
15 GAL.

PITTO

2
5 GAL. 

CHOND

3
5 GAL.

CYP

7
1 GAL.

CARE 4
5 GAL.

PHO MM 4
5 GAL.

AZAZ 3
5 GAL.

CALLIST

7
5 GAL.

PIT TOB

4
1 GAL

SAL CLEV

4
15 GAL.

PITTO 11
1 GAL.

CALAF

1
24" BOX

GINKGO TREE ()NEW)
'PRINCETON SENTRY'

2
5 GAL.

PHO MM

7
5 GAL.

GARD

3
1 GAL.

AEON 3
1 GAL

CALSPEC

5
5 GAL.

PHO YEL

42" W
GATE

EX.
4" DBH
CITRUS

D
S

EX. 12.6" DBH
MAYTEN

TREE

EX. 4" DBH
CITRUS TREE(S)

GAS
METER

DS

D
S

D
S

DS

EX
 G

AS
M

ET
ER

N
88

°1
1'

19
"E

 5
0.

00
'

N1°59'45"W 108.85'

N1°59'45"W 109.01'

N
88

°1
1'

19
"E

 5
0.

00
'

W
M

DS

(2)
5-1/2"
STEPS

5' SETBACK

5' SETBACK

5'
 P

.U
.E

. E
SM

T.

5' SETBACK

5' SETBACK

42" W
GATE

H 
E 

D
 G

 E
  R

 O
 A

 D

520 S.F.
SYNTHETIC TURF OVER

AGGREGATE BASE

EX.

8
1 GAL

LOM.

EX. 33.7" DBH
LIQUIDAMBER

TREE

EX. 25.3" DBH
LIQUIDAMBER

TREE

EX. 7.4" DBH
CITRUS TREE

STORAGE
CABINET

STORAGE
CABINET

EX. EX.

CL

CL

(1)
5-1/2"
STEP

(1)
5-1/2"
STEP

E.
 E

SM
T.

5'
 P

.U
.E

. E
SM

CRAWL
ACCESS

HB

HB

NOTE: I HAVE COMPLIED WITH THE
CRITERIA OF THE WATER
CONSERVATION IN LANDSCAPE
ORDINANCE AND APPLIED THEM FOR
THE EFFICIENT USE OF WATER IN
THE LANDSCAPE DESIGN PLAN.

AARON W. REDDICK 01.29.2019
LANDSCAPE DESIGNER

L-1

NATIVE MOW-FREE™LAWN
DELTA BLUEGRASS CO.

270 SF

AS INDICATED

WRITTEN DIMENSIONS ON THESE DRAWINGS SHALL
HAVE PRECEDENCE OVER SCALED DIMENSIONS:
CONTRACTORS SHALL VERIFY, AND BE RESPONSIBLE FOR,
ALL DIMENSIONS AND CONDITIONS ON THE JOB AND THIS
DIVISION MUST BE NOTIFIED OF ANY VARIATIONS FROM
THE DIMENSIONS AND CONDITIONS SHOWN BY
THESE DRAWINGS.









AARON  R.

_

ISSUE

#

DATE

01.28.2018

LANDSCAPE
PLANTING

05.14.2018I

SHEET NO.

S
H

E
E

T
 T

IT
L
E

:

REVISIONS

#

#

©
 2

01
8 

Lo
w

 W
at

er
 L

an
ds

ca
pe

s.
 A

rc
hi

te
ct

ur
al

 W
or

k 
Pr

ot
ec

te
d 

by
 U

.S
. C

od
e 

Ti
tle

 1
7 

§ 
10

2(
a)

(5
) &

 1
02

(a
)(

8)

SCALE: 1/4"=1'-0"
0' 4' 8'

NORTH
1' 2'

IRRIGATION
DESIGN PLAN

10.09.2018II

REVISION
COMMENTS01.28.2019III

PLN2018-00102 USE PERMIT

11
1 GAL.

N1°59'45"W 108.85'

42" 424422444222"4442224442
GAGGGGGAAGGAGAA

EX.EX.E EX.XE EX.E

BBBBBBBBBHHBH

EX. CONC.
WALKEX. CONC.

WALK

EXISTING
COBBLE

NEW CONC. PORCH,
S.A.D. 140 S.F.

PLANTING NOTES:

1. SEE SHEET L-2 & L-3 FOR HYDROZONE PLAN, IRRIGATION DESIGN
PLAN & WATER USE CALCULATIONS

2. A 3" LAYER OF MULCH SHALL BE APPLIED TO ALL EXPOSED PLANTING
SURFACES WITH THE EXCEPTION OF TURF OR DECORATIVE ROCK
AREAS.

3. APPLY AGRIFORM FERTILIZER TABLETS TO ALL NEW TREES & 15
GALLON SIZE SHRUBS.

4. USE APPROXIMATELY 4 CUBIC YARDS PER 1,000 FEET OF PERMEABLE
PLANTING AREA A 50 / 50 COMPOST MIX INTO THE THE TOP 6" OF THE
SOIL.

D18
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Remodel proposal for: 

Jennifer & Nick Bott 
371 Hedge Road 
Menlo Park, CA 94025 
650-814-2552

PROJECT DESCRIPTION 

Purpose of the proposal 

Plans at 371 Hedge Road are being proposed for a 2nd story addition to make room for our 

growing family. Our family of 5 is cramped in our 1280 sq/ft space—making it difficult to host 

guests for lack of space. We love our neighborhood, and this remodel ensures our thriving here 

for decades to come. 

Scope of work 

We plan on keeping our existing foundation and punching out a small amount in the front, 

annexing a small alcove in the back, and adding three bedrooms and two baths on top. Our 

project will require reinforcement of our existing foundation to build a second story. The 

remainder of our current footprint will remain in tact. 

Architectural style, materials, colors, and construction methods 

The style of our remodel can be classified as “Modern Farmhouse”. We plan on painting our 

house white, with a black metal roof and black-rimmed windows. We plan on using board and 

batten siding that also aligns with the style. 

Basis for site layout 

Having lived in our current home for almost 5 years, we have done our best to maximize our 

existing floor plan while accommodating our needs for increased space for family and friends. We 

have carefully considered our use case and traffic flow, and what changes will work best for our 

family in its current state and in the years to come. 

Existing and proposed uses 

We have decided to keep our master bedroom downstairs to ensure our ability to live in the 

home for many years to come. We will convert one downstairs bedroom to an indoor 

laundry/utility room and the other to an office/guest room. We plan on opening up our kitchen, 

dining room, and living area to align with the “open floor plan” style and give us flexibility when 
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having others in our home. Our downstairs floor plan also includes a pantry, open computer desk 

area, and guest bathroom. The upstairs addition will house our three children, providing privacy 

for them to retreat and work on homework.  
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Kielty Arborist Services 
Certified Arborist WE#0476A 

P.O. Box 6187 
San Mateo, CA 94403 

650-515-9783

January 23, 2019 

Mr. Luis Barbosa 
823 Marsh Road 
Menlo Park, CA  94025 

Site: 371 Hedge, Menlo Park, CA 

Dear Mr. Barbosa, 

As requested on Wednesday, January 23, 2019, I visited the above site for the purpose of 
inspecting and commenting on the trees.  A new home addition is being designed for this site and 
your concern as to the future health and safety of the trees has prompted this visit.   

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 was then measured for 
diameter at 48 inches above ground level (DBH or diameter at breast height).  The trees were 
given a condition rating for form and vitality. The trees condition rating is based on 50 percent 
vitality and 50 percent form, using the following scale. 

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

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

ATTACHMENT F
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371 Hedge/1/23/19    (2) 
 
Survey: 
Tree# Species  DBH CON HT/SP Comments 
1 Sweet gum  25.3 55 60/40 Good vigor, fair form, codominant at  
 (Liquidambar styraciflua)   10 feet. 
 
2 Sweet gum  33.7 55 60/40 Good vigor, fair form, codominant at  
 (Liquidambar styraciflua)   20 feet. 
 
3* Sweet gum  26est 60 55/40 Good vigor, fair form, well maintained. 
 (Liquidambar styraciflua) 
 
4 Maytens  12.6 55 25/20 Poor-fair vigor, fair form, near property line. 
 (Maytenus boria) 
 
5 Orange   7.4 60 20/20 Good vigor, fair form, leans south, 1 foot  
 (Citrus sinensis)     from existing home.  Will require minor  
       Trimming. 
*indicates neighbor’s tree. 
  
Summary: 
The trees on site are a mix of imported trees, there are no native trees on site.  The three sweet 
gums are street trees in fair condition with good vigor.  The sweet gums are well establish and if 
properly protected will not have significant impacts to their overall health.  The driveway will 
remain during the construction protecting the trees root zones.  A new water line will be installed 
within the root zone of tree #2.  Hand digging or horizontal boring will lessen the impacts during 
the installation. 
 
Trees #4 and #5 are not heritage however tree protection is recommended if the trees are to be 
retained.  The following tree protection plan will help to reduce impacts to the retained trees. 
 
Tree Protection Plan: 
Tree Protection Zones 
Tree protection zones should be established and maintained throughout the entire length of the 
project.  Fencing for the protection zones should be 6 foot metal chain link fencing supported by 
metal poles or stakes pounded into the ground.  The support poles should be spaced no more than 
10 feet apart on center. The location for the protection fencing should be as close to the dripline 
as possible still allowing room for construction to safely continue.  Signs should be placed on 
fencing signifying “Tree Protection Zone - Keep Out”.  No materials or equipment should be 
stored or cleaned inside the tree protection zones.  
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371 Hedge/1/23/19    (3)  
 
The following distances from the trunk should be maintained for fencing: 

 Sweet gum #1 will be wrapped with straw wattle and orange plastic fencing. 
 Sweet gum #2 the minimum distance for fencing will be the sidewalk and drive and 

extend to 15 feet where possible. 
 Sweet gum #3 is on the neighbor’s property and will require no tree protection. 
 Maytens #4 should have fencing at 10 feet from the trunk (if retained). 
 The orange tree #5 will have the trunk wrapped with straw wattle and orange plastic 

fencing (if retained) 
 
Root Cutting 
Any roots to be cut should be monitored and documented. Large roots or large masses of roots to 
be cut should be inspected by the site arborist.  The site arborist may recommend fertilizing or 
irrigation if root cutting is significant.  Cut all roots clean with a saw or loppers.  Roots to be left 
exposed for a period of time should be covered with layers of burlap and kept moist. 
 
Trenching  
Trenching for irrigation, electrical, drainage or any other reason should be hand dug when 
beneath the driplines of protected trees.  Hand digging and carefully laying pipes below or beside 
protected roots will dramatically reduce root loss of desired trees thus reducing trauma to the 
entire tree.  Trenches should be backfilled as soon as possible with native material and 
compacted to near its original level.  Trenches that must be left exposed for a period of time 
should also be covered with layers of burlap or straw wattle and kept moist.  Plywood over the 
top of the trench will also help protect exposed roots below. 
 
Irrigation 
Normal irrigation should be maintained throughout the entire length of the project.  The imported 
trees on this site will require irrigation during the warm season months.  Some irrigation may be 
required during the winter months depending on the seasonal rainfall.  During the summer 
months the trees on this site should receive heavy flood type irrigation 2 times a month.  During 
the fall and winter 1 time a month should suffice.  Mulching the root zone of protected trees will 
help the soil retain moisture, thus reducing water consumption.  
 
Inspection Schedule 
The tree protection will be inspected prior to the start of demolition and the start of construction.  
Future inspections will be on an as needed basis.      
 
The information included in this report is believed to be true and based on sound arboricultural 
principles and practices. 
 
Sincerely,  
 
 
Kevin R. Kielty 
Certified Arborist WE#0476A  
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Remodel proposal for: 

Jennifer & Nick Bott 
371 Hedge Road 
Menlo Park, CA 94025 
650-814-2552

OUTREACH TO NEIGHBORING PROPERTIES. 

We have reached out to 5 of our surrounding neighbors regarding our proposed plans. With 

each, we’ve shared our plans and addressed any questions or concerns they may have. So far, 

we have received the following responses. 

From Kathy and Tony Nicosia, our neighbors to the east at 367 Hedge: 

Hi Jenna-it was great talking with yo and Nick and seeing your plans.  We are excited to see your 

plans come to pass and to view the finished product! 

As we discussed-the name and contact info for our designer. 

Susan Seaton, 510-468-2799, susanjseatondesigns@gmail.com 

I pulled an old invoice from her-back 5 years ago she was charging $60 per hour-not sure what 

she currently charges. 

Thanks so much and good luck! 

Please remember you can email or call us anytime!!! 

Hugs! 

Kathryn Nicosia, Realtor, SRES 
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From Mary and Phil McHale, our neighbors to the west at 375 Hedge: 

Hi Jenna and Nick – 

Great to hear from you, and apologies for the delay in replying, but we just had visitors (from 

Menlo Park!) for ten days, and are only just getting back to a more normal routine. 

Thanks for sharing the news about your remodel – exciting times! 

We have reviewed the plans, and these are the main areas we would like to discuss with you: 

● Any impact on reduced light or loss of privacy in our front garden sitting area from the 

new second story? 

● Same question for the patio area in our back garden. 

● We couldn’t see if there will be an air conditioning unit installed, but if there is, where will 

the fan/condenser be located? 

● An indication of likely start and end dates for the project, and the allowed working hours 

each day. 

If we think of anything else, we’ll let you know. 

The main tips we can provide to help you through the process are to maintain regular and open 

communication with your contractor, and to insist on a workable schedule of when you will need 

to make the multiple decisions that a remodel entails. 

Our contractor was very good at this, and spaced out and prioritized the decisions/selections that 

we would need to make, with recommendations for preferred suppliers, and required deadlines. 

The list seems endless – paint colors, tiles and tiling patterns, bathroom and kitchen fittings, floor 

finishes, light fittings and switches, door and window frames and base board styles, etc., etc. and 

not having to make too many decisions in a short space of time was very helpful. 

You should also ask for regular updates on the project to ensure that things are on track and that 

any potential problems are either pre-empted or dealt with correctly. There may well be some 

changes that fall outside the scope of the agreed project plan, and you will need to deal with the 

dreaded “change orders” which will cost extra $$ to keep the project on track, so you need to be 

prepared for that. 

We hope this is helpful, and again, if we think of other tips, we’ll let you know. 

We are having a great time in Ireland, and can’t believe that a year has almost already passed. 
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We will be back in June for a few weeks to see the family and attend a friends’ daughter’s 

wedding, so hope we can catch up face-to-face then. 

Best wishes to you and the family. 

Phil & Mary 

 

> Response from us: 

Phil and Mary, 

Thank you so much for responding! So great to hear from you and to know that you both are 

doing well. I can't believe it has really almost been a year—how time flies! Do you have plans for 

moving back to the states?  

These are great questions—and I'll provide some brief answers below, but please let me know if it 

would help at all to elaborate or hop on a call. 

 

1. Any impact on reduced light or loss of privacy in our front garden sitting area from the new 

second story? 

The new second story falls very far back from the allowed "daylight plane" limit (shown below as 

the dotted line) and hopefully would not pose an issue for your front garden sitting area, 

especially during daylight hours and into the afternoon and evening once the sun is higher and 

moving west. There are also no second story windows that will look out on your sitting area. 

Screenshot showing daylight plane below: 

 

2. Same question for the patio area in our back garden. 
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The scope of our second story (green block) will end well before your back garden begins (at the 

red line) so we do not anticipate any interference with daylight or privacy. The 3 windows that 

face westward toward your home across the center of the house (bottom 3 horizontal blue lines) 

are high and small over a hallway (intended to only let in the sunlight and not be able to see into 

your property). The 4th window (top horizontal blue line) will be a single-wide bedroom window 

and will most likely have shades drawn for privacy and looks out onto the middle of the roof. The 

two back windows are centered with our home and will look out onto the park. We also plan on 

planting new privacy plantings along our shared fence line to honor both of our private spaces. 

 

 

3. We couldn’t see if there will be an air conditioning unit installed, but if there is, where will the 

fan/condenser be located? 

This is a great question, and to be honest, one we haven't addressed at this point in time. I think 

the best place for it will be closer to our garage on the east side of the house.  

4. An indication of likely start and end dates for the project, and the allowed working hours each 

day. 

We are hoping to start this coming summer—but we will know more once we get our construction 

plans (after we make it through the planning department) and can solicit official bids. At this point 
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in time I'm unfamiliar with what the city-wide working hours are, but of course, we will demand 

our contractor abides by them. In terms of an end date—I imagine it will take a full year (at least) 

before we are back in the house.  

Again, please let me know if there is anything else that I can elaborate on! I do hope we get to 

see you when you swing by in June. 

Thanks again! 

 

 

 

From Maureen & Mike Clark, our neighbors to the across the street at 356 Hedge: 

Thank you, Jenna.  We'll take a look. 

Reaching out like this is exactly what we did with our remodel.  Just the front elevation looks 

wonderful and it will give you so much more room...which you will fill up, and then some. 

We would love to talk in person but this is tax season for Mike, so he won't raise his head until 

after 4/15.  When are you planning to start? 

--Maureen Clark 

 

> Response from us: 

Thanks, Maureen! Yes, we can't wait to have more space... and, sadly, I imagine it will fill out all 

too fast, especially as the kids age! 

We are hoping to start sometime this summer. Exact timing depends on when our plans are 

approved by the city--we are almost through the planning department and then will move to the 

building/construction department. It is my understanding communication with our neighbors is 

part of the planning process—which we are hoping to complete soon. We are happy to wait to 

meet until Mike is available—and we would love to gain your wisdom. 

Let me know when might work with your schedule! 
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_̂_̂ àbcd_�̂

ef



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

�������������

� !�"# $%����������	�
����� �& '�!"�$()*�&%��+,-���./������ ����#!�$"%�0�����1�2�		�3���  4$�&%�5�6���7������5��3�8��3��& � 9��%���:������	������;�	��������������������<�����3����/���	6�	������������������	�������1��1�/���	6�	���������1������=��������������=������	������1����	�3�	����������������1�������������/�/5�>5��3���?����6�5=	=��������������@�A����3�����	���B�C���;	�D��������������	�:������	��<������������������	�3�����������=��E���	�����3��1������������	����������������1��������;	�;�����=�������B�
��;�	���������;	�D���F������;;�������;	�;��������	������������	���3��5�����������	��B�G�!#9# $��$"#"H%�+������3�I���������� G�"�%�
;	���.F����J� �!"# $%�CKL�M "�%�CKL�>K�	���F�L�	��F�N�����F�O�����6F���33�F�5�	���P�Q�E����=����@��!"# $%�3B�2�	���3���	������������������6�������������	������;	�D����������=��;	��������;	������������2�	���3��C	���Q	�����������������	=�	����	�;�	��;	�;�	���=6�0���	���I�������3�
	=�	����F�,,IF�������	��������?�=	�	6���F����JB��

RS



���������	
��������������������������� !���"�# $� �%&'(')��*�$��+��,-%&.��� "�/ 01��2���,-%34/�% 51�� %�5����%

677689:;<7�=

>?



���������	�
�������
�������������������������������������� !� �"#�!#$%������ !� &�$#$%����#$'$ ��()���	��� �*+,,-.��/�0+-*�.�1�23� �*+,,-.��/�0+-*�.�1�23� ��+���� 23��4�.�()��54���� 67.��3�.� 67.���3�.� ,�� 3�.��4�.�()����8��� 77*.-�3�.� 77*.-��3�.� ���� 3�.��4�.�9�����:2�;	)��� 7*.��3�.� 7<.,�3�.� 7�� 3�.��4�.�=��	� ���.,�3�.� -0.0�3�.� 7�� 3�.��4�.�94���/��3�1>� ��.*�3�.� ,.,�3�.� ��� 3�.��4�.�94���/	4?��1>� 6.��3�.� -.-�3�.� ��� 3�.��4�.�@4��4�?��)��	�?�� �+<�,.7�7�.<�23�A� �+700.<�7�.��23�A� 0+0-�.6��0� 23���B.�A���B.�;
(�/;�))	�
	���(4�4�1� <+*6<.-�23� �+700.<�23� 0+�<�� 23���B.�9C�	��3))��?���D�3�))	� 7+0�0.���+7*�.6�0��.��<�7.6�<**.*�23E�2��23E7���23E?�	�?��23E8)	���2�23E�	��2��7F�)	��)	�� 7+67�.��<�6.,�770.6�23E�2��23E?�	�?��23E���.��4��4�?2�9C�	��3))��?��)3��4��4�?2� 0+�6*.0�23� �+700.<�23�@4��4�?���4?��� 7*.,�3�.� �<.7�3�.� 7,�3�.���B.�G�	:4�?� 7��)��	�������7�?�2�� 7��)��	��� ���)��	��E����)��	��+�����7�?�2��H)����
	��2�2�)5���4?��4?�����4��4��������)��)�3)	�4�?�)	�2�2�����	��24���4)�.��	��2� I�	4��?���	��2J� ��� H)�KI�	4��?���	��2JJ� 7�� H�5��	��2� ��I�	4��?���	��2�8	)8)2���3)	�	��)���� �� H)�KI�	4��?���	��2�8	)8)2���3)	�	��)���� �� �)����H���	�)3��	��2� 0��JL3����2�������	4��?���	��2+�70��	���)������54��4������2�M����8	)8�	�D+�3)	��	��3��D��)������4�����8	)8�	�D���4?��)	4�?�������M������8	)8�	�D�)������	4?���24��+�����)���42��)������4������	4?��K)3K5�D��)����3	)���)3�����8	)8�	�D.JJL3����2���5)��)�K��	4��?���	��2+��*��	���)������54��4������2�M����8	)8�	�D�����3)	��)�K��	4��?��	��2��	���)������4������8	)8�	�D���4?��)	4�?�������M������8	)8�	�D�)������	4?���24��.

NOONPQRSTO�P

UV



��������	
�
 ����
�����

��������
���������

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

����-�.���������
����/

��+���,����000*���1+2
�3�1��00�4+�05,���

������6��7�6���8
���+9�0:

7��7���;��<=�����
������,�0�

+>+5���
7��7���;�1%#�����

���������5
�>,1���

������7��7���;��
���������5��

?5>�?���
@�A>�.B��;���6�8�

����?�1?
������,+2�CD��C=��$E�*

��;�6�8���;�.F��
��B6�B���,�5�

�����4���>�2
��;�6�7��

���++����4�+�>12
7�8�;��B���6��

+�,�?����4�1�>�2
7��G����7�6��

5��1�6�8���;��1�B6
�8���;*

�������;��������@
�����B���

6C'HI$&)=�10�5��@�����;����>��!!�#�<$&%<��#I(J$%&<��(%#�JI$==�%�K(=�I$(!<�(''�(I$%&�)�I�$%��(I��'IC=� =�#�(%#� C%<=$="=��CI$&$%(!�(%#�"%'"L!$<)�#�JCIM�CD��$K�!$%��;�<$&%�(%#�K(H�%C=�L��I�N$<�#��I��"<�#�� C'$�#��CI�#$< !C<�#�J$=)C"=�=)��JI$==�%� C%<�%=�CD�=)���$K�!$%��;�<$&%>���O"$'K�%=�K(%"D( ="I�#�LH�C=)�I<�$<��� !"#�#>��;I(J$%&<�(%#�<'� $D$ (=$C%<�(I�� $%<=I"K�%=<�CD�(I )$=� ="I(!�<�IN$ ���(%#�<)(!!�I�K($%�=)��=)��'IC'�I=H�CD�=)���$K�!$%��;�<$&%>��B<��$<�I�<=I$ =�#�=C�=)��<$=��DCI�J)$ )�=)�H�(I��'I�'(I�#>
�550��.���.����-�F ����������6����������+0�0 7P��/�50�>�5�>,000��A/�50�>,��>��0��6���/ ;��-�.F/ �7��8�;�.F/ ;���/��>7>>�0���011�1?0�-�P�B�������/ �;QR�SQT� ����U.B��;�V5:�4��9�0: �0>� 6�8�� �P���0,V1+V��@P�6WXYZ
T�[Q�\]̂�W�T_�̀
T_ �,0����;����8�B���@����7��G� 6�����������501+

WX����QT	�a ��=(DD���N$�J����>1�>10��� �7!(%%$%&��01>10>10��� �6CKK$<<$C%��0,>1+>10���

�0>�6�8����P��
�

bbb
��>������7��

bbb
��>1�����7��

bbb
��>,�����;�����

@�
bbb

��>5�A���������
���7��

bbb
��>+��.��������

7���
b

�1>07��7���;�.
���@� ��7��

bbb
�1>�7��7���;��

�����������7��
bbb

�1>17��7���;��
�6�;�������7��

bbb
�1>,7��7���;��

����7��
bbb

�,>0���A���������
8��������7P����

bb
�,>0�.�A���������

8�����
bbb

�,>��A���������
�8�����

bbb
�,>1�A���������

�8�����
bbb

�5>���6����
bbb

�5>1��6����
bbb

�B���7����7P
�6��B�8�F

bbb
����;�6�7��

7��
bbb

��>�.�������;
��������@����

bb
6�>06�8����������

P���
bbb

61>0���;����
;�;�������7��

bbb
61>����;����

;�;�������7��
bbb

c�d�ef�g�h�i����j�k�l�d�
m�k�h�n�k

o�k�h�p�q���r�g�j�s�t���n
�g�p�d�u�q�j�h�d�gv�w�x�v����k�p�m�k�j����g�y�k�h�z

�k
8�6���F�@�7

�-�P�B��/ b���@�8�������A��
�������B6�B���>

b�.B��;����-��-�
�����F�P�@��-��P�

��.���@���-��P��
��������

��8��.�;���@���
;���8���B���.��P���

;��-��P����.��P�
b���������������

@�������;�6����
��6�B;�������F�

��F����
��8������@�6����6

�������7���F��G��6
P�����@��F����@�;

����
���@���B�������@

���B����.��P��7�-;
������@����B;F�@B

;�
���@V���B;�F�����

��6P�;���������6�
8���;�7������;�7

��6P>
b���6�;��������

���6�B;���P����.
�;���@����P����.

��P���
6������> b�.���@�������6

�B;����@�����@��.
�B�����@�-��P�.

��P��
���������;���7�-

������@>
�̀T��W WXYZ
T�[Q�
T	�W�T_

�̀
T_
{|}{��S	���
~�TY�� ��R�TS���
����
���}�

�
����S������������}{�{ ������\]{}}���\����������������
R

��������	�W��Q��
Q�T

_�T��
S ��������QT���R
�
Q�T

�##I�<</
�,0����;����8�B�

��@����7��G��6����
�������501+

�C%$%&�;$<=I$ =/
�����

�  "'(% H��H'�/
�,��B

6C%<=I" =$C%��H'�/
8�.

�CI�6C#��6CK'!$(% �/ 10�?�6���������6�
;����6.6��6�6��6�6

��6@6��676�*
10�?�6�����������

���.B��;������;
��;�6�;���6���I��

%*
10�?�6������������

��6�;�
10�?�6����������

���F�6�;�
6��F���������������

�;��6��
	�WQ_T��W ���QR�SQT��	�WQ_T ��{��}{��Q_��
WQT�̀
Z ��W
�
��_
��
����}�} ����S����}����{|����� ���
a����}���|{��{�}� ��
��T���WXS�RQ��
W�Q ����\������̂����]�]��

�Q~QS�WY�~�Z ��S�
�����
����T_QTT
��QT_�QT��

�������QT	YW��Q
S���̀
Z��̀�W�

��X
Z̀
�	���
������ ����S����{}�������}���a{
|�

��
��T���R
�Q
TT��R�
	�
T�

�����̂ \]����\¡ \¢���
�� 
����QW� R�T
��X���TWYS�QT
_�SS�

������a�{}{} ��S��T���
���}{� ��S����|{�||{����� 
��T����Q�X
�	�_�WW
T��

 ��£���]\ ��\ ¡� �����
��

��N$<$C%< C>;�< I$'=$C%;(=�

S
T	W�
�QT_� 	�_�	�WQ_T ��}{�R
QT�W���W���� �
�S�Z���
�����{ ��S��������|������ 
��T��WYWQ��_
��Q
 �������̂�̂����]����¤¥¥¤¦§̈©ª«�¬

®



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

� ���������������
�	�
������
�����

� ���������������
�	�
������
�����

� ���������������
�	�
������
�����

� ����������������� �����������������

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

� ���������������
�	�
������
�����

� �����������������
�	�
������
�����

� �����������������
�	�
������
�����

� �����������������

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

�� ����!
�� ����!

�� ����!

�� ����!
�� �����!

�� �����!
�� �����!

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

������-���.���/
����

����
0��0�
��� ��
���������1���

�23456789����������������
�����::�;<=67>=?�;5@A6>7=?�@>;�A5699<>�B@9<56@:=�@33<@56>7�8<5<6>?�@5<�3529<C9<;�@>;�C2>=969D9<�25676>@:�@>;�D>3DE:6=8<;�A25F�2G��6B<:6><��<=67>�@>;�B@4�>29�E<�5<H6=<;?�5< D=<;?�C236<;?�25�;6=C:2=<;�A6982D9�98<�A5699<>�C2>=<>9�2G�98<��6B<:6><��<=67>����ID63B<>9�B@>DG@C9D5<;�E4�298<5=�6=�<JC:D;<;����5@A6>7=�@>;�=3<C6G6C@962>=�@5<� 6>=95DB<>9=�2G�@5C869<C9D5@:�=<5H6C<?�@>;�=8@::�5<B@6>�98<�98<�3523<594�2G�98<��6B<:6><��<=67>���K=<�6=�5<=956C9<;�92�98<�=69<�G25�A86C8�98<4�@5<�35<3@5<;�
�����������
������ 
������?�����-������/���� 01���L�������������-�	L�������������
����L ��������L �0��������L ����L���0������� ��� �������1�K
��-���L �,�MN"#MO" �
��P�K����=�6>;6C@9<; ���� �����0����������/�1
�*)QR&O�SM�TUV�*WOX�Y&OX ���������������K�?�������0��Z? ����-�����?�/����

�[�\���! �[������0���
�!�!�!��!��!

��!��!
�[\��! �[����[�\��! �[�
�����
��0�

�<H6=62>= �2��<=C563962>�@9<

]̂



��������

	
�	���	� �	��	�� ���
�������

������

�����������

� �����!�

��������!�
������

��!������"�

������������

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

#�$%�&'������
��������(���(�

)��*+,#�&+����� -�$�+.�(*$���..
��/��

�!�0!���)(��##�)�


�(��##��#�1�)$
�� �

��-+.�.�)���#�1�
)$

������
�!� �!��!!

�����"
�����!

��� ���
�!��!� �!��!

��!�
�� 

��"���
������

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

���
��"�� ��������������!��� ���

����� 
�"� �"�

�"��"��"! �"�
-�+$�&$�+)2�)&�

$���-�+$�&$�+)2
�)&�

$���-�+$�&$�+)2
�)&�

��"

��
��

��

������

�����������

� �����!�
��������!�

������

#�$%�&'������

#�$%�&' ������
#�$%�&' ������

#�$%�&'������

��������(���(� $+-+2#,%2.++�3
���/�"

)��*+,#� $+-+2#,%2.++�3
���/�"

&+����� -�$�+
.�(*$���..

-�+-+#�� ����"�
-�+-+#��4������� �

4���������!�

-�+-+#�� 4������!��!�

-�+-+#��4���������!�

������!� �����

�

!!!!
�5�#$�)(4���!�� �����5�#$�)( 4�� �����

�5�#$�)(4�� ��������

�5�#$�)( 4��"�� �
-�+-+#�� ������

$���-�+$�&$�+)2�)&�

$���-�+$�&$�+)2
�)&�

������

$���-�+$�&$�+)2
�)&�

������

!����
!����

�

�
�

�

"
�!�

�!��!!
�����"

�����!
���

���
�!��!�

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

���
��"�� ��������������!���

���
����� 

�"�
�"��"��"� �"!

�"�
��"

 ��
����

�����!
��

��
��

$+�672.++�%�.&+
)�4��������� ������ ����� ������

!����

���"����
�"

�"
����� $+�672.++�%�.&+)� 4���������

� � 
��

���� ��

�� ��

�� ��
�!�!�!�!

��

���� ��

���
�

�"�"

��	��8	9��:��
 8���	;�
;:
��<=
9�

>	?8���	�:9�	�@
�=@=�	�A==�@�<9

�
*�(*�#$B���/�

�
.+��#$B���/�

�
�����(�)�$,��.

(����B���/�
>	?8���	�C���D

�;��
=989	E�=
:�	

)+�$*���#$#���B *�(*�#$B���/�
�

.+��#$B���/�
�

�����(�)�$,��.
(����

F)+�$*���#$#�
$%�&'B���/�!

#+,$*���#$#���B *�(*�#$B���/"
�

.+��#$B���/�
�

�����(�)�$,��.
(����

F#+,$*���#$#�$
%�&'B���/��

�!� �!! �!� �!� �!� �!" �! ���

��		�;�	�:
	
)G/#-�&��#

$�,)'#�H�#$�$
,#

%.�&'.+&,#$
�!���$��)I

I*���$�(�$��� �..$���-�+$�&$�+
)2�)&�)(#*�..%�

&*��).�)'�)��1
�)�1,1+22���2��$

�)*��(*$��$*-+#
$#�����)�)$+$*�

(�+,)�/
���

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

�� ��� ��� ��� ��� ��! ��� ��� ��� ��" �� �"� �"� �"� �"� �"! �"�
�,�+-��)+.���

�����$��)I
�!��!��!��� ��"���������&+�#$.���+

�'�!���$
��)I

J�&���)��
"���$��)

�+K,�$
"���$��)

��..��+�'
����$��)

,)')+�)
"���$��)

%.�&'.+&,#$
�����$��)I

%,&'���
�!���$��)I

%.�&'.+&,#$
�����$��)I

�,�+-��)+.���
"���$��)

�,�+-��)+.���
�����$��)

�,�+-��)+.���
�����$��)I

�,�+-��)+.�����
�0�����$��)I

�,�+-��)+.���
�!���$��)

�,�+-��)+.����"
�0�����$��)I

�,�+-��)+.���
�!���$��)I

�,�+-��)+.���
� ���$��)I

�,�+-��)+.���
�����$��)I

�,�+-��)+.���
�����$��)I

�,�+-��)+.���
�����$��)I

�,�+-��)+.���
�����$��)I

�,�+-��)+.����"
�0�����$��)I

�,�+-��)+.���
"���$��)

�,�+-��)+.���
�����$��)I

�,�+-��)+.���
�����$��)

�,�+-��)+.���
�����$��)

�,�+-��)+.���
�����$��)I

�,�+-��)+.���
�����$��)I

2��)-�)�
�"���$��)I

J�-�)�#�1�-.�
�!���$��)

�,�+-��)+.���
�!���$��)I

#+,$*��)1�()+.
���!���$��)

&+�#$����++�
�����$��)I

&+�#$����++�
�����$��)I

&+�#$����++�
����$��)

&+�#$����++�
�����$��)I

&+�#$����++�
�����$��)

&+�#$����++�
�����$��)I

&+�#$����++�
�����$��)I

&+�#$����++�
�"���$��)I

�)(.�#*��.),$
�!���$��)I

-,�-.�-.,1
����$��)

-,�-.�-.,1
"���$��)

-,�-.�-.,1
�!���$��)

2��)-�)�
�����$��)

-���
����$��)

-����$
�����$��)

#*�1�.�#*
�!���$��)I

-����$
"���$��)

#*�1�.�#*
�����1+��I

)G/#-�&��#
$�,)'#�H�#$�$

,#)G/#-
�&��#$�,)'#

�H�#$�$,#

��2��$+��%+��#$
��-+�$2+�����$

�+)�.�)2+�1�$�+)
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�VOJOSIY

]OHK�!IŶKH� GVK
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�-
57:��5�&
�'��	+�
	'�
�Q:�2��+;����
	Q�'��
:	
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�� 7����&)	$8���&	9!:;<�=#� >9?@ABCD	EDF	GHIBDJK		LJ	C	MHDNBD	NBNOBD	HM	PQB	RHCDS	HM	PQB	TQCDHU	VWXXJ	VHNBHYUBDJ	LJJHZWCPWHU	CUS	C	MHDNBD	NBNOBD	HM	WPJ	LDZQWPBZP[DCX	\HUPDHX	\HNNWPPBB]	̂	YDWPB	PH	J[__HDP	PQB	_DH_HJCX	PH	CXXHY	O[WXSWUI	CUS	B̀_CUJWHU	_DHaBZPJ	MHD	TV\L	PHYUQH[JBJ	JH	XHUI	CJ	CUb	J[ZQ	NHSWMWZCPWHUJ	ZHN_Xb	YWPQ	CXX	EBUXH	cCDd	R[WXSWUI	cBDNWP	DBe[WDBNBUPJF	fQB	L\\	CUS	RHCDS	HM	PQB	VgL	JZD[PWUWhB	BCZQ	CUS	BiBDb	NHSWMWZCPWHU	PH	PQB	B̀PBDWHD	HM	CXX	PHYUQH[JBJF	̂	CN	ZHNMHDPCOXB	PQCP	PQWJ	JZD[PWUb	WJ	J[MMWZWBUP	PH	BUJ[DB	PQCP	CUb	NHSWMWZCPWHUJ	CDB	ZHUJWJPBUP	YWPQ	PQB	ZQCDCZPBD	CUS	SBJWIUJ	HM	PQB	TQCDHU	VWXXJ	ZHNN[UWPbF	\HN_XWCUZB	YWPQ	EBUXH	cCDd	O[WXSWUI	_BDNWP	DBe[WDBNBUPJ]	YQWZQ	WUZHD_HDCPB	CXX	B̀PCUP	O[WXSWUI	ZHSBJ]	BUJ[DBJ	PQCP	CUb	J[ZQ	NHSWMWZCPWHU	YWXX	OB	SHUB	C__DH_DWCPBXbF		fQ[J]	PQBDB	WJ	UH	UBBS	MHD	J[ZQ	NHSWMWZCPWHUJ	PH	OB	ODH[IQP	OBMHDB	PQB	cXCUUWUI	\HNNWJJWHU]	YQWZQ	WJ	C	ZHJPXb	CUS	PWNB	ZHUJ[NWUI	_DHZBJJF		TWUZBDBXb]		jBHDIB	EF	kBYZHNOB	lm	T[JCU	jCXB	\f	EBUXH	cCDd]	\L	nmopq							r	̂	CN	YDWPWUI	WU	J[__HDP	HM	PQB	_DH_HJCX	PH	CXXHY	JNCXX	JZCXB	O[WXSWUI	CUS	B̀_CUJWHU	_DHaBZPJ	MHD	TV\L	fHYUQH[JBJ	_DHZBBS	HUXb	YWPQ	PQB	Ec	R[WXSWUI	cBDNWP	cDHZBJJF		r		r	HD	r		r	̂	OBXWBiB	PQB	L\\	MHD	TV\L	_DHiWSBJ	CSBe[CPB	HiBDJWIQP	MHD	PQBJB	dWUS	HM	ZQCUIBJ	WU	CSSWPWHU	PH	PQB	HiBDJWIQP	HM	PQB	Ec	R[WXSWUI	cBDNWP	cDHZBJJ	
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