CITY OF

MENLO PARK

E1.

F1.

F2.

Planning Commission

REGULAR MEETING AGENDA

Date: 5/6/2019

Time: 7:00 p.m.

City Council Chambers

701 Laurel St., Menlo Park, CA 94025

Call To Order

Roll Call

Reports and Announcements

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

Public Comment

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

Consent Calendar

Architectural Control/Gordon Bell/812 Willow Road:

Request for architectural control to increase the height and width of an architectural feature on an
existing commercial structure located in the C-4 (General Commercial) zoning district. The
architectural modification is being proposed as part of an upgrade to an existing cellular antenna
system. (Staff Report #19-032-PC)

Public Hearing

Use Permit/Erica Hsu/510 Olive Street:

Request for a use permit to demolish an existing single-family residence and construct a new two-
story single-family residence on a substandard lot with respect to lot width in the R-1-S (Single
Family Suburban Residential) zoning district. Continued by the Planning Commission at the
March 11, 2019 meeting. (Staff Report #19-033-PC)

Use Permit/Chris Dolan/119 Baywood Avenue:
Request for a use permit to demolish an existing single-family residence and a detached garage
and construct a new two-story single-family residence with either an attached front-loading one-car
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garage and adjacent uncovered space at the front or a detached side-loading one-car garage and
adjacent uncovered space at the rear on a substandard lot with respect to lot area and width in the
R-1-U (Single-Family Urban Residential) zoning district. Two heritage-size tree of heaven trees are
proposed for removal. Continued by the Planning Commission at the November 5, 2018
meeting (Staff Report #19-034-PC)

F3. Architectural Control/Use Permit/Major Subdivision and Below Market Rate Housing
Agreement/Florence Lane Ventures LLC/975 Florence Lane:
Request for a major subdivision to create eight condominium units by converting six existing
residential dwelling units and constructing two new units on one parcel in the R-3 (Apartment)
zoning district. The applicant is also requesting architectural control for the construction of the two
new units and other exterior work, and a use permit for work on an existing legal nonconforming
structure that exceeds 50 percent of the value of the existing structure. The application is being
submitted subject to the State Density Bonus Law, Government Code Section 65915 and relevant
amendments, which permits exceptions to the City's Zoning Ordinance requirements. One below
market rate unit is proposed for a moderate income household. The project also includes the
removal of one heritage-size Japanese maple tree. The Planning Commission will serve as a
recommending body and the City Council will be the final decision making body and take action on
the proposed project at a future meeting date. (Staff Report #19-035-PC)

G. Regular Business

G1. Review of Determination of Substantial Conformance/556 SC Partners LLC/556-558 Santa Cruz
Avenue:
Request for a substantial conformance memo for modifications to a previously approved mixed-use
development in the SP-ECR/D (EI Camino Real/Downtown Specific Plan) zoning district. The
proposal includes minor modifications to the approved gross floor area as well as exterior
modifications to all elevations. (Attachment)

G2.  Selection of Planning Commission Chair and Vice Chair for May 2019 through April 2020. (Staff
Report #18-036-PC)

H. Informational Items

H1. 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: May 20, 2019
e Regular Meeting: June 3, 2019
e Regular Meeting: June 24, 2019

l. 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: 05/01/2019)
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At every Regular Meeting of the Commission, in addition to the Public Comment period where the
public shall have the right to address the Commission on any matters of public interest not listed on
the agenda, members of the public have the right to directly address the Commission on any item
listed on the agenda at a time designated by the Chair, either before or during the Commission’s
consideration of the item.

At every Special Meeting of the Commission, members of the public have the right to directly
address the Commission on any item listed on the agenda at a time designated by the Chair, either
before or during consideration of the item.

Any writing that is distributed to a majority of the Commission by any person in connection with an
agenda item is a public record (subject to any exemption under the Public Records Act) and is
available for inspection at the City Clerk’s Office, 701 Laurel St., Menlo Park, CA 94025 during
regular business hours.

Persons with disabilities, who require auxiliary aids or services in attending or participating in
Commission meetings, may call the City Clerk’s Office at 650-330-6620.
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Community Development

STAFF REPORT

Planning Commission

Meeting Date: 5/6/2019
CITY OF taff R rt Number: 19-032-P
MENLO PARK Staff Report Numbe 9-032-PC
Consent Calendar: Architectural Control/Gordon Bell/812 Willow Road

Recommendation

Staff recommends that the Planning Commission approve the architectural control request to modify the
fin projection of an existing commercial building in the C-4 (General Commercial) zoning district. The
proposal consists of attaching a “stealth structure” to the existing architectural fin in order to screen new
wireless communication infrastructure. The stealth structure would increase the overall height of the
building and widen the existing fin. 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 812 Willow Road. Using Willow Road as the north-south orientation, the
property is located on the northeast corner of the Willow Road and Durham Street intersection. The
property is located in the C-4 (General Commercial) district and borders other C-4 parcels along the
Willow Road corridor to the north and south. Parcels in the R-1-U (Single Family Urban Residential)
district border the property to the east, and the Veterans Affairs hospital is located to the west, across
Willow Road. The property consists of the El Rancho Market, and is part of a strip mall development, built
in 1950, consisting of a mixture of personal service and restaurant businesses. A location map is included
as Attachment B.

The site contains an existing wireless communication facility, located on the existing fin feature. Under
federal law, upgrades to existing cellular infrastructure are exempt from discretionary review. However, the
proposed fin screening requires Planning Commission review of architectural control.

Analysis

Project description

The property has an existing architectural fin on the front facade that projects towards Willow Road. As
part of a proposed upgrade to the existing wireless communications equipment, the applicant is requesting
to make exterior modifications to the fin, affecting the front facade. As part of the project, the applicant
would remove two existing antennas, relocate two additional existing antennas, and add new equipment
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associated with the wireless infrastructure upgrade. In order to screen the new and relocated equipment,
the applicant proposes to construct a “stealth structure” attached to the existing fin. The modifications to
the fin would result in an increase in height of the overall development and an increase to the width of the
projection. The maximum permitted height in the C-4 District is 30 feet. Construction of the stealth
structure would increase the height of the building from 25 feet, two inches, excluding the height of the
existing antennas, to 29 feet, two inches. The applicant also proposes to upgrade existing equipment in
the rear of the building, however all new equipment would be located in the existing equipment enclosure,
resulting in no change in appearance of the rear. The proposed equipment would also be required to
comply with the City’s Noise Ordinance.

Design and materials

The proposed changes to the fin along the front fagade would include the following:

e Increase in height of the structure by four feet;

Increase in width of the fin by one foot, one inch;

Remove two existing cellular antennas; and

Relocate two existing cellular antennas and add additional equipment within the stealth structure.

The proposed stealth structure is designed to blend in with the existing fin in order to reduce the visual
impact of the new cellular equipment while maintaining the architectural integrity of the 1950s style
projection. The stealth structure would be constructed of fiberglass-reinforced plastic (FRP) which mimics
the texture of the existing stucco fin. The stealth structure would be painted to match the existing beige
building color and would maintain the angles of the fin’s current design. With the new and relocated
cellular antennas proposed to be housed within the stealth structure, the equipment would no longer be
visible from the street.

Correspondence
Staff has not received any comment letters on the proposed project.

Conclusion

Staff believes that the scale, materials, and proposed design would be compatible with the existing
commercial development and surrounding buildings. The proposed design elements would maintain the
overall architectural character of the development while improving the screening to existing and proposed
cellular equipment, resulting in an overall improvement to the Willow Road streetscape. 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
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California Environmental Quality Act (CEQA) Guidelines.

Public Notice

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

Appeal Period

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

Attachments

A. Recommended Actions
B. Location Map

C. Project Plans

D. Project Description Letter

Disclaimer

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

Exhibits to Be Provided at Meeting
None

Report prepared by:
Chris Turner, Planning Technician

Report reviewed by:
Kyle Perata, Principal Planner
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ATTACHMENT A

812 Willow Road — Attachment A; Recommended Actions

LOCATION: 812 Willow | PROJECT NUMBER: APPLICANT: Gordon OWNER: SMA

Road

PLN2019-00002 Bell Management

PROPOSAL: Architectural Control/Gordon Bell/812 Willow Road: Request for architectural control to
increase the height and width of an architectural feature on an existing commercial structure located in
the C-4 (General Commercial) district. The architectural modification is being proposed as part of an
upgrade to an existing cellular antenna system.

DECISION ENTITY: Planning DATE: May 6, 2019 ACTION: TBD

Commission

VOTE: TBD (Barnes, Doran, Tate, Kennedy, Riggs, Strehl, DeCardy)

ACTION:

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

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

a.

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

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

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

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

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
Gordon Bell, consisting of 14 plan sheets, dated received April 18, 2019, and approved by
the Planning Commission on May 6, 2019, except as modified by the conditions contained
herein, subject to review and approval of the Planning Division.

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

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

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.

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

City of Menlo Park

Location Map
812 Willow Road

Scale: 1:4,000 Drawn By: CRT Checked By: KTP Date: 5/6/2019 Sheet: 1
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ATTACHMENT C

CODE COMPLIANCE

ALL WORK AND MATERIALS SHALL BE PERFORMED AND INSTALLED IN

ACCORDANCE WITH THE CURRENT EDITIONS OF THE FOLLOWING CODES

AS ADOPTED BY THE LOCAL GOVERNING AUTHORITIES. NOTHING IN
THESE PLANS IS TO BE CONSTRUED TO PERMIT WORK NOT CONFORMING
TO THESE CODES.

2016 CALIFORNIA ADMINISTRATIVE CODE, CHAPTER 10, PART 1,
TITLE 24 CODE OF REGULATIONS

2) 2016 CALIFORNIA BUILDING CODE (CBC)

3) 2016 CALIFORNIA RESIDENTIAL CODE (CRC) WITH APPENDIX H,
PATIO COVERS, BASED ON THE 2015 IRC (PART 2.5)

4) 2016 CALIFORNIA GREEN BUILDINGS STANDARDS CODE
(CALGREEN) (PART 11) (AFFECTED ENERGY PROVISIONS ONLY)

5) 2016 CALIFORNIA FIRE CODE (CFC), BASED ON THE 2015 IFC,
WITH CALIFORNIA AMENDMENTS (PART 9)

6) 2016 CALIFORNIA MECHANICAL CODE (CMC), BASED ON THE 2015
UMC (PART 4)

7) 2016 CALIFORNIA PLUMBING CODE (CPC), BASED ON THE 2015 UPC
(PART 5)

8) 2016 CALIFORNIA ELECTRICAL CODE (CEC) WITH CALIFORNIA
AMENDMENTS,

BASED ON THE 2014 NEC (PART 3)
9) 2016 CALIFORNIA ENERGY CODE (CEC)- PART 6
10) ANSI/EIA-TIA-222-G
11) 2016 NFPA 101, LIFE SAFETY CODE
12) 2016 NFPA 72, NATIONAL FIRE ALARM CODE
13) 2016 NFPA 13, FIRE SPRINKLER CODE

N

(((((

AT&T

CCL05598

WILLOW - OKEEFE
ROOFTOP/OUTDOOR CABINET
812 WILLOW RD

MENLO PARK, CA 94025

SITE NUMBER:
SITE NAME:
SITE TYPE:
ADDRESS:

USID: 13327

FA#: 10092982

LTE 2C
PTN#:3701A07MFC
PACE#: MRSFR032885

APPROVALS

THE FOLLOWING PARTIES HEREBY APPROVE AND ACCEPT THESE
DOCUMENTS & AUTHORIZE THE SUBCONTRACTOR TO PROCEED WITH
CONSTRUCTION DESCRIBED HEREIN. ALL DOCUMENTS ARE SUBJECT
TO REVIEW BY LOCAL BUILDING DEPARTMENT & MAY IMPOSE
CHANGES AND MODIFICATIONS.

DISCIPLINE:

SIGNATURE | DATE

RF

ENGINEER:

AT&T PM:

CIVIL:

A&E:

SAQ PM:

PROPERTY
OWNER:

PROJECT TEAM

VICINITY MAP LOCAL MAP

PROJECT DESCRIPTION

APPLICANT / LESS PROJECT MANAGER
LEASING & ZONING
AT&T MOBILITY SERVICES, LLC
5001 EXECUTIVE PKWY,

SAN RAMON, CA 94583
CONTACT: JENNIFER MATHEWS
site Acquisition Manager
EMAIL: jm534@att.com

PH: (925) 277-6374

35 INFRASTRUCTURE PARTNERS
1150 BALLENA BLVD. SUITE 259
ALAMEDA, CA 94501
CONTACT: CHARLES OTIS
EMAIL: cotis@j5ip.com

PH: (805) 680-5453

MODIFICATION TO AN UNMANNED TELECOMMUNICATIONS FACILITY,
CONSISTING OF THE FOLLOWING

RELOCATE (2) EXISTING OMNI ANTENNAS WITHIN NEW STEALTHING

INSTALL (1) NEW STEALTH STRUCTURE (15™2'L x 1'-10"W x 9'-3'H) ATOP
TRIANGULAR BUILDING FEATURE WHERE OMNI ANTENNAS ARE
CURRENTLY LOCATED

PREPARED FOR

& ATaT

5001 EXECUTIVE PKWY,
SAN RAMON CA 94583

-

Vendor:

o NERASTRUCTYRE

1150 BALLENA BLVD. UNIT 259
ALAMEDA, CA 94501

32121

AT&T Site ID:

CCL05598

Y

DRAWN BY: AH
CHECKED BY: JO

-
( N

CELL: (310) 740-0691 «  INSTALL (1) NEW CANISTER ANTENNA WITHIN NEW STEALTHING
«  INSTALL (2) NEW RRUS 11 ON WALL, TYP. (1) AT SECTORS 'B' & 'C'
CONSTRUCTION MANAGER! ENGINEER: ¢ INSTALL (1) NEW RRUS 12 WITHIN EQUIPMENT AREA ON WALL
«  INSTALL (3) NEW RRUS 4415 B25 ON WALL, (1) PER SECTOR
AT&T MOBILITY SERVICES, LLC 5 INFRASTRUCTURE PARTNERS «  INSTALL (1) NEW DC6 SURGE SUPPRESSOR BOX ON WALL
5001 EXECUTIVE PKWY, 2030 MAIN STREET, SUITE 200 «  INSTALL (1) NEW FIBER TRUNK & (2) NEW DC POWER TRUNK WITHIN (1) | | 8 | 04718719 [ReVISED PCC #3]
SAN RAMON, CA 94583 IRVINE, CA 92614 NEW 2.5" INNERDUCT WITHIN NEW CABLE TRAY 0a/25/18|  PCC#3
CONTACT: PHUNG NGUYEN contact: JOSE CARLOS FAZ, S.E. «  INSTALL (1) NEW DC12 WITHIN EQUIPMENT AREA ON WALL A [oo8/9|  poca2
sr. Specialist-Tech email: ffaz@jsip.com «  INSTALL (1) NEW EMERSON 512 DC POWER PLANT W/ (8) RECTIFIER! 01/06/19 [Poannines conmiEn
Vendor Management ph: (949) 247-7767 ext 160 AND (2) STRINGS OF M12V180FT MARATHON BATTERIES s
Technology Operations o INSTALL (1) NEW 5216 WITHIN NEW PURCELL CABINET 4 |12/18/18 | REVISED RAD CENTER
EMALL: phung.nguyen@att.com o INSTALL (1) NEW DUW WITHIN NEW PURCELL CABINET 3 |12/05/18| EME REPORT
PH: (925) 277-6480 ASE MANAGER «  INSTALL (1) NEW XMU WITHIN NEW PURCELL CABINET 2 [11/21/18 [Revo per 1A survey|
CELL: (408) 391-0786 = «  REMOVE AND REPLACE EXISTING AT&T CABLE TRAY ON ROOFTOP L [11/08/18 | revisen per vis i
J5 INFRASTRUCTURE PARTNERS ©  REMOVE (2) EXISTING UNUSED COAX CABLES o |10/20/18| 100%2D
RE ENGINEER: 2030 MAIN STREET, SUITE 200 «  REMOVE (2) EXISTING OMNI ANTENNAS
IRVINE, CA 92614 «  REMOVE (1) EXISTING DUL FROM EXISTING 3106 CABINET \Rev| DATE | DESCRPTION )
AT&T MOBILITY SERVICES, LLC contact: JOE FITZSIMONS, P.E «  REMOVE (1) EXISTING GSM RES 2106 FROM EQUIPMENT AREA —
5001 EXECUTIVE PKWY, email: fizsimons@jsip.com «  REMOVE (1) EXISTING RBS3106 CABINET Licensor:
SAN RAMON, CA 94583 ph: (949) 2477767 ext 116 « POUR NEW 37 SQ. FT. CONCRETE SLAB WITHIN (E) AT&T LEASE AREA
CONTACT: TARUN SETHI +  COMPLETE PG&E METER PREPARATION FOR INSPECTION
RF Design
EMALL: ts458v@att.com A
PH: (317) 201-9601
PROPERTY OWNER: DO NOT SCALE DRAWINGS T1 TITLE SHEET 8 Itis a violation of law for any
SMA MANAGEMENT, LLC
1148 MEREDETH AVE THESE PLANS ARE FORMATTED TO BE FULL SIZE AT 24" X 36". CONTRACTORS SHALL VERIFY ALL Al AREA PLAN g | [Persons uness ey ave acting
SAN JOSE, CA 05125 PLANS AND EXISTING DIMENSIONS AND CONDITIONS ON THE JOB SITE AND SHALL A STREETSCAPE s | [icensed professonal engineer,
IMMEDIATELY NOTIFY THE ARCHITECT/ENGINEER IN WRITING OF ANY DISCREPANCIES BEFORE jrgicishitonrsbiomulicn
PROCEEDING WITH THE WORK OR MATERIAL ORDERS OR BE RESPONSIBLE FOR THE SAME. A3 EXISTING SITE PLAN g | \toaterthsdocument /
JURISDICTION: CITY OF MENLO PARK A4 NEW SITE PLAN, 5 | ((ssued For R
APN.: 062-205-170, 062-205-190 & 062-205-200 s EXISTING ROOF & DEMO PLAN o
CURRENTZONING: -
EXISTING USE UNMANNED TELECOMMUNICATIONS FACILITY GENERAL NOTES A6 EXISTING ANTENNA & DEMO PLAN 8 CCL05598
:
53): 122°09' 24 54" THE FACILITY IS UNMANNED AND NOT FOR HUMAN HABITATION. A TECHNICIAN WILL VISIT THE SITE WILLOW - OKEEFE
X PROP
LONGITUDE (NAD 83): 1227 09'24.54"W AS REQUIRED FOR ROUTINE MAINTENANCE. THE PROJECT WILL NOT RESULT IN ANY SIGNIFICANT a Al ROPOSED ANTENNA PLAN, 8
ACCESSIBILITY REQUIREMENTS: FACILITY IS UNMANNED AND NOT FOR ?&i::?:é%ifféifcﬂ‘%im%gggﬁﬁ?ggﬁf!Eﬁgéfgﬁ%&gﬁ’g@” WATER, OR A9 EXISTING & PROPOSED EQUIPMENT PLANS 8 812 WILLOW RD
HUMAN HABITATION. ACCESSIBILITY IS NOT REQUIRED PER CBC2016, Q) - A-10 SOUTH ELEVATIONS 8 MENLO PARK, CA 94025
SECTION 118-203.4 (LIMITED ACCESS SPACE) Al WEST ELEVATIONS o
STATEMENTS AL2 EAST ELEVATIONS 8 | (sneet e a\
A3 PHOTOSIMULATION 8
POWER AGENCY:
PG&E STRUCTURAL ANALYSS IS NOT WITHIN THE SCOPE OF WORK CONTAINED IN THIS DRAWINGS SET. DI T A TITLE SHEET
PH: (800) 743-5000 FOR ANALYSIS OF EXISTING AND/OR PROPOSED COMPONENTS, REFER TO STRUCTURAL ANALYSIS
PROVIDED UNDER SEPARATE COVER T
TELEPHONE AGENCY: RFDS VERSION: 8,00 Sheet Number
ATET DATE: 11/06/18

ANTENNA MOUNT ANALYSIS IS NOT WITHIN THE SCOPE OF WORK CONTAINED IN THIS DRAWING
SET. FOR ANALYSIS OF MOUNT TO SUPPORT EXISTING AND/OR PROPOSED COMPONENTS, REFER
TO ANTENNA MOUNT STRUCTURAL ANALYSIS PROVIDED UNDER SEPARATE COVER.

800-227-2600

Call 2 Full Working Days In Advance

T-1

C1




THIS IS NOT A SITE SURVEY

ALL PROPERTY BOUNDARIES, ORIENTATION OF
TRUE NORTH AND STREET HALF-WIDTHS HAVE BEEN
OBTAINED FROM A TAX PARCEL MAP AND
EXISTING DRAWINGS AND ARE APPROXIMATE.

(E) & (N) AT&T
PROJECT AREA

REFER TO ENLARGED ROOFTOP PLAN
ON SHEET A-2

APN: 062-205-200

N

~(E) RESIDENCE~
APN: 062-205-060

—
11385~ ~

~(E) BUILDING~

~(E) RESIDENCE~
APN: 062-205-160

~(E) RESIDENCE~ '
APN: 062-205-150

24°%36" SCALE: 1/16”
117%17" SCALE: 1/32"

I —

i

1612 8 4 0

PREPARED FOR

& AT8T

5001 EXECUTIVE PKWY,
SAN RAMON CA 94583

Vendor:

5 INFRASTRUCTURE

1150 BALLENA BLVD. UNIT 259
ALAMEDA, CA 94501

P-032121

AT&T Site ID:

CCL05598

DRAWN BY: AH

CHECKED BY: JO
| ——

04/18/19 |REVISED PCC #3|
03/25/19 PCC #3
02/18/19 PCC #2
01/09/19 [PLANNING COMMEN
12/18/18 | ReviseD RAD CENTER
12/05/18 | EME REPORT
11/21/18 | REV'D PER 1A SURVEY |
11/08/18 | REVISED PER V.8 RFDS|
10/29/18 100% 2D

REV| DATE | DESCRIPTION

©

NRNENEN

Licensor:

Itis a violation of law for any
persons, unless they are acting
under the direction of a
licensed professional engineer,
to alter this document

Issued For:

CCL05598

WILLOW - OKEEFE

812 WILLOW RD
MENLO PARK, CA 94025

Sheet Title:

AREA PLAN

Sheet Number.

A-1
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A

WILLOW ROAD

( ) \WEST STREETSCAPE

|

DURHAM STREET

24°x36" SCALE: 107
11°%17" SCALE: 1" = 20°-0

o

PREPARED FOR

& AT&T

5001 EXECUTIVE PKWY,
SAN RAMON CA 94583

-~

Vendor:

S INFRASTRUCTURE

1150 BALLENA BLVD. UNIT 259
ALAMEDA, CA 94501

32121

AT&T Site ID:

CCL05598

.~ J
)

DRAWN BY: AH

CHECKED BY: JO

-
(" A

8 | 04/18/19 |REVISED PCC #3|
03/25/19 PCC #3

02/18/19 PCC #2

01/09/19 [PLANNING COMMEN
12/18/18 | REVISED RAD CENTER
12/05/18 | EME REPORT
11/21/18 | REV'D PER 1A SURVEY |
11/08/18 | REVISED PER V.8 RFDS|
10/29/18 100% 2D

\REV| DATE | DESCRIPTION )

Licensor:

NRNENEN

Itis a violation of law for any
persons, unless they are acting
under the direction of a
licensed professional engineer,

\ to alter this document
Issued For:

CCL05598

WILLOW - OKEEFE

812 WILLOW RD
MENLO PARK, CA 94025

Sheet Title:

STREETSCAPE

Sheet Number.

A-2
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THIS IS NOT A SITE SURVEY

ALL PROPERTY BOUNDARIES, ORIENTATION OF
TRUE NORTH AND STREET HALF-WIDTHS HAVE BEEN
OBTAINED FROM A TAX PARCEL MAP AND
EXISTING DRAWINGS AND ARE APPROXIMATE.

(E) SIGNAGE WALL, WOOD
WITH STUCCO FINISH

O A ReMOVED (OTAL) (E) AT&T ANTENNA
& EQU|PMENT AREA 8 | 04/18/19 REVISED PCC #3|
03/25/19|  PCC #3
REFER TO (E) ANTENNA PLAN A [02/18/19]  pcc#2
& (E) EQUIPMENT PLAN 5 | 01/09/19 [PLANNING coMMEN
4 |12/18/18 | Revised RAD CeneR
ON SHEETS A-5 & A-9 3 [12/05/18 | EME REPORT
2 [11/21/18 | REvD PeR 14 SURVEY]
1 |11/08/18 | ReviseD per v.6 RrDS
0 [10/20/18|  100% D

(E) AT&T OMNI ANTENNA TO
BE RELOCATED (TOTAL-2)

(E) AT&T CABLE TRAY TO BE
REMOVED AND REPLACED, TYP.

(E) AT&T 7/8' COAX CABLES,
(2) TO BE REMOVED &
(2) TO REMAIN, (TOTAL-4)

/

seCTOR'®

| w!
= CCLO5598
| &
g
/ DRAWN BY: AH
II CHECKED BY: JO

(E) AT&T RBS3303 CABINET
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NOTE;
NEW AND RELOCATED EQUIPMENT

MODULES WILL BE HOUSED WITHIN THE

NEW STEALTH STRUCTURE.
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14-1"

& T.O. (E) AT&T OMNI ANTENNAS
WUELEV. 27-7" (AG.L)

(E) AT&T OMNI ANTENNAS RAD CENTER
$ ELEV. 26-7" (AG.L)

& T.0. (E) ANTENNA WING WALL
WELEV. 2572 (AGL)
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ELEV. £19-10" (A.G.L)
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El Rancho Market

() BULDING
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(1) (N) AT&T CANISTER
ANTENNA MOUNTED WITHIN
(N) FRP STEALTH STRUCTURE

& 1O (N) FRP STEALTH STRUCTURE
PEEV. 292 (AGL

$ (N) AT&T CANISTER ANTENNA RAD CENTER
ELEV. 27-

(E) AT&T RELOCATED OMNI
/ ANTENNA, MOUNTED WITHIN (N)
FRP STEALTH STRUCTURE (TOTAL-2)

(N) AT&T FRP STEALTH STRUCTURE
TO MATCH (E) BULDING

WITHIN (N) FRP STEALTHING

/— (N) AT&T RRUs MOUNTED

(E) ROOFTOP MOUNTED
HVAC UNIT (BY OTHERS)

ELEV. 26-11" (A.G.L)

T.0. (E) PARAPET
ELEV. +19-10" (A.G.LL)

(E) BALLAST MOUNTED DISH PN
ANTENNA, BY OTHERS

A

(E) BUILDING MOUNTED
HVAC UNITS, TYP.

(1) (N) FIBER TRUNK, (2) (N) DC
POWER TRUNK WITHIN (1) (N) 2.5"

INNERDUCT RUN INSIDE (N) CABLE
TRAY, APPROX. LENGTH: 120'

(E) VENT ‘E

HEIGHT OF (E) ROOF DECK (AT LOWEST POINT)
ELEV. 16-4" (A.G.L)

P
&
&
&

El Rancho Market

(E) BULDING

$ FINISHED GRADE
ELEV.

(E) AT&T EQUIPMENT
BEHIND (E) CHAIN-LINK
FENCE W/ PRIVACY SLATS 6\

(N) EMERSON DC POWER PLANT W/ (2)
-48V STRING OF M12V180FT MARATHON
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& T-O. (E) AT&T OMNI ANTENNAS

WUELEV. 27-7" (AG.L)
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(1) (N) AT&T CANISTER
ANTENNA MOUNTED WITHIN
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& T.O. (E) AT&T OMNI ANTENNAS
WUELEV. 27-7" (AG.L)

(E) AT&T OMNI ANTENNAS RAD CENTER
$ ELEV. 26-7"(AG.L)
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N
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ATTACHMENT D

AT&T SITE CCL05598 — PROJECT DESCRIPTION/PROJECT NARRATIVE

AT&T is in the process of upgrading its facilities to provide the City and its residents, businesses, and
visitors with the most up to date technologies which will allow for enhanced communications services
(INCLUDING EMERGENCY SERVICES) through an increase in capacity and speed provided by existing cell
sites. To this end, AT&T proposes the following architectural modifications/scope of work to its facility
located at 812 Willow Road:

- NEW STEALTH STRUCTURE WILL BE PROPOSED ATOP TRIANGULAR BUILDING FEATURE TO ALLOW FOR
STEALTHING OF EXISTING/PROPOSED ANTENNAS AND EQUIPMENT. THE EXISTING STRUCTURE WILL BE
INCREASED TO A HEIGHT OF 29°6” TO SCREEN THE EQUIPMENT AS SHOWN ON THE ATTACHED PLANS.



Community Development

STAFF REPORT

Planning Commission

Meeting Date: 5/6/2019
mOIF\ILO PARK Staff Report Number: 19-034-PC
Public Hearing: Use Permit/Chris Dolan/119 Baywood Avenue

Recommendation

Staff recommends that the Planning Commission approve a use permit to demolish an existing single-
family residence and a detached garage and construct a new two-story single-family residence with an
attached front-loading one-car garage and adjacent uncovered space on a substandard lot with respect to
lot area and width in the R-1-U (Single-Family Urban Residential) zoning district. A second site layout
(Option 2) with a detached garage located in the rear portion of the lot was incorporated into the plan set
for evaluation by the Planning Commission. Through staff’s review it was determined, however, that the
proposed model of the pre-fabricated main residence would limit the ability of the main residence to
comply with all City requirements. Each site layout is evaluated in the report. Two heritage-size tree of
heaven trees are proposed for removal. The proposal was continued by the Planning Commission at the
November 5, 2018 meeting. The recommended actions are included as Attachment A.

Policy Issues

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

Background

Site location

The project site is located at 119 Baywood Avenue in the Willows neighborhood, near the border with Palo
Alto along San Francisquito Creek. Using Baywood Avenue in the north-south orientation, the subject
property is located on the western side of Baywood Avenue, situated between Clover Lane to the north
and Woodland Avenue to the south. A location map is included as Attachment B.

There are a mix of one- and two-story houses in this area. The adjacent residence to the right is two-
stories with a detached garage. The residences are mainly ranch or traditional architectural styles, and the
neighborhood features predominantly single-family residences in the R-1-U zoning district, apart from the
Willows Market at 60 Middlefield Road and the recently approved office building at 40 Middlefield Road
which are in the C-4 (General Commercial) zoning district. There are other commercial uses, closer to the
intersection of Willow and Middlefield Roads nearby, which are also occupied by office uses.

Continuance from the November 5, 2018 Planning Commission meeting
The Planning Commission voted 4-3 to continue the item at the meeting on November 5, 2018. At that
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meeting the Commission did not give formal direction to make specific changes, however individual
Planning Commissioners commented that the prominence of the garage and the massing of the building
were of the greatest concern. The staff report and minutes from the meeting are available at the following
links:

1. Staff Report: https://www.menlopark.org/DocumentCenter/View/18906/F1---119-Baywood-
Ave?bidld=

2. 11/5/2018 Meeting Minutes:
https://www.menlopark.org/AgendaCenter/ViewFile/Minutes/_11052018-3178

The applicant has prepared two options for consideration addressing the feedback received, however the
detached garage option does not appear to be able to comply with the daylight plane requirement due to
the confluence of the minimum driveway width, daylight plane, design limitations from the specific model of
the proposed modular home, and City Engineering Division finished floor requirements relating to FEMA
compliance. Staff has listed the concerns raised at the November 5, 2019 Planning Commission meeting
and the changes proposed to address them under each of the two proposed options in the table below:

11/5/2018 Planning Commission | Option 1 (original design Option 2 (detached garage at
Feedback attached garage at front) rear — not viable as proposed)
Explore options for reducing the Proposal revisions include: Proposal revisions include:
pe.rcelved massing of the building 1. Creation of a parapet 1. Creation of a parapet and
by: and a wing wall on the a reduced wing wall on
1. Increasing the perceived right side at the front of the right side at the front
“weight” of the lower floor the porch; of the porch;
by moving up the height of 2. Awning added above 2. Wall added to the front of
the porch; the patio doors on right the porch on the left side
2. Add awnings/different side; and with cut out opening;
material elemen-ts to soften 3. Wood siding material 3. Awning added above the
the front fagade; and/for added between the window at the center of
3. Consider reducing the second floor windows the second floor; and
extent of the porch on the front facade. 4. Relocation of the garage

and uncovered space to
the rear of the lot.

Contact the nearby neighbors and | The applicant held two in- Option 2 was sent to neighbors
get sign off from them that they person meetings and had a by email and dropped off by the
have seen the plans call to present the revised applicant
option 1 to all adjacent
neighbors
Revise the garage to: Garage revisions include: Garage revisions include:
1. Correct the roof pitch for 1. Updated roof pitches; 1. Updated roof pitches;
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proper drainage and 2. Relocated and reoriented
2. Decrease prominence 2. Addition of landscape to be side-loading at the
elements including a rear of the lot with a
vertical trellis on the turnaround; and
side of the garage to 3. Uncovered parking space
facilitate a living wall. also moved to the rear of
the lot adjacent to the
garage.
Reduce curb cut width from 24ft to | Curb cut width reduced to 20 Curb cut width reduced to 14.4 ft.
20ft ft.

Analysis

Project description

The applicant is proposing to demolish the existing single-family residence and detached garage and
construct a new two-story factory-built home in a contemporary style with either an attached front-loading
single-car garage and adjacent uncovered parking space at the front (Option 1) or a detached side-loading
single-car garage and adjacent uncovered space at the rear (Option 2). The applicant has indicated that
they would prefer to construct their original design with the modifications made in response to the
feedback (Option 1). Staff has evaluated both proposals, and it appears only Option 1 would comply with
all applicable development regulations. Though Option 2 would better address the Planning Commission’s
concerns regarding the prominence of the garage, it is not able to meet the daylight plane, City-adopted
finished floor requirements for properties within the flood zone, and minimum driveway width of ten feet
with the currently proposed modular design. While the main residence would be factory built, the single-
car garage in either configuration would be constructed at the project site. The subject property is
substandard with respect to width and area, is within the FEMA Flood Zone (AE), and is currently
occupied by a dilapidated single-story residence with a detached garage on the left side. There is an
active Code Enforcement case for the condition of the existing residence that would be resolved by either
option of the proposed project. A data table summarizing parcel and project attributes is included as
Attachment C. The project plans and the applicant’s project description letter are included as Attachments
D and E, respectively.

Design and materials

The project intends to use factory-built construction methods to centralize the construction process to
reduce the overall environmental impacts from material waste. The use of this approach limits flexibility to
modify the design, but according to the applicant, allows for strides in building efficiency long term and the
applicant has indicated the building would meet the US Green Building Council’s silver certification levels
of LEED (Leadership in Energy Efficiency Design) for Homes. The applicant states that the proposed
factory-built residence would incorporate familiar materials and forms from the multitude of styles, colors,
and materials along Baywood Avenue and add to the character of the neighborhood and enhance the
diversity of residences in the area. The contemporary style would feature flat roofs, a mix of light wood and
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dark metal siding, a front covered porch, and deep sun shade overhangs on the front and right side. The
garage would feature a flat roof, glass and metal door, and light gray vertical wood siding. The project
proposes to raise the finished grade at the site by approximately two feet to bring the first floor finished
floor level up to the required 12 inches above Based Flood Elevation (BFE), as mandated by the
Engineering Division for livable space within the flood zone. The daylight plane and the maximum
allowable height of the building are based on the average natural, or existing, grade. The applicant shifted
the position of the building under Option 1 to comply with the requirements, however under Option 2,
flexibility to shift the building location to comply with the daylight plane is limited by the required minimum
driveway width of 10 feet. They have indicated that given the modular nature of the proposed design,
modifications to the height and width of the structure to comply under Option 2 would not be possible with
this model of home.

In response to the Planning Commission concerns about the massing of the structure, an approximately
two-foot-seven-inch tall parapet connecting to a full height wing wall at the right has been added at the
front of the covered porch to balance the front facade and give the perception of greater weight at the first
level. The wing wall to the right of the building would extend four feet from the building. The second floor
would still be stacked completely above the first, however the parapet and wing wall would give the
appearance that the second floor is stepped back from the edge of the first. As seen in the elevation
drawings and renderings of the front facade, this treatment appears to adjust the perceived massing of the
structure.

In Option 1 a covered porch connects the garage to the residence. The main entry to the residence would
be set back more than forty feet from the front property line and would be situated on the right side of the
front fagade. The main entry would be accessible from the front porch, which has stairs leading up from
the paved area adjacent to the uncovered parking space or through a door leading to the porch from the
back of the garage.

As part of Option 1 the garage would be located close to the required setback, but the main residence
would be set back approximately five feet further than required from the left side property line. Further, on
the left side, three existing trees and an existing 7-foot tall fence would provide screening between the
proposed and neighboring residences. The majority of the windows on the sides at the second floor would
have sill heights of 42 inches or greater from the finished floor, with the exception of a low fixed window
beneath the operable slider at the front corner of the right side. This window aligns with the detached
garage of the neighboring property to the right, which would reduce potential privacy impacts for the
neighbor to the right. The rear facade also includes windows that extend to the finished floor at the second
level but the rear fagade of the residence for Option 1 would be set back from the rear property line
approximately 49 feet, limiting potential visual impacts from the second level windows. The proposed
residence would also include a number of floor to ceiling windows on the ground floor; however, the
existing seven-foot high wood fence is proposed to remain, which would reduce the potential privacy
impacts from the windows on the first floor.

The applicant has indicated that the proposed project under Option 1 would be positioned on the site to
maintain a rhythm consistent with the neighboring property to the right and maximize the useable space in
the rear yard. They have provided a number of examples of other projects with a similar, prominent
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garage, configuration as part of their “street study” in the project description letter. Approaching from
Woodland Avenue, a large heritage redwood tree on the neighboring lot to the left would screen the view
of the garage in this configuration, and a new tree and landscaping are proposed in the right side of the
front yard to soften the potential visual impact of the garage on the left side. The applicant has also added
proposed landscaping around the garage including a vertical trellis on the right side of the garage to
facilitate a living wall to soften the garage at the front. Staff does not feel the proposed landscaping
addresses the Planning Commission concerns over the prominence of the garage in the same way the
site configuration for Option 2 would address the concerns. Staff feels that shifting the parking to the rear
of the site reduces potential conflicts between cars existing the site and passers-by. The turnaround
further increases pedestrian and traffic safety. However, staff recognizes the applicant would not be able
to comply with all applicable regulations with the proposed model of the home and therefore cannot
recommend approval of this noncompliant option. The applicant’s project description letter states that they
evaluated the possibility of reducing the height of the structure by using the minimum height module
design, but identify that was infeasible. Staff is aware that alternate home models by the manufacturer
could be pursued by the applicant that may comply with the daylight plane and meet all other Zoning
Ordinance requirements and City standards.

In light of the efforts made to demonstrate alternatives, and examples of similar development patterns
elsewhere in the City, and modest improvements from the additional landscaping staff feels the proposed
Option 1 design is supportable.

Parking and circulation

Under Option 1, the proposed project would provide one covered parking space in a hew single-car
garage at the front of the lot, and an uncovered parking space adjacent to the garage. The Engineering
Division has reviewed and approved the proposed permeable paving system for the uncovered space as
an acceptable all-weather surface. In response to concerns raised by the Commission and neighbors
regarding the width of the curb cut, the applicant has reduced the proposed curb cut from 24 ft. to 20 ft.
With the detached garage and uncovered space in the rear under Option 2, the curb cut would've been
further reduced to 14.4 ft.

Trees and landscaping

The applicant has submitted an updated arborist report (Attachment F) detailing the species, size, and
conditions of the heritage and non-heritage trees on site. The report discusses the impacts of the
proposed improvements and provides recommendations for tree maintenance and the protection of some
trees, based on their health for both options. In particular, the applicant had the project arborist assess the
impacts to the tree and mitigations from the driveway associated with Option 2. As part of the project
review the City Arborist identified two of the heritage-size tree of heaven trees (tree #5 and #6) at the rear
as an invasive species, and indicated they would be supportive of the removal of these trees due to the
proximity of the site to the San Francisquito Creek. The applicant has submitted heritage tree removal
permit applications to remove these trees and has proposed two suitable heritage tree replacements: a
Chinese pistache at the front and a camphor at the rear of the site. The proposed replacements have been
identified on the site plan. The new Chinese pistache proposed in the front yard is also intended to help
soften the prominence of the one car garage and provide some screening for the uncovered space in
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Option 1. Two new street trees meeting the specifications of the City Arborist for this portion of Baywood
Avenue will be provided along the frontage for the site for either option. The planting of appropriate street
trees will be ensured through the inclusion of project specific condition of approval 4a. All
recommendations identified in the arborist report shall be implemented and ensured as part of condition

30.

Correspondence

The applicant has stated that they held additional meetings with adjacent neighbors following the Planning
Commission meeting to discuss the proposed residence, and has indicated that the neighbors have
expressed excitement over the redevelopment of the site and echoed concerns raised prior to the first
meeting around rodent control at the time of demolition.

Staff received two items of written correspondence on the project since the outreach meeting in March,
and then three additional pieces of correspondence following the applicant’s outreach to distribute Option
2 for feedback. The applicant sent the proposed Option 2 design by email and dropped off copies to the
neighbors whom hadn’t provided email addresses. One neighbor, at 111 Baywood Avenue indicated they
attended the meeting and expressed support for the project relative to the existing condition. They later
commented with concerns regarding car noise and air quality from the revised garage location in Option 2.
Another neighbor, across the street at 118 Baywood Avenue also attended the meeting but had concerns
about the contemporary style of the residence and the garage location. The neighbor across the street at
118 Baywood Avenue expressed support for the alternate design with the garage at the rear. Staff also
received correspondence from the neighbor at 105 Clover Lane following the distribution of Option 2,
expressing concern over the car activity in the rear proposed under Option 2 and support for the initial
design. The written correspondence received since the first Planning Commission meeting is included as
Attachment G. Earlier correspondence can be viewed as an attachment to the 11/5/2018 staff report at the
link above.

Conclusion

Staff believes that the materials and style of the proposed residence under Option 1 or Option 2 would be
an improvement to the current site. Though the contemporary style would be dissimilar to many
architectural styles within the neighborhood, the quality of the proposed project would add to the diverse
character of the area. Staff believes that the factory-built construction process would provide valuable
benefits in reducing the environment impacts from the material waste associated with typical construction
methods. The proposed materials would be in keeping with the contemporary style and the proposed
project would be holistically designed within the contemporary architectural style. Based on the presence
of some onsite trees and the positioning of windows on the second floor, privacy impacts would be limited.
The applicant has indicated that concerns raised over vermin at the project site would be addressed prior
to demolition to reduce potential impacts to the neighboring properties. As it relates to the Planning
Commission’s feedback from the November 5 meeting, the applicant has adjusted the massing of the
structure with the proposed parapet and wing wall, reduced the curb cut width, and conducted extensive
additional outreach to the neighbors. Given the limited degree to which Option 1 addressed the
prominence of the garage, staff feels Option 2 most completely addresses the comments however due to
the fact that is does not comply with the daylight plane requirements for the site with the current modular
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design it is not viable. In recognition of the modifications to address the concerns of the Commission and
exploration of options to address the prominence of the garage staff recommends that the Planning
Commission approve the proposed project under Option 1.

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.

Attachments

Recommended Actions
Location Map

Data Table

Project Plans

Project Description Letter
Arborist Report
Correspondence

EMmMoOO®>

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
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Report prepared by:
Ori Paz, Assistant Planner

Report reviewed by:
Kyle Perata, Principal Planner
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ATTACHMENT A

119 Baywood Avenue — Attachment A: Recommended Actions

LOCATION: 119 PROJECT NUMBER: APPLICANT: Chris OWNER: 119 Baywood
Baywood Avenue PLN2018-00087 Dolan LLC.

PROPOSAL: Request for a use permit to demolish an existing single-family residence and a detached
garage and construct a new two-story single-family residence with an attached front-loading one-car
garage and adjacent uncovered space on a substandard lot with respect to lot area and width in the R-
1-U (Single-Family Urban Residential) zoning district. Two heritage-size tree of heaven trees are
proposed for removal.

DECISION ENTITY: Planning DATE: May 6, 2019 ACTION: TBD
Commission

VOTE: TBD (Barnes, Kennedy, Doran, Riggs, Strehl, Tate, and DeCardy )

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
Connect-homes, consisting of 16 plan sheets, dated received May 1, 2019 and approved by
the Planning Commission on May 6, 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.
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119 Baywood Avenue — Attachment A: Recommended Actions

LOCATION: 119 PROJECT NUMBER: APPLICANT: Chris OWNER: 119 Baywood
Baywood Avenue PLN2018-00087 Dolan LLC.

PROPOSAL: Request for a use permit to demolish an existing single-family residence and a detached
garage and construct a new two-story single-family residence with an attached front-loading one-car
garage and adjacent uncovered space on a substandard lot with respect to lot area and width in the R-
1-U (Single-Family Urban Residential) zoning district. Two heritage-size tree of heaven trees are
proposed for removal.

DECISION ENTITY: Planning DATE: May 6, 2019 ACTION: TBD
Commission

VOTE: TBD (Barnes, Kennedy, Doran, Riggs, Strehl, Tate, and DeCardy )

ACTION:

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 prepared by Kielty Arborist
Services, LLC. on June 21, 2018. Revised April 24, 2019.

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

a. Prior to building permit issuance, the applicants shall provide an updated site plan and
landscape plan identifying the species of the two proposed street trees at the front, subject
to review and approval of the City Arborist.
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City of Menlo Park

Location Map
119 Baywood Ave

Scale: 1:4,000 Drawn By: OP Checked By: KTP Date: 5/6/2019 Sheet: 1
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119 Baywood Avenue — Attachment C: Data Table

Lot area
Lot width
Lot depth

Setbacks

Front

Rear

Side (left)

Side (right)
Building coverage

FAL (Floor Area Limit)

Square footage by floor

Square footage of buildings
Building height
Parking

Trees

ATTACHMENT C

PROPOSED EXISTING ZONING
PROJECT DEVELOPMENT ORDINANCE
6,870 sf 6,870 sf 7,000.0 sf min.
50.0 ft. 50.0 ft. 65.0 ft. min.
137.4 ft. 137.4 ft. 100.0 ft. min.
Option 1 Option 2
20.7 ft. 20.3 ft. 22.0 ft. 20.0 ft. min.
49.0 ft. 349 ft 45.2 ft. 20.0 ft. min.
6.7 ft. 10.6 ft. 10.7 ft. 5.0 ft. min.
5.2 ft. 7.1 ft 3.6 ft. 5.0 ft. min.
1,809.0 sf 1,235.0 sf 2,404.5 sfmax.
26.3 % 179 % 35.0 % max.
2,799.1 sf 1,235.0 sf 2,800 sfmax.
1,296.4 sf/1s floor 1010.0 sf/1st floor
1,251.3 sf/2n floor 225.0 sfigarage
251.4 sf/lgarage
257.8 sf/porch
3,056.9 sf 1,235.0 sf
244 ft. 18.1 ft. 28 ft. max.
1 covered/1 uncovered 1 covered 1 covered/1 uncovered
Note: Areas shown highlighted indicate a nonconforming or substandard situation.
Heritage trees: 4* Non-Heritage trees: 4 New Trees: 4*
Heritage trees Non-Heritage trees Total Number of
proposed for removal: 2 proposed for 0 Trees: 7
removal:
*Includes nearby trees on neighboring lots and street trees




ATTACHMENT D

DIMENSIONING NOTES

1. ALL DIMENSIONS ARE TO FACE OF STRUCTURE (F.0.S) UNLESS.
QTHERWISE NOTED, SHEATHING S NOT NGLUDED AS STRUCTURE IN
DIMENSIONING. DIMENSIONS ARE TO FRAMING

2,00 NOT SCALE FROM DRAWINGS,

3 ANY INCONSISTENCIES OR UNFORESEEN CONDITIONS TO BE
REVIEWED BY HOME EC PRIOR TO PROCEEDING WITH CONSTRUCTION,

4. ALL NON DIVEENSIONED EXTERIOR DOORS AND WINDOWS SHALL BE
(OFFSET FROM WALLS TO ALLOW FOR (3) 2X4 STUDS AT THE JAMBS UNLESS
OTHERWISE NOTED.

5. ALL NON-DIMENSIONED INTERIOR DOORS SHALL BE OFFSET FROM THE
HINGE SIDE WALL TO ALLOW FOR (2) 2X4 STUDS AT THE JAMB. (UON.)

6. ALL CASEWORK DIMENSIONS TO FACE OF FINISH
WISCELLANEOUS NOTES

7. SOUND INSULATION REQUIRED IN ALL INTERIOR WALLS.
8. PROVIDE 1.6 GALLONS OF WATER PER FLUSH TOILETS.

5 WATER HEATERS SHALL 5 STRAPPED OF HAVE A RIGID CONKECTION
TO AN ADUACENT Wi

10 ALL INSULATION MATERIALS SHALL BE CERTIFIED BY THE
MANUFACTURER AS COMPLYING WITH THE REQUIRED QUALITY
'STANDARDS FOR INSULATION MATERIAL

11, EXTERIOR DOORS MUST OPEN OVER A LANDING NOT MORE THAN %
BELOW THE THRESHOLD, EXCEPTION: PROVIDING THE DOOR DOES NOT
‘SWING OVER THE LANDING THE LANDING SHALL NOT BE MORE THAN &
BELOW THE THRESHOLD.

12 AS REQUIRED BY AGENCY, AN APPROVED SEISMIC SHUTOFF VALVE
SHALL BE INSTALLED ON THE FUEL GAS LINE ON THE DOWNSTREAN SIDE

'AND BE RIGIDLY COY

SHE BULOING OR STRUCTURE GONTAING THE FUEL GAS PIPNG.

13. FOR TYPICAL MOUNTING HEIGHTS OF DOOR HARDWARE, ELECTRICAL
DEVICES AND MECHANICAL CONTROLS SEE DETAIL 6/l-7.5 REFER TO
DETAIL WHEN DIMENSIONS OF STATED ITENS ARE NOT SHOWN IN
ELEVATION.

14. PROVIDE R-12 EXTERIOR BLANKET INSULATION FOR HOT WATER

VRTER PPN SHALL BE NSULATED PER PLUMBING DMTSION
15, NSULATION VALUES SHAL BE AS FoLLOWS:

00Rs =
INTERIOR BATH AND BEOROOH WALLS BATT INSULATION = R 13

{5 HANDRALS AT STAIRS SHALL B REQUIRED WHERE THERE ARE 4 OR
'MORE RISERS, AND NOT BE LESS THAN 34" NOR MORE THAN 38" ABOVE
LANBINGS A NOBINGS OF TREADS

17. GRIPS ON RAILS SHALL HAVE A 1 %4 MINIMUM AND 2" MAXIMUM
'DIAMETER OR OFFER EQUIVALENT GRIPPING SURFACE.

18, GUARDRAILS AND HANDRAILS SHALL BE STRONG ENOUGH TO RESIST
‘7200 POUND POINT LOAD IN ANY DIRECTION.

19. A COMPREHENSIVE REVIEW OF THE ENERGY COMPLAINCE
‘GALCULATION AND DETAILS BASED ON CLIMATE ZONE AND BUILDING

N.SITE WORK FOR LOCAL GC
THIS SCOPE OF WORK S TOBE USED AS A GENERAL OUTLINE FOR THE VIORK REQUIRED T0 B2 PERFORMED 8Y THE LOGAL GC FOR
A CONNECT HOM HOME AND POST-DELIVERY OF THE HOME. IT IS NOT INTENDED TO BE USED AS A
coMPREHENsIvE usr 1 THE RESPONSIBILITY OF THE LOGAL GG AND OWNER TO REVIEW THE LOGAL ARCHITECTURAL

OCAL STRUCTURAL DRAWINGS AS WELL AS THE GEOTECHNICAL REPORT AND RECOMMENDATIONS (IF

rstiron
"PRE-DELIVERY SCOPE OF WORK:

1. DEMOLITION
DEMOLISH EXISTING HOUSE
2.GRADING
A" REVIEW SOLS REPORT AND GRADING RECOMIENDATIONS (I APPLICASLE)

) (CAVATION FOR FOOTINGS, CRAWLSPACE, TRENCHI
§) COMPACT SOI 5 F1 AROUND PERMETER OF FOUNDATION FOR TRUGK AND MODULE STAGING

3. FOUNDATIONS
GONCRETE FOUNDATION FQOTINGS, CONCRETE: PADS FOR DECK®, SITE STAIS A0 CONDENSER LOGATION
MU STEM W)

B ALLS RO PIERS (CONCRETE SUBSTITUTION FOR C 15 ACCEPTABLE PER STRUCTURALS)
&) FOUNDATION VeNT SoreEns
5 RSTALL RAY SLAS N CRAWLSPAGE If REGUESTED BY OWNER.
4.sTEEL
Al SUPPLY AND INSTALL WELD PLATES AT TOP OF STEM WALLS AND PIERS.

RESUME OF WORK
FACTORY SCOPE OF WORK
1. Structural Steel Frames.

b) Storyine mate lne connaciion piates (fo 2 story ony) .
<) Prep. prime and paint
@ Instail bocking and lockag stoer af sl baams

N SANITARY UNE \TERAL oF

5. UTILITY INFRASTRUCTURE
A

(i propERTY is OnsePTC INSTALL SEPTIC SYSTEM)
(COORDINATE WITH INSPE ER LATERAL WILL BE REQUIRED)
B FUN WATER AN SERVICE LIS FROM WATER METER 10 MANIFGLD! SHUT OFF VALVE OUTSIDE CRANLSPACE AND
TO'SUPPLY STUB UPS! POINTS OF CONNECTION IN GRAWLSPACE FOR DOMESTIC SERVICES AND FIRE SPRINKLER
SERVICE
(COORDINATE METER SIZE AND MAI LINE SIZE REQUIEENTS WITH LOCAL UTILTY COMPANY)
(IFPROPERTY IS ONWATER WELL. INSTALL WATER WeLL)
©  INSTALL EXTES
o Rvas sERva UNE mom METER TO SEISNIC SHUT OFF VALVE OUTSIOE CRAWLSPACE AND TO SUPPLY STUS
INT OF Cof

£ NTALPRE SLERVE AND TS F CONNECTION IN CRAWLSPACE TO PULL FUTURE ELEGTRIC SERVICE
WLSPACE, KON UNDERGROUND CONDUIT FROM CRAWLSPAGE T0 GONDENSER LOCKTION
uFADnmomL 'STRUGTURES ON SITE (GARAGE), RUN UNDERGROUND CONDUIT FROM GRAWLSPAGE TO THOSE
Locai
F) INGTALLTEMPORARY POWER

in fiels
2. Floor Assemb
instal wood foaring
o) Instal s fooring a bat
) Instl star and landing framing (or 2 sory only)
9) Notes: Supply waod fioonng boards to b nstalled in fiekd
iling Assombly
e e b ciig, i ond paint
) Insall eling joits t dropp ceiing ocations
9 irstall ot wood s sf a coere deck oatrs
4 Roofing Ass
2 Install oot rafer and criple wall aming
) Instal pywood sheathing
@) Insal rocfing mombrane
5. Wal Assor
a)Install all framing
b) Instal insulation
) Instal ntriorgypstm board,fvsh and pant
@) Insal interio baseboard
o) Instal inteior et baihvoom locations
1) Intal infeiordoors.
9) Insall extoror piywood sheathing
) tal xtror buldn wiap, ol fashi ot fsing
1) nstall extrior wood siding, back prime and sta
1) sl oxtrrcougaos metal sng
) Instal axteior vindow. ssembies
1) nstal axtrir il pans
fold

fctrical
a) Intal rough lectrical

7. SUBSURFACE DRAINAGE
A INSTALL SUBSURFACE DRAINAGE ANDIOR
B)  INSTALL SITE SURFAGE DRAINS (IF APPLIGABLE)

RESUME OF WORK-ON SITE WORK PRE-DELIVERY g
NO SCALE

"POST-DELIVERY SCOPE OF WORK:
1. UTILITY INFRASTRUCTUF

) e dctial malnpanel nd su sl (12 stry o)
) Install low vottags devices and rough ins -ires wil b puled i feld
Low

wvoltage
dovices and roughns 0 be included n manufacture scope.

3 ntlrosh shmbin vatar, sanary i, 028
2 ntall it heator and lake and ke ven!caps
&) Instal pumbing ftures

8. Mochanical

RE
) INSTALL SANITARY DRAINAGE BRANCH IN Cr
Ti0USE AND CORNECT 10, " SAMITARY DRAINAGE STUS UF I GRAWLSPACE.

b) Supply mechanical condenser -t be installed on site

) CONNECT WATER SERVICE LINE STUB space FIRE
'SPRINKLER RISER STUB DOWNS UNDER HOUSE TO STUB UP IN GRAWLSPACE

©)  CONNECT GAS SERVICE L TosTUB
D) COORDINATE ELECTRIC METER LOCATION AND SIZE OF SERVICE WITH LOCAL UTILITY COMPANY, RUN OVERHEAD OR
UNDERGROUND SERVICE T0 METER, CONNECT ELECTRIC SERVICE FROMMETER TO PPE SLEEVE IN CRAVLSPACE AND RUN
ELEGTRIC SERVICE TO HOUSE SUS PANEL AND ENERGIZE HOUSE SUB-PANEL. RUN SERVICE TO GONDENS
7 ADOIIONAL STRUGTURES ON STE (GARAGE] RUN ELEGTRIC SERVIGE TO THEN)

E)  COORDINATE DIREGTLY WITH THE LOCAL TELEPHONE AND CABLE PROVIDERS SERVICING THE AREA TO PROVIDE
SERVICE FOR THE HONE, IKGLUDING THE NSTALLATION F TELEPHONE AND CABLE PANELS AND THE PULLING OF LOW
VOLTAGE WIRES GONNECTING THE DEVICES INSIDE THE HOUSE TO THE PANELS

9 irsll metlres

o) Instal
i cuging o mmm fans and hood v
Note: Dttt i reviepac o 5 il i e il

9. Fire Sprinklors
a) Intal ire sprinkler manifold

b)Instalfire sprinklr heads, supply ines and stub cowns
) Insta fire sprinker alarm bell

n Instal applances.

FINSH NSTALLATION 1 FIELD SCOPE OF WORK
1. Structural Steel Fram

1 2nd pier
id mating side pates at modules’ connection

) Install mate e balts ivough roof beams at

) Install mals ne connection pltes through roof beams at roof

o) Insall bos al storyine connections. fo 2 tory only)

2 ooy Assambly

il ipood oo lng foor maig seams

5 nsta insiavon at foor matng seam

) Insall wood floring boards at f
© Comlle aanins sy 2o )
1 seal wood flooring I applcabie)
O st b and row oo
3, Gl Assors

a) install g
5 nstal mateine coing oatd beween beams

4. Roofing Assembl

) rtlimataine lckng a needed

o) Insal pywood sheathing along mating

) Compicaroot s el ovenape
sall melal quiter and fascia rim matals

&) install meta downspots

9)Intal roof venditon.

5. Wl As:
)il gpstm borssongvall mating s an rmaing aeas, ishand i
5)Prine & pain along vl ma

© nta vl base song wall mating seams
3 Intll nulavon ain wal i seams
o) Instal

1) Intal exteriorsiing along wall mating seams and remaining areas.
9)Insal exteror mefal comer caps! exteror sding at comers (i appicalde)
) Install exoror metal base fascia

5. Electrical

) nstll remaining elecircal fiuros.
) Install sxtoror ghts
o) st eleciricalsystems in house

2 st rof vt sseves andprtacto collrs o van b ups
o) Insial emaining pur
) Ve g Sy e

& Mechmica

a)Insial fan unit

5 nsta upply and e i ot

©) Complee thermosiat i

@) Insall condenser

sl ducts n craiepaco andcomnct 10 sgpla regstors i foor
o o second oy (2 i o)

) Gonma oAl o, ekl 8

) Test mechanicalsystem

Appliances.
a) Test applances:

10. Casework

ARCHITECTURAL SHEETS

Sheet Number Sheet Name
D01 TITLE SHEET
D02 AREA PLAN + SQ FOOTAGE CALCS + STREETSCAPE
D03 NEIGHBORHOOD CONTEXT
D04 SITE PLAN
D10 EXISTING BUILDING PLANS + ELEVATIONS
D20 PROPOSED FLOOR PLANS
D21 PROPOSED ROOF PLAN
D22 PROPOSED ELEVATIONS
D23 PROPOSED ELEVATIONS
D24 SECTIONS
D25 MASSING DIAGRAMS
D-02AOPTION2  AREAPLAN + SQ FOOTAGE CALCS + STREETSCAPE
D-04AOPTION2  SITE PLAN
D-22AOPTION2 ~ PROPOSED ELEVATIONS
D-23AOPTION2  PROPOSED ELEVATIONS

SURVEY SHEET
Sheet Number ~ Sheet Name
1 TOPOGRAPHIC SURVEY

ATTAGHED DOCUMENTS
DEVELOPHMENT PERMIT APPLICATION & AGREEMENT
OATA SHEET
PROJECT DESCRIPTION

- HISTORIGAL EVALUATION FORM
ARBORIST REPORT
€3 AND C.6 DEVELOPMENT REVIEW CHECKLIST (CIVIL)

ELEVATION GERTIFIGATE (CVIL)

info@connect-homes.com

706 S HILL ST, STE. 1060
LOS ANGELES, CA 90014
+ 310.622.9271

‘GRIENTATION WILL 8E CONDUCTED BY THE LOGAL ENFORCEMENT
AGENCY. 2 GRADING retll od vent st ot at axeror vl -SOLS REPORT
'A) COMPLETE BACKFILL AND FINISH GRADING "
o) insal casewor
5 SITE EATURES (CHECK PLANST0 SEE I APPLICABLE) Sinson casevork
5 INSTALSITE DEGKE ARD
) INSTALL LIDJ WATER CATCHMENT SYSTEMS 12 Deliver
D) INSTALL FARDSCAPES apinsa cose pw.iuc llxror vl shiorg
Bl INSTALL GATES, FENGING b} Secure ship oose e
o) Gro ol for ok ik
ADDITIONAL NOTES: &) Provide forifts a5 neede orloading modues ono trucks
~LOGALGOWILL WANTAN A TEMPORARY TOLET, TENPORARY POWER, J0BSITE FENCING AND SECURITY AND WL 6
RESPONSIBLE ND CONSTRUCTION DEBRIS DURING THE COURSE OF ON-SITE WORK AS WELL AS
DURNG CONNEGT HOUES' INSTALLATION SERVICES ON SITE
LOGAL GO WIL BE RESFONSIBLE FOR THE COORDIATION AND SCHEDULING OF ALLLOGAL JURISDICTION INSPECTIONS
DEPUTY INSPECTIONS AND STRUCTURAL OBSER| £ SITE THAT ARE REQUIRED BY THE LOCAL JURISDICTION w
ODING NGPECTOR AS WELL AS GETTING Tk CERTIFIGATE GF OCCUSANCY FOR THE HOME AND GWNER WILLBE. Q
RESPONSIBLE FOR ANY ASSOGIATED COSTS WITH SUCH INSPECTIONS AND GERTIFICATES. =
w
a
NOTES 1) RESUME OF WORK-ON SITE WORK POST-DELIVERY ¢ RESUME OF WORK-IN FACTORY ¢ RESUME OF WORK-FINAL INSTALLATION ¢ USE PERMIT INDEX o @
NO SCALE NO NO SCALE NO SCALE CALE y
ARciTECT. GENERAL CONTRACTOR z 5
(Home Ec, Inc.) TBD j Z
To65. T SL 106 3
s Angeles, CA 9001 [=] H
REGULATING CODES: 2016 CBSC 323 697 2386 TEL OWNER: a ¢
2016 CA BUILDING GODE info@connect-homes.com 119 Baywood LLC & £
-2016 CA RESIDENTIAL CODE 111 Potrero Avenue, 3
-2016 CA ELECTRICAL CODE MODULAR BUILDER: San Francisco, CA 94103 B H
- 2016 CA MECHANICAL CODE Connect Homes Factory v
-2016 CA PLUMBING 1811 Riverview D F
-2016 CA ENERGY CODE San Bornarding, GA 92408 g
- 2016 CALGREEN CODE o
STRUCTURAL ENGINEER: o ¢
8h St. Construction&Consulting
619 906 0202 TEL
reza@8thstreets.com JE——
050116
o1 100278
APPLICABLE CODES g PROJECT DIRECTORY 5 [z 10z
NO SCALE NO SCALE PETTTETRTY
GENERAL: Tova 032318
revs 042919
PARCEL INFORMATION:
119 BAYWOOD AVE, MENLO PARK, CA 94025
APN: 062 -301-090
ZONING: -
LOT SIZE: G870 SF (01577135 acres)
CONSTRUCTION TYPE: TYPE
OCCUPANCY: GROUP RS, 2 STORY SINGLE FAMILY
RESIDENCE (4 BED, 3 BATH)
WUIISRA ZONE 08/31/2019
CLIMATE ZONE: t2s
EXISTING:
EXISTING SINGLE FAMILY RESIDENCE TO BE DEMOLISHED: 1010 SF
EXISTING 1-CAR GARAGE TO BE DEMOLISHED: 225 SF
PROPOSED:
PROPOSED NEW FACTORY BUILT SINGLE FAMILY RESIDENCE: 2,546.1 SF
PROPOSED NEW SITE BUILT 1-CAR GARAGE: 2514 SF
PROPOSED HEIGHT: (FROM LOWEST ADJACENT GRADE TO TOP OF ROOF) 24.4 FT
FRONT SETBACK: 20.35 FT (MIN. 20 FT) e s
REAR SETBACK: 49 FT (MIN 20 FT)
LEFT SETBACK: 5.4 FT (MIN 6 FT) 119 BAYWOOD
RIGHT SETBACK: 10.1 FT (MIN 5 FT) |AVENUE, MENLO
PARK CA 94025
FLOOD NOTES: SHEET SET
UsE PERMIT
FLOOD ZONE DESIGNATION: AE
BASE FLOOD ELEVATION: str
SHeeT TiTLE
DESIGN FLOOD ELEVATION: 58.8' TITLE SHEET
- THE PROJECT WILL BE DESIGNED TO COMPLY WITH THE CITY'S FLOOD DAMAGE
PREVENTION ORDINANCE, CHAPTER 12, SECTION 42 m
mser( HOME
-1 CERTIFY THAT | AM THE ARCHITECT OF RECORD AND THE PLANS DATED 10.23.18, !
SUBMITTED ON 10.24.18 COMPLY WITH CITY'S FLOOD DAMAGE PREVENTION ORDINANCE
(CHAPTER 12, SECTION 42). D_O 1
SCHEMATIC PERSPECTIVE VINCITY MAP 4 PROJECT INFORMATION 4
NO SCALE NO SCALE NO SCALE

2
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ARCHITECTURAL @7 @ £28 g
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€ soewak
e
ExSTING
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EXSTING .
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PARKING PR
vy I
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o
FLOOR AREA P
z
APPROVED BUILDING COVERAGE ONLY o ¢
o =
BUILDING DATE Is5UED
050116
o1 100278

02318
012019
2319
042919

DRIVEWAY

AREA PLAN
oo 3

FLOOR AREAL
SQUARE FOOTAGE omEnsions
FIRST FLOOR 12964 5F 22y
GARAGE 2145 e 08/31/2019
'SECOND FLOOR (- STAIRWELL) 12497 SF 129639 - (STARWELL: 3 425" x 15 17)
ToTAL 2975 5F
BULLDING GOVERAGE s,
FIRST FLOOR 1296.4 SF. o m“m‘. 23 »( cwmm zm%‘vﬁ‘.. w
CoveRED DECK 2035 g e
GARAGE 25145F
ToTAL 18081 5F
S
3
0 3 O 119 BAYWOOD
/ [AVENUE, MENLO
i i noTE: PARK CA 94025
CALGULATIONS PER ZONING ORDIANGE SEGTION 190113 SHEET SeT
@ FOR ALL SINGLE PANLY RESIDENTIAL AND .3 JONING DISTRICTS, 'FLOOR AREA' MEANS THE TOTAL SQUARE FOOTAGE OF ALL STORIES OF ALL
= ‘ ‘ srRucTuREs WITH A\ SOLID RGO THAT EXCEEDS o FEET IN HEIGHT ABOVE GRADE, AS WEASURED FROM THE FAGE OF THE FOUNDATION. FLOOR USE PERMIT
m \“ l H 0B B)FL L EXCLUDE: AND P/ \TTACHED TO THE EXTERIOR OF THE MAIN RESIDENCES OR
1 fl NHH B A RORY BULDINGS. PR ISR AT GNE END 15 GPEN AND FACES SUT RO THE STRUGTURE
SHeET TITLE
TSNT 1Y) B [AREA PLAN + SQ
— FOOTAGE CALCS +
STREETSCAPE
SreT. ooy (oper
NOMBER
111BAYWOOD 121 BAYWOOD
119 BAYWOOD D-0.2
PROPOSED - STREETSGAPE 5 SQUARE FOOTAGE CALCULATIONS 4
N2 /8" = 10" NO SCALE
1= =



info@connect-homes.com

706 S HILL ST, STE. 1060
LOS ANGELES, CA 90014

t:310.622.9271

40 MIDDLEFIELD RD 121 BAYWOOD
126 BAYWOOD

118 BAYWOOD

g
F
H
H
3
:

CONNECT 8: DOLAN RESIDENCE

DATE 1SSUED

0s01.15
111 BAYWOOD rev1 100218

2 102318

o3 012419
Teva 042319
o5 042919

08/31/2019

119 BAYWOOD
[AVENUE, MENLO
PARK CA 94025
SHEET SET

USE PERMIT

SHeeT TTLE

Fl T FRANCI !

WOODLAND/MIDDLEFIELD LOOKING ONTO SAN FRANCISQUITO CREEK 100 BAYWOOD 06 BAYWOOD NEIGHBORHOOD
| CONTEXT

SHeeT. sreer wover
NumBER( HOME

D-0.3

O
w

NEIGHBORHOOD CONTEXT MAP 4
NO SCALE
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~
N SITE ANALYSIS
~. R-l-U ZONING
~.. LOT AREA : 6870 SF (0.1577135 acres)
~
~ ALLOWABLE BUILDING COVERAGE:
- T~ (LOT AREA x 35%) = (6870 x 35%) = 2404.5 SF Nom ECTURA 119 BAYWOOD
U~ - TRUE NORTH o i oines
- ~.._ EXISTING BUILDING COVERAGE: 1235 SF PROPOSED BUILDING COVERAGE: 1808.1 SF (26.3%) e
~ - —_ 7 USE PERMIT
~.. FLOOR AREA LIMIT: 2800 SF PROPOSED FLOOR AREA LIMIT: 2799.1 SF
S -
'~ EXISTING HOUSE FLOOR AREA: 1010 SF PROPOSED FIRST FLOOR AREA: 1296.4 SF S
EXISTING GARAGE AREA: 225 SF PROPOSED SECOND FLOOR AREA: 1251.3 SF e SITE PLAN
PROPOSED GARAGE AREA: 251.4 SF
EXISTING PARKING: 1 COVERED [SoEer sreer (vooer
PROPOSED PARKING: 1 COVERED/ 1 UNCOVERED SET T ises o

D-0.4

O
=

STEPLAN 4
316" = 1-0"




GARAGE

WINDOW ASSEMBLY

WooD STEPS

e g8 8 N

CONCRETE STEPS

ﬁ EXISTING GARAGE

WINDOW ASSEMBLY

w2

CONGRETE STEPS j

EXISTING - NORTH ELEVATION - RIGHT
4= 10"

EXISTING - SOUTH ELEVATION - LEFT
=100

3

EXISTING TREES

WINDOW ASSEMBLIES

PEACH STUCCO FINISH

=

EXSTING GARAGE BEYOND \ [r——

PEACH STUCCO FINISH

WINDOW ASSEMBLIES

N -

—

EXISTERIOR DOOR
BLY

— ExsTNGTREES

706 S HILL ST, STE. 1060
LOS ANGELES, CA 90014
t:310.622.9271

e info@connect-homes.com

EXISTING - EAST ELEVATION - FRONT
114" = 10"

EXISTING - WEST ELEVATION - REAR
14" =1-0"

2

RIGHT

LeFT

FRONT

REAR

SETBACK

EXISTING 1010 SF
HOUSE TO BE

DEMOLISHED

ARCHITECTURAL
NORTH

TRUE NORTH

EXISTING CONCRETE

¢ EXISTING GARAGE TO BE

DEMOLISHED
225 SF

70

croser

573

-0z

BEDROOM

GLosET

BEDROOM

29

T

IR S S|

MECHANICAL
LAUNDRY

KITCHEN

2.0

S
5

\

DINING ROOM

278 1

19818

LIVING RooM

SETBACK

VAN

PROPERTY LINE N68° 80'51"W 132.27"

DOLAN RESIDENCE

119 Baywood Avenue, Merio Park, CA 54025

CONNECT 8:

DATE 1SSUED
0s01.15

rev1 100218
vz 02018
o3 012419
Teva 042319
o5 042919

08/31/2019

119 BAYWOOD
[AVENUE, MENLO
PARK CA 94025
SHEET SET

USE PERMIT

SHEET TITLE
EXISTING BUILDING
PLANS -+ ELEVATIONS

SHeeT. sreeT wover
NumBER( HOME

D-1.0

EXISTING HOUSE PHOTOS
NO

4

EXISTING HOUSE - LEVEL 1 - FINISH FLOOR PLAN
= 100

')
o



@77777’7m€rmn?oﬁ77’77 -
“SECOND FLOOR - +

115 21158

| CASEWORK L FIRST seLow

\
= =CH J; ,,,,,,,,,,,

)
®

moo7

|
o x
' S S R NS Sl IS |
|
f@
|

7

BEDROOM 03 BEDROOM
[=2a]

oD 06

SECOND FL

E
gs ¢
we 5
g5 2
RUSE
EER)
IZ0@
nIse
n2se
88%:

o
-]

e

ar

BEDROOM 02 H SKYLIGHT ABOVE

oD 05 5

BEDROOM 01
[wxa)

oD 04

1

PROPOSED ONE CAR
GARAGE ROOF

NOTE: ALL DIMENSIONS TO FACE OF STRUCTURE

LEVEL 2 - FINISH FLOOR PLAN
wwr=ro 2

w
[*]
z
i
a
=]
n
w
‘ > ! 2
I 1 z &
H
‘ =N 5o | ‘ 3 :
conoensers 02y SITE BUILTDECK f g H
| " METAL AWNING ABOVE FIRST FLOOR SLIDER | H
| ® =
P i UNCOVERED SITE BULT DECKC+ STEPS 5
| ] | | oo
| SITE BULT WALL FRONT 2 3
| ° z -
-— ———— gt T T - —_— ,@ 8 -
1 |- ‘
N ‘ onre ssueo
wop ot < @ contcuoseT i seor0
et 100278
wiicHEN w2 10z
s a0tz
SSS  N D | S E— S S 7 EE—
d EEXD
L raow
NCOVERED SITE
wom B ® i I
. i OVENRANGE ‘
2 & |
L : —f————-®
s s g 08/31/2019
al3 U
g8 7 —————— coverepoeck |
. g i (D
- g e WATER REATER o,
JERSS (N S A T e E— || p———— = = DU pa— 7 — ey e
% i e o
PR I I e e —— - = I 77| JE Y
A %%
i
a 2% i
. / h ST
ovor Z = 2y R 5 ;g
— \ 7 7 PROPOSED SITE BUILT: B
1o D 97 ONE CAR GARAGE 119 BAYWOOD
' 7 % [AVENUE, MENLO
s ) T e S — R R 2 2R TR TR R R =] P @ |PARK CA 04025
il [ E— SHEET SET
| (I USE PERMIT
- ecromvemgwous _ | b L | ,7’,‘ e JE— H2
FIRSTFLOOR b
] | v . s 1
SHEeT e
120108 PROPOSED FLOOR
. g . PLANS
o2 545w o NOTE: ALL DIMENSIONS TO FACE OF STRUCTURE
d soom 2w

SreeT. sreer wover
ST NumBER( HOME

(&) D-2.0

LEVEL 1-FINISH FLOORPLAN 4
14" =10

U
™



METAL GUTTER
PICAL) [l

it

sror |

61

N

SLOPE

METAL GUTTER
(TYPICAL) @

CLASS AROOFING
MEMBRANE (TYPICAL)

Il —

METAL GUTTER (TYPICAL)

HIP (TYPICAL)

SECOND FLOOR AWNING.

stope
sore
ROOF OF
SkUGHT
E| &
3 i
El stope
| El
I | — §
T - T —@
METAL GUTTER (TYPICAL) DowNsPOUT
| |
‘ RDGE (TPICAL) ‘
I I
L oo L o 2oy

ARCHITECTURAL
NORTH

TRUE NORTH

e

NOTE: ALL DIMENSIONS TO FAGE OF STRUCTURE

110

E
gs ¢
58 £
bs_2
RURE
2888
FEEL
oa8E
287:

o
-]

DOLAN RESIDENCE

119 Baywood Avenue, Merio Park, CA 54025

CONNECT 8:

DATE 1SSUED
0s01.15

o1 100278
w2 102338
031012410
ova1042318
042919

08/31/2019

119 BAYWOOD
[AVENUE, MENLO
PARK CA 94025

SHEET SET
USE PERMIT

SHEET TITLE
PROPOSED ROOF PLAN

SHeeT. sreer wover
ST NumBER( HOME

D-2.1

PROPOSED ROOF PLAN
14" = 1-0°

W)



&+

&5

58

&%

Existin

Natural Grade

WOOD YARD GATE

WOOD WAL

E ] g £
E @ 8 4
18 £ ’ v
| T
. [ [ I I I
| || R A— e b \
R [ [ I I I
| | o
ReQ. SIOE SETBACK
vel 2.- Finish Floor . o
2723052
=10 776" P |2
st | [N |
3 k]
g H
5 7 3
o8
bal I
Lovel 1 - Finish Floor At
823032 . 2la
Top of Stem Wall @ 1 8
S 5w -\ = — CHLN SR !
Base Flood Elevation \ \ 4 —
& 57'-83/8" = 1
& Avg Adiacent Grace /
57- L A\ S N
WooD SoNG

(GLASS AND METAL GARAGE DOOR

SITE BUILT 1- CAR GARAGE

Level 2 - Fin
S5

@-Lop.of Stem wal
57-815/32

g |

3

ETBACK LINE

§

Lo )

|
50 |
|

SETBACK LINE

L
1 e | | [
T T

I

|
\ 1
|

MAXIMUM ALLOWABLE HEIGHT 28 FROM EXISTING AVG. NATURAL GRADE

'REQ. SIDE SETBACK.

SKYLIGHT

\

i

PROPERTY LINE

50

i

,i:
|
N SIDE SETBACK!

olrue

CLASS A ROOFING

ASSEMBLY. PO
MEMBRANE (TYPICAL)

METAL GUTTER
(TvPIcAL)

VETAL AWNING:

RONZE ANODIZEL
ASSEMBLY -THERMALLY BROKEN

\ZE ANODI
ASSEMBLY -THERMALLY BROKEN

BRONZE ANODIZED ALUMINUM CASEMENT

ATGH METAL TRIMS

N
METAL CORNER CAP

g

ke -

&

10

3
= | METALTRIMS L ’
- : i .
comson |
! ® By
CORNER CAP . = =
T .

WoO0D SIDNG «'_
SWING DOOR ASSEMBLY: DARK

[PROPOSED SETBACK TO Hous{l

METAL DOWNSPOUT

7T

NZE ANODIZED

BRONZE ANODIZED ALUMINUM
FRAME + CLEAR GLASS

BRO!
| ALUMINUM CASEMENT
(OVER FIXED WITH FIXED
"WINDOW ASSEMBLY -

N
52 : THERMALLY BROKEN

PROFOSED SETBACK rErml

COVERED DECK WITH

WALL EXTENSION-
WOOD SIDING

(—4'7
aRoNzZE ANODIZED

(OVER FIXED WITH FIXED

| ALUMINUM CASEMENT

ASSEMBLY -THERMALLY
BROKEN

LINE OF EXISTING CONTOUR

CEDAR: GREY STAIN

WINDOW SILL HEIGHT FROM FINISH FLOOR:

FIRST FLOOR: 7 112"
'SECOND FLOOR: 7" 6-112"

PROPOSED ELEVATION - EAST ELEVATION - GARAGE 4
4= 1-

PROPOSED - EAST ELEVATION - FRONT
14" = 10"

Level 2 -Top of Roof
S

Level 1 - Finish Floor
S5 \

E
gs ¢
w8
63 %
~oR 8
hOg e
EERES
FEEL
oumE
RS=

CONNECT 8: DOLAN RESIDENCE

19 Baywood Avenue, Merio Park, CA 54025

@ -Lopof Stem Wal
57" -8 15/32

> El ‘ ] I
& 3, L . ar-1112 - . . 5
8! g1 7 d t] 8
2 i} 4
1 1 1 [ 1
M REAR YARD SETBACK i i i L L
i " .
‘ | L
| ‘ [ p—
| MAXIMUM ALLOWABLE HEIGHT 25" FROM EXISTING AVG, NATURAL GRADE .
. P 7 i i i o EA ) 050110
I PROPOSED SETBACK ‘ , ‘ ‘ ‘ ‘ ‘ ‘ ZMIN SETBACK REgl rev.1:10.02.18
- rev2:1023.18
i
. | / T T T T . SKYLIGHT rev.3:01.24.19
METAL GUITER (TYPICA H
META- QUTTER (YPIGA) e — CLASS AROOFING
% 00- — N SEMBLY : TPO 5.0420.19
| \ MEMBRANE (TVPICAL) [
.7 .
| - BRONZE ANODIZED ALUMINUM
BRONZE ANODIZED ALUMINUM - - CASEMENT !
B|  ChSevient A Fxed — — THERMALLY BROKEN
| ASSEMBLY THERMALLY BROKEN | .
3| wemaoomseouT - - L METAL DoMWNSPOUT
WOOD SIDING: STK CEDAR | L —F METAL CORNER CAP
GREY STAN | T © 3
. | = ; !
AWNING oo s F F BRONZE ANODIZED ALUMINUM
A SEMENT OVER FIXED WITH 08/31/2019
-— - ) } FED ASSEMBLY -THERMALLY
‘ P BROKEN
: " T easons
| 3 | BLACK
2|e T 'WOOD SIDING: STK CEDAR:
& . H R GREY STAIN
2 | E — <
METAL CORNER CAP } e poon
. ASSENBLY: BRONZE
BRONZE ANODIZED ALUMINUM ANODIZED ALURINUM
£ 7
— = —— - 119 BAYWOOD
I o _— [AVENUE, MENLO
- A — - - - PARK CA 94025
RE0. DECK SETBACK

LINE OF EXISTING GONTOUR
SITE BUILT DECK + STEPS
STEMWALL

&

BRONZE ANODIZED ALUMINUM
THERMALLY BROKEN

o
ALUMINUM TWO
PANEL SLIDER

SITE BUILT DECK

OUTDOOR LIGHT: BLACK

WINDOW SILL HEIGHT FROM FINISH FLOOR:

FIRST FLOOR: 711-12°
SECOND FLOOR: T 812"

SHEET SET
USE PERMIT

SHEET TITLE
PROPOSED
ELEVATIONS

WODEL

sreer. sreer |
HOME

NUMBER|

D-2.2

PROPOSED - WEST ELEVATION - REAR
NFEAR 4

O
(09)



Level 1 - Finish Floor
565230 AN

Top of Stem Wall_
RO 5 sz
~ =

SITE BUILT ONE CAR GARAGE WOOD SIDING WITH PLANT TRELLIS
SITE BUILT DECK WALL
SITE BUILT STEPS; WOOD

SITE BULLT DECK: WOOD.

~

SITE BUILT DECK
CONDENSERS LINE OF EXISTING CONTOUR

STEM WALL BEYOND

SLIDING GLASS DOOR ASSEMBLY:
THERMALLY BROKEN ALUMINUM,
BRONZE ANODIZED

WOOD SIDING: STK CEDAR: GREY STAIN

N g e Q E i
5 g T3 §
£ 8 & g
I I I il g ) £,
* REQURED FRONT SETBACK g XU ALLOWABLE HEIGHT 25 FROM EXISTING AV NATURAL GRADE | | f REQURED REA SETBAGK
i I I | h
weour
1 ¥ ; ¥ | .
. o SvLGHT .
: | * — f \ i :
Leve2 Topot oot | : S ' | ez
@-Lloelz ToporRoot |y - ;1 ' . |88 ¢
79-2 132 . | | D |lu® §
. BRONZE ANODIZED ALUMINUM CASEMENT METAL GUITER (TYPICAL) Es <
| OVER FIXED ASSEMBLY -THERMALLY BROKEN b | 20-a L |2%=%
ANING: MATCH METAL TRIMS + |FyR g
| T PROPOSED FRONT SETBAGK tlbgsE
! ! METAL DOMWNSPOUT BRONZE ANODIZED ALUMINUM HORIZONTAL 3 i B EERE
N H 3 METAL CORNER CAP (BEHIND) ——————| PANEL SLIDER ASSEMBLY -THERMALLY BROKEN ‘ £2Q¢
: ® hEL
! | METAL CORNER CAP i : “
. . i
| 5 COVERED DECK | I
& FshFoor V. __ JE B — | :
69-223132" . i " | .
| I
_ _ ~Top of Garage Roof I
L ] w0 | 86~ 10 7/16" .
g [ PromcseD rexmseranck . .
| ' ‘ |
: i
I s
' s ‘ .
| |
| ! = | |
Level 1 - Finish Floor ! 2 | .
555232 —\ . ' ‘ |
Top of Stem Wall _ LY H I
Q578 5z —— I
Base Flood Elevation — N A e e e . :
57838 o _ — — i
Adiacent
BRONZE ANODIZED ALUMINUM AWNING WINDOW ASSENELY SWING DOOR ASSEMELY:
ASSEMBLY “THERMALLY BROKEN WETAL SIDING: STEINSTALLED
KYNAR FINISH, BLACK SITE BUILT GARAGE: WOOD SIOING. ———
SITE BULT DECK + STAIRS
une oF
w
[*]
PROPOSED - SOUTHELEVATION - LEFT | &
114" = 10" g
=
7]
w
€
§ §
Q £
a g
y y |% o 2
5. H -0 H z 5 &
£ % 2 R W=
I g | £ g Z i
g § | | s E |2 &
£ 8 o 3
4 w0 J skvuicHr i . CLASS A ROOFING ASSEMBLY I oaTe issueD
¥ i O MEMBRANE (VPICAL) w3 s
REQURED FRONT SETBACK METAL AWNING | e b seor0
I MATCH TRIMS | . REQURED REAR SETBACK | o
- o BRONZE ANODIZED ALUMINUM - o
(B-tevg2-TonofRoot e B — e WhbeWRSSEMBE— — —— — ~ _ i TR VA PROPOSED REAR SETBAGK A vz t02318
PROPOSED FRONT SETBACK . PETTTETRTY
BUACK HETALTRIM N waa
e ¥ - WETAL DowNsPouT I > T
METAL DOWNSPOUT 3 3 ~ METAL CORNER CAP . .
d = 5 :
THERMALLY BROKEN s
METAL SIDING: BLACK 3
= | BRONZE ANODIZED ALUMINUM AVINING
OUTBOOR LIGHTING BLAGK RSSEMBLY “THERWALLY BROKEN
METAL RIS
vel2-Finish Floor _ ___ » — -
69 - 22332 ‘ L «
METAL SIDING: BLACK
083112019
amigaraeRog777417 R I |
6 - 10 7/16"
: e Jmi
- A | I

119 BAYWOOD
[AVENUE, MENLO
PARK CA 94025
SHEET SET

USE PERMIT

SHEET TITLE
PROPOSED
ELEVATIONS

SHeeT. sreer wover
NumBER( HOME

D-2.3

U
©

PROPOSED - NORTH ELEVATION - RIGHT
NS 1




@ Lewel2
79 -2173:

pofRoof -

o212

V
b
| e |
J
I
I

£
GLASS AROOFING ASSEMBLY = - . = g+ 8
PLYWOOD SHEATHING N =g £
Es 2
ROOF RAFTERS G5 2
FaRE
MIN, R30 ROOF INSULATION hEs g
(TOTAL .30 ROOF ASSEWBLY) 4@a 8
2888
£2
RO J0ISTS nzsg
SoRE
RS
0
_ Topof Garage Roof =
o 10 7/15 P H
SITE BULT GARAGE H
2
®|§
g
Lovel 1 fmsh oot Level 1 - Finish Floor ¢ o
I | _ S5 mmn - " LN
e T Tr S
- ~o Top of Stem Wall Top of Stem Wall _
576 159 P 57 -8 15137 = === = — ——— = iy
Base Flood Elevation SITE BULT DECK + WALL i
57 -83/6" I e —— — —— SEBOTGARAGE BEYOND
Avg. Adjacent Grade FINISH FLOOR -5 =4
o oo L o
FLOOR JOIST (TYPICAL)
M. R.30 FLOOR INSULATION
TRANSVERSE SECTION - GARAGE 3 TRANSVERSE SECTION ]
114 =10 114" = 10" =
w
a
=
7]
w
€
§ §
Q £
o s
® =
o
z :
w00 z -
9 ¢
CLASS AROOFING ASSEMBLY o =
TPO ROOFING MEMBRANE - WHITE I
oare ssueD
o 050110
ROOF RAFTERS v 100278
vz 10238
MIN. R.30 ROOF INSULATION T E—
(TOTAL R.3 ROOF ASSEMBLY) 3012618
v 04z
s 04288
L Roof e — evsionzms
T L T— T 1 e
083112019
Level 2- Finish Floor __ _ _ _ _
Q65250 T T T T T T T T T
s | o

Top of Garage Roof. _
S0 716"

Level 1 - Finish Floor
58- 8 23/32"

MIN. R21 WAL
INSULATION

STEEL BEAM FACTORY BUILT
(TYPIGAL) COVERED DECK WITH
PARAPE

119 BAYWOOD

Top.of Stem Wall _
S5 15

@b Base Flood Elevation
57-83/8"

[AVENUE, MENLO

PARK CA 94025

FLOOR JOIST (TYPICAL)

MIN. R-30 FLOOR INSULATION

SHEET SET
? - - 4" — USE PERMIT
SHEET TITLE

SECTIONS

SHeeT. sreer wover
ST NumBER( HOME

D-2.4

D)
iKY
o

LONGITUDINAL SECTION
114" 1




WOOD SIDING

- WeTaL SoNG
WeTAL SONG X\
WETAL SOING
WETALSIONG oomsom6
~p WooD SioNG wooD SioING )
wooo sione —/
Pras—
NORTHEAST CORNER 5 'SOUTHEAST CORNER 3
woop sioie
o sz \ ‘f VETAL SIS
* WOOD SIDING: STK CEDAR: GREY STAINED
'WINDOWS: BRONZE ANODIZED ALUMINUM,
THERMALLY BROKEN
weTaL
33
Woop oG
OO SIDING METAL SDING
[
METAL SIDING: BLACK
SOUTHWEST CORNER 4 NORTHWEST CORNER 2 MATERIAL KEY 1

O
fES
iEN

NO SCALE

info@connect-homes.com

706 S HILL ST, STE. 1060
LOS ANGELES, CA 90014

t:310.622.9271

CONNECT 8: DOLAN RESIDENCE

g
£
H
H
g
H

DATE 1SSUED
0s01.15

rev1 1100218
2 102318

o3 012419
Teva 042319
oS 042919

08/31/2019

119 BAYWOOD
[AVENUE, MENLO
PARK CA 94025
SHEET SET

USE PERMIT

SHEET TITLE
MASSING DIAGRAMS

SHeeT. sreer wover
NumBER( HOME

D-2.5




CLOVER LANE

ARCHITECTURAL EXISTING RESIDENGE
NORTH EXISTING RESIDENGE

| |
I |
| |
| |

706 S HILL ST, STE. 1060

LOS ANGELES, CA 90014

t:310.622.9271

info@connect-homes.com

-y
TRUE NORTH
121
LeveL2
exsTNG
HERTAGE e
e dsTIN
10" TREE OF & sioewax
HEAVEN T0 8
RENOVED. exsTNG
eusTNG
RAING ———— G
EXISITING \ DRIVEWAY
GaRAGE \ e
BsTNG \
s \
RAc \ —
EXISTING HERITAGE ) 106 GARAGE
" TREE OF HEAVEN -
R v - I .
NON-HERITAGE 10" ° = | roee
PITTOSPORUM | REMOVED P =
| @ UNCOVERED DECK @
LINE OF PROPOSED r -85
1 CAR GARAGE ———— L
| T roroseo S
PROPOSED I ol L DRIVEWAY o
UNCOVERED N :
R I —- H
PARKING | CovERED DECK
[E— ~ ONLY COUNTS
TOWARDS BULDING
LINE OF EXISTING GARAGE HERITAGE: =
O BE REMOVED o REDWOOD . 5
[TRee ; 3
LINE OF PROPOSED 2 STORY HOUSE N B
w
110
[*]
z
EXISTING w
RESIDENCE | a
sTeBuLT a
ONCOVERED i, 7]
DECK a
o
NONHERITAGE 7 i - g
PRIVET TREE Z 3
NONHERITAGE 1 z 1§
BITTOSPORUM TREE LIELS 2 @
WILLOWS MARKET a ¢
NONHERITAGE & 5 5
PITTOSAORUM TREE @6 =
PARKING §
o G
o
Z i
-
E2ZA cioonamen g i
o
APPROVED XY surome coverace oy
OFFICE DATE 1SSUED
BUILDING 0s01.15
v 1100278
wzit0zame
31012019
[IEn
052919
AREA PLAN 3
1=200"
FLOOR AREA LIMIT
suARE FooTAGE oweNsioNs
FIRST FLOOR 64 se 22z xar >
(GARAGE 2514 5F 218" x11'10" 08/31/2019
SECOND FLOOR (- STARWELL) 12497 SF 1296.99 - (STARWELL: 3 425" 12 117
ToraL perry
BUILDING COVERAGE ¥ -
FIRST FLOOR 12964 5F
coveRen pECK 2358
carace 2s145F
3 ToTaL 1807157
G
0 3 O 119 BAYWOOD
/ AVENUE, MENLO
i i noTE: PARK CA 94025
GALCULATIONS PERZONNG ORONANCE SECTION 1604719 sHeET seT
@ FOR ALL SINGLE PANLY RESIDENTIAL AND .3 JONING DISTRICTS, 'FLOOR AREA' MEANS THE TOTAL SQUARE FOOTAGE OF ALL STORIES OF ALL
srRucTuREs VWK X SOLID ROOF THAT EXGEEDS & FEETIN HEIGHT AGOVE GRAE, AS MEASURED FROM THE FAGE O THE FOUNDATION.FLOGR UsE peRMIT
m ‘ H‘ B)FL L EXCLUDE: AND P/ \TTACHED TO THE EXTERIOR OF THE MAIN RESIDENCES OR
il U I B AT ACCELSORY BUILNG PROVISES T ONE END 13 GPEN AND FAGES GUT FROM THE STRUCTURE.
| SeEETTTLE
il B [AREA PLAN + SQ
FOOTAGE CALCS +
STREETSCAPE
SREeT. SueeT obel
nuwgER( HoME
111 8AWOOD 121 BAYWOOD
119 BAWOOD D-0.2A
opTion2
PROPOSED - STREETSCAPE 2 SQUARE FOOTAGE CALCULATIONS 1
18" = 1200 NO SCALE

)
pxe
N




g
)
k)
)
28
)

A N EXCELS THE LhATION FOR ALL gz @
- 'SOURCES OF SOUND MEASURED FROM ANY. Sg ¢
RESIDENTIAL PROPERTY- e E
. NG TIE rouRs « 50 goh Wd 5
&) DAV FoURS o0 g6k | B35
N ros g
PROPOSED ELEC METER 4 y 2 §
EER]
| | o roRoSED das HETER oasme Egte
/ 12 SLVER MAPLE PrOPOSED N sTory. ‘ SuRE
: el G g8
“ . SITE BUILT DECK (NO
BEG N0 OF EXISTING FENCE
EXSTING 3 Wo0D FENce
| ,
sTaRT OF EXSTING 7
; SasTe 7 0e [ SRS
—_ —- Pt o -
4 7 &, - . PRoOosED - - e 3
AN g | =] PiostoRuM (n %5 concuRB L
o g AN, R - T 1 & 32 | ¢— e
f Reee ! = rr TSR e 251\
N . e 8 ~ - & L . %%
AR | R eoms A exsTNG WATER
HEAVEN ToEc offe n | R o ETER [ T Y
| | RepoveD H o T = =
i N ‘ } - PROPOSED STREET TREE >
i emus 251.4SF 1-CAR il |
- | e SITE BUILT HoUst 0 8¢ Rewover ——
o ko 18" TREE OF GARAGE UTIL POLE
S prorosto EAVENTOBE | w3607
S Vxvloswa: \ ! 1 REMOVED | “
0| ‘tonGesTon TN 250 37 SITE GUILT
I . e ’ eSvngs beck I
N e i || | proPOSED TWO STORY { PERMEABLE,
; fir= | FACTORY BUILT HOUSE | i PAVERS! -
z o N | "’ T | (1,296 SF ON GF) | ' WITH GRASS
[o2} 4 . ’
Sl J | |
b ! |
ol 2 t
B i & . u} o
@ s ¥ — [ B+ !
w L | | oeck « 1 w
z R | | (=) g Q
3 i | i Q z E
- o . - o
SIS L 1 uncoveren | | a
a o o8- | y BRNEwAY - 2
S = PROPOSED REAR SETBACK i i | z &
BN o =T PROPOSED 3
o a2 1 r k L ——— - Y ConcReTe < 3
A 3 @
= oy 1 1_ H
| - | ioor 33
| N | # EXERORWALLS ToUSE E
| ¥ oz § EXISTING H
- - | 7l s % praca \ oo
24" OAK TREE = 51 I 212 b2 H EXTENDED § i
H SN 2| I ° w2 ol g
| H ﬂ o i
: : L Lakiil s tmomedonr £ =% s 8 ¢
f— —— = - — rEhns \
EXSTING 7 SIDE 5 EXSTING 7 SIDE t PATE 1SSUED
WOOD FENGE H EXISTING TREES WOOD FENCE o1 me
T aERnoED PROPOSED STREET TREE ooe
exsTiNG & S0 S REwO%S hee B 00T
oo rence - [wzome
sonE e - AR
| a0z
rev.5: 042919
exsnG
oReTdR s
~. | 2,
- ~ GUTTER
. 08/31/2019
~N
~.
~. SITE ANALYSIS
N R-l-U ZONING
\ .
- LOT AREA : 6870 SF (0.1577135 acres)
~.
~. ALLOWABLE BUILDING COVERAGE:
T~ (LOT AREA x 35%) = (6870 x 35%) = 2404.5 SF Nom ECTURA 119 BAYWOOD
T TRUE NORTH [AVENUE, MENLO
. PARK CA 94025
>~ - -, EXISTING BUILDING COVERAGE: 1235 SF PROPOSED BUILDING COVERAGE: 1807.1 SF (26%) [ A
—
o - USE PERMIT
~. — FLOOR AREA LIMIT: 2800 SF PROPOSED FLOOR AREA LIMIT: 2799.1 SF
~
. —
~ - EXISTING HOUSE FLOOR AREA: 1010 SF PROPOSED FIRST FLOOR AREA: 1296.4 SF "
EXISTING GARAGE AREA: 225 SF PROPOSED SECOND FLOOR AREA: 1251.3 SF Ead SITE PLAN
PROPOSED GARAGE AREA: 251.4 SF
EXISTING PARKING: 1 COVERED ) EEpTERT
PROPOSED PARKING: 1 COVERED/ 1 UNCOVERED
SITE PLAN 1 OFTION 2
N1 316" = 1-0"
L=4n B~ 4




| g |

I

PROPERTY LINE

3 | |
e e N sioE sETBAC
Q. SIDE SETBACK -

108 3 2

PROPERTY LINE
SETBACK LINE
NI,

PN N
SETBACKLINE

| MAXIMUM ALLOWABLE HEIGHT 25° FROM EXISTING AVG. NATURAL GRADE |

CLASS A ROOFING

SKYLIGHT | SSEMBLY. PO
| MEMBRANE (TYPICAL) e
. reome | ge 8
,,,,,, . oesnorcowry | 85 ¢
2g ¢
IRONZE ANODIZED ALUMINUM CAS}MENY | veTALAwNNG: | W S
e R st T e | Bs 2
N 4 veraourer | EuR 8
SRONZE ANODIZED ALLMANUM CAShENT < e | BUSE
|| ASSEMBLY THERVALLY BROKEN N N EERE
2 ) veraLcomeror | 28 @
2| weraL RIS T 2 H n2s8
- . [ 4 L T M ggmE
DOWNSPOUT: ‘Ismws 0 notfg ~=E
CORNER AP - - METAL DOWNSPOUT
@-Level2-Fin N < BRONZE ANODIZED.
) IR - — = F— - } . “ALUMINUM CASEVENT
69'-223032 g OVER FIXED WITH FIXED
b "WINDOW ASSEMBLY -
H |~ % PROFOSED SETBACK TEWALL THERMALLY BROKEN
2 S |
g N
H |
® ’ HE
| woopsome ——— 12 P :
2 H |
swng boon assewst.on a covenenpzacms
ey | i VR Se
FRANE + CLEAR GLASS H | H WooD SDING
Level 1 - Finish Floor N - BRONZE ANODIZED
58 -8.23/32" £ 1S | [ “ALUMINUM CASENENT
_ L _ e g — OVER FIXED WITH FIXED
Top of Stem Wall _ _ . — D I 1 o ASSEMBLY THERMALY
57 -8 15/32 = N i i [y =T
- - - MAVQM@G'“EG
= \ STEMWALL 55-6"
H CEDAR: GREY STAIN
| LINE OF EXISTING CONTOUR
WINDOW SILL HEIGHT FROM FINISH FLOOR
FIRST FLOOR. 7 1112
SECOND FLOOR: 7 6.12"
w
PROPOSED - EAST ELEVATION -FRONT 5 | Q)
14" = 10" =
w
a
=
0
w
€
§ S
Q £
a g
¥ z m‘ y w w B H ©w =
2 E 3 H 2 g = H
g H & ;l ;l E ! R ! g 3 E i
& g H & . # + & 4 H
5 H @ ] E & § E 5 Z
@ ’ @ @ @ B ¢ G, e s | . L o | e | e -
E 5 .
et bt et 1 1 1 i o] g !
Posau | | | 10834 FIR [ —"
| | \ i 7 T | | |
\ LM ALLOWABLE EIGHT 25 FioM EXSTING AVG.KATURAL GRADE | WAL ALLOWABLE EIGHT 25 FROM EXSTING AVG. KATURAL GRADE owre ssueo
CrTooTaL [ | i | o I : L B i | (R : coonre
DOES NOT COMPLY | i i N ! o5 3 v 100278
N i
« | | | L | \ | | oz
- ;
o 18 TOOTALL SKyLIGHT
Level 2 -Top of Raof . N> . Level fRoof DOES NOT COMPLY N T X B o3 012419
@-Level2TopofRoof . | @vlevela-TopolRool g - - . __ 1 z _ - e e
79-21/32" H 79'-2 1132" e S nadoNe 2
! N H MEMBRANE (TYPICAL) [105:042919
METAL TRM (TYPICAL) — N METAL GUTTER (TYPICAL)
comispour. coLomaronueraLsoms —————————| 2y N - sronzt moozeo o [
2 | ERoNzE ANoDizZED ALUINUM - ASEVENT ASSEMBLY -
BRONZE ANODIZED ALUMINUM CASEMENT+FIXED ] | 8| caseMENT aNDFIXED ¥ — THERWALLY BROKEN
ASSEMBLY -THERMALLY BROKEN e ' METAL | = | ASSEMBLY THERMALLY BROKEN . . - .
i v DowNsPouT | 2| weracoownseout . . - + METAL DOWNSPOUT
SRONZE ANODIZED ALUMINUM CASEMENT 3 oack | I . 1 -
RSSEMBLY THERMALLY BROKEN f T sroNE opdeD WOOD SIDING: STK CEDAR: } —————F} remconeo
i © D = GREY STAIN 3 © © B
METAL SIDING: BLACK : : : : : : ;
— > 5 > - - s - :
T P AWNING - F L 5RONZE ANODIZED ALUMINUM
& 4 R RGINT DVER D Wi 0813112019
i —4 = - - - Y FIED ASSEMBLY -THERMALLY
373:
i ) « BROKEN
18 T00TALL T i N~ .t emsons
DOES NOT GOMPLY H - g
w|2 L= % = 7 Rl -
I 4 K
WOOD SIDING: ST 2l | B Tk CEDAR
CEDAR: GREY STAIN H = GREY STAN
I IRE ! .
H & <
Level 1 - Finish Floor | EE] 0 N
558 3330 slols ! METAL CORNER CAP s booK
NEREiH ‘ ‘ ASSENBLY: BRONZE
BERRat BRONZE ANODIZED ALUMINUM ANODIZED ALUMINN
Top of Stem Wall a8 3 WO PANEL SLIDER - @@ N FRAME + CLEAR GLASS
57'-815/32 8 | A F 2
g i I _ _ _
H - \ ' Y
3 1 |EmEmEm=E=E=iammmEmma=mmE=mm=AN ="
= = = ] ==5 119 BAYWOOD
————_[AVENUE, MENLO
o o _ RN B — PARK CA 94025
/ SHEET SeT
LINE OF EXISTING CONTOUR =
SITE BUILT STEPS AND DECK Qe mNODZED | JSE PERMIT
SITE BULLT DECK + STEPS Lot o
LINE OF EXISTING CONTOUR
STEMWALL
. RONZE ANODIZED ALUMINUM FIXED ASSEMELY -
STEBULT1- CAR GARAGE HERMALLY BROKEN STEBULTDECK |SHEET TE
PROPOSED
QUTDOOR LIGHT: BLACK ELEVATIONS
WINDOW SILL HEIGHT FROM FINISH FLOOR:
e sreer
FIRST FLOOR. 7 11:12 SeT novser( HOME
SECOND FLOOR: 78112"
PROPOSED - WEST ELEVATION - GARAGE 3 PROPOSED - WEST ELEVATION -REAR 4 [ ©FTON2
174" = 10" 4= 10"

O
jES
N



tl H H E
g Q1 21 £
g 3 ) £
5 8 &
£ @1 g 2 I
| | | i £
I - | I I !
1 REGURED FRONT SETBACK d ! P ! | !
N |65 -0 Frow PROPERTY UNE * o i £ st .
T ProroseD RenR seTaRoK * I i .. E
' ! 8y 3
Level2-TopofRoof | o CLASS A ROOFING ASSEMBLY (TYPICAL) | 1183 ¢
79-2 132 . | | Cu® §
: BRONZE ANODIZED ALUMINUM CASEMENT METAL GUTTER (TYPICAL) Gs %
| AWNING: MATCH METAL TRIMS ! 5 Re
| Las e
. | METAL DOWNSPOUT BRONZE ANODIZED ALUMINUM HORIZONTAL 3 1 JEs8
: ! : METAL CORNER CAP (BEHIND) PANEL SLIDER ASSEMBLY THERMALLY EROKEN | 2868¢
: e nect
! | METAL CORNER CAP 1 =
. | = '
| | WWOOD SIDING: STK CEDAR: GREY STAIN ° COVERED DECK |
METAL SIDING: KYNAR FINISH, BLACK
eﬂljw@i,777777777777#,7777 S |
69'-2 23137 : . |
| : |
. I I !
| 1 i winoow !
o i ASSEELY 1
ME 2 . 3
: HE R VeTALSDING:
2|y 2 KINARFINISH, .
| I3 : ;
Level 1 - Finish Floor 3 =
555232 N . 3
&-Lopof SlemWall _ N -
57 -8 15/32° T == ——
- | T
RONZE ANODIZED ALUMINUM AWNING.
ASSEVBLY THERMALLY BROKEN
SITE BUILT DECK + STAIRS
e oF
1.GAR SITE BUILT GARAGE
GARAGE DOOR
w
[*]
PROPOSED - SOUTHELEVATION-LEFT | Z
114" = 10" g
=
7]
w
€
§ S
o ¢
a g
| u I% ® =
¢ y wr H ;|G @
£ 2 2 i o=
& g | g g Z i
g § | | 4 E |2 &
£ 4 S
‘ . o =
MAXIMUM ALLOWABLE HEIGHT 28' FROM EXISTING AVG. NATURAL GRADE .
l ' | i -0 l
w0 Ll P — . CLASS AROOFING ASSENBLY REQURED REAR SETBACK 1 onre ssueo
| [ PO MEMBRANE (TYFICAL) .
REQUIRED FRONT SETBACK METAL AWNING : oo
MATCH TRIMS ‘ 65'- 0" FROM PROPERTY LINE N o
[ leveloToporRoot | Zedaemagme ——— — N PROPOSED REAR SETBACK
79'-2 132" TTHED NS ASSEMBE | —T T YT 1 rev2: 102318
E = : o3 012019
BLACK METAL TRIN ova 032319
A o ¥ 5 [resp— 1 > TR
- :
METAL CORNER CAP

NUM
HORIZONTAL SLIDER ASSEMBLY -
THERMALLY BROKEN

913

METAL SIDING: BLACK

5.9

BRONZE ANODIZED ALUMINUM AWNING
ASSEMBLY -THERMALLY BROKEN

METAL SIDING: BLACK « 08/31/2019

‘OUTDOOR LIGHTING: BLACK

i

METAL TRIMS e
inish Floor _ R o NL
: q ‘ |
I

[ Lovel2
&

\

g9

7o
s
10-
‘GARAGE HEIGHT, ‘

Level 1 - Finish Floor
565230 AN

Top of Stem Wall_ - - .~ -
Ko7 3 iara2

= lll L

119 BAYWOOD
SITE BUILT WOOD STEPS. [AVENUE, MENLO
PARK CA 94025

SITE BUILT DECK
SITE BUILT DECK WALL

CONDENSERS LINE OF EXISTING CONTOUR R
STEM WALL BEYOND USE PERMIT
SLIDING GLASS DOOR ASSEMBLY:
THERMALLY BROKEN ALUMINUM,
BRONZE ANODIZED.
SHEET TITLE.
WOOD SIDING: STK CEDAR: GREY STAIN PROPOSED
ELEVATIONS

SITE BUILT 1-CAR GARAGE

Sreer seeer wobe
GUTTYER (TYPICAL) ST NumBER( HOME

D-2.3A

PROPOSED - NORTH ELEVATION - RIGHT 4 OFTIONZ
114" = 10"

)
pxe
()




COMTOUR INTERVAL: 1’

GRAPHIC SCALE

APN—-062-301-080
O o

( IN FEET )
Limeh=8 1t

APN-062—301-070

EXISTING
ONE STORY
BUILDING

—_— L esvEmW

TREE AccESS
HOLE

\ DRT &
TREE DRIPLINE \ 4

. ~/ (TYPICAL)
J EXSTING

L oo & - ONE STORY
. 5 2 BULDING

APN—-062-301-090 DILAPIDATED

\ t=—woop STEPS
DIRT: & & LANDING

BUILDING

5000

h
5
™

“HTVM ONOJ
5

s>
%}\x EXISTING

GARAGE

0 IS0
A0

€

warer 7,
METER

\

toie < -,

APN-062-301—-100

EXISTING
BUILDING

6870 sq.ft.
+0.16 ACRES

SITE NOTES 119 BAYWOOD AVE.
APN 062-301-090

2

H30s
Moo

cone curs
W/ GUTTER

57.06 7L

LEGEND

cone CONCRETE

& FINISHED FLOOR
2 FLOWLINE
oH OVERHEAD

e 0P OF CURE
% vmimy

m WATER METER
]
i eer oF pavemENT
—  momme

EXISTING GROUND
_——to——" Conrour & ELEV.

" EXISTING GROUND
X1 SPOT ELEVATION
[S] SEWER MANHOLE
@ TEMPORARY BENCHMARK:

SET MAG NAIL & SHINER
ELEVATION=55.25"

| HEREBY STATE THAT | AM A LICENSED LAND SURVEYOR OF THE

OF _CALIFORNIA, THAT THIS MAP CORRECTLY REPRESENTS A
SURVEY MADE UNDER MY SUPERVISION —IN MAY, 2018 ,
THAT PROPERTY LINES SHOWN HEREON ARE COMPILED FROM RECORD
DATA AND DO NOT REFLECT A BOUNDARY SURVEY UNLESS SPECIFICALLY
AND THAT THIS MAP DOES NOT INCLUDE EASEMENTS
SFECIFICALLY DELINEATED HEREON.

IF UNDERGROUND UTILITIES, ZONE, SETBACK AND STREET WIDENING
DATA ARE_SHOWN HEREON, IT IS FOR _INFORMATION ~ONLY, = HAVING

WITH THIS CORPORATION. THEREFORE, NO CUARANTEE IS
MADE AS TO THE ACCURACY OR COMPLETENESS —OF  SAID
INFORMATION.

ANDREW HOLMES L5 4478

t
h

triad/holmes assoc
ail anginering
e Sen
MAMMOTH LAKES
BISHOP
REDWOOD CITY
SAN LUIS OBISPO|

Conyriane (© 2015 oy
T e a22adte
A Y

ST L

Revsovs: an

FREPARED FOR.
119 BAYWOOD LLC
111 POTRERO AVE.
SAN FRANCISCO, CA
oe103

CALIFORNIA

MENLO PARK,

119 BAYWOOD AVENUE
TOPOGRAPHIC SURVEY

5/19/2018

ES

17_g"

91955

7

]

D16



ATTACHMENT E

PROJECT DESCRIPTION
119 Baywood Avenue

First Submission July 18, 2018

Second Submission October 10, 2018

Planning Commission Presentation on November 5, 2018
Third Submission March 13, 2019

Fourth Submission April 29, 2019

November 5, 2018 Planning Commission Direction

On November 5, 2018 The Planning Commission made the decision to continue the request for
use permit at 119 Baywood Avenue. While there was no formal direction to make specific
changes, the Planning Commissioners made the below comments. The project sponsor has
addressed the comments in addition to providing an alternate design with the garage relocated
to the rear of the property, addressing specifically the prominent garage.

Below is an outline of the Planning Commission comments and the project sponsor brief
responses:

1. PC Comment: Explore options for reducing the perceived massing of the building.
Sponsor Response for original proposed design:
e Increased height of the first-floor porch parapet
e Created full height architectural wing wall to the north side of the porch
e Added awning above the first-floor side patio doors
e Inserted wood siding material at second floor
e Modified landscape plan to include the addition of street trees

The addition of the increased height parapet along the front porch facade creates
an elevation layer between the garage and the exterior wall of the house. The
combined modifications of the front porch parapet, architectural wing wall,
contrasting wood siding material, and landscape plan ALL contribute in the
reduction of the perceived building massing.

2. PC Comment: Conduct additional outreach with neighbors so that they have seen
the plans.
Sponsor Response:
e The project sponsors made contact and met with the neighbors to present the
revised project plans and elevations.
e See below Neighboring Properties section for details of the meeting.

3. PC Comment: Revise the garage.
Original Design Enhancements:

E1



e Garage roof pitch was modified for proper drainage

e Green wall added to north garage elevation

e Addition of (2) street trees

e Addition of parapet to the front porch reduces the prominent massing of the
garage

The proposed garage now includes a vertical green wall on the north side of the
garage. The front yard landscaping plan was modified to include (2) street trees
as well as the large tree in the front yard. This modified landscaping plan further
breaks down the garage massing and creates screening. The curb cut has been
reduced to 20ft and the front yard permeable pavers were redesigned to create a
softer appearance. The addition of the increased height parapet along the front
porch facade creates an elevation layer between the garage and the exterior wall
of the house. The combined modifications have reduced both the massing of the
garage and the home.

Alternate Rear Garage Design Option:

e Relocate garage to rear yard

e Modified front elevation

e Modified site plan to accommodate alternate design

e Confirmation with Arborist for means and methods of new driveway design

The proposed alternate rear garage design option was prepared to offer a
solution for the perceived prominent garage feedback from the planning
commission. This option would position the garage in the rear of the property
and push the house closer to the street to accommodate garage access and
turning. The landscaping plan would adjust accordingly consisting of the similar
plants and plantings as the original design.

When reviewing the new site plan in coordination with the daylight plane, it was
determined that the house would be positioned such that it would not provide
enough clearance for the minimum driveway requirement which ultimately
provides access to the new rear garage location. The FEMA flood plain height
requirement causes the structure to intrude into the daylight plain. Therefore, it
does not appear the alternate rear garage design option is viable. The sponsor
did also explore reducing the height of the structure by using the minimum height
module design however this did not result in a viable solution.

Based on the feedback received to date from the surrounding neighbors and
the technical restrictions identified after exploring the alternate rear garage
design option, we request to proceed with the original design submission
locating the garage at the front of the property.
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4. PC Comment: Reduce curb cut.
Sponsor Response:
e Curb cut was reduced from 24ft to 20ft for the proposed original design
e Curb cut was reduced from 24ft to 14ft-5inches for the alternate rear garage
design option

Purpose of the proposal

The proposed project consists of the replacement of an existing single-family home that has
been vacant since 1990 with the construction of a new 2-story single family home and garage.

Scope of Work

The original design and preferred option includes an existing 1,010 SF 1-story single family
house and 225 SF 1-car garage to be demolished. New construction of a 2-story innovative
factory-built home, which includes 2,547.7 sf of living area in a 4 bedroom and 3 full bathroom
program. The garage, located at the front of the property, roofs 251 sf of new 1-car covered
parking area and 1-car uncovered parking at the front of the house.

There is an alternate design option provided for a rear garage. This option includes an existing
1,010 SF 1-story single family house and 225 SF 1-car garage to be demolished. The proposed
alternate rear garage design option was prepared to offer a solution for the perceived
prominent garage feedback from the planning commission. This option positions the 1-car
covered garage in the rear of the property with a 1-car uncovered adjacent parking spot and
pushes the house closer to the street to accommodate garage access and turning. The
landscaping plan would adjust accordingly consisting of the similar plants and plantings as the
original design. When reviewing the new site plan in coordination with the daylight plane, it
was determined that the house would be positioned such that it would not provide enough
clearance for the minimum driveway requirement which ultimately provides access to the new
rear garage location. Therefore, this alternate option is not viable.

Architectural style, materials, colors

This beautiful new home will be a welcome improvement from the current dilapidated
abandoned home and integrate into the eclectic mix of one and two-story homes on this block
in Menlo Park. Composed largely of structures built in the middle of last century, many of which
are being renovated or replaced. Baywood Avenue is home to single family residences of a
multitude of styles, colors, and materials. The proposed design of the new home on the subject
property incorporates familiar materials and forms that add to the character of this
neighborhood. The proposed design includes a combination of flat roofs, front covered open
porch and deep sun shade overhangs, with main living spaces on the first floor. The proposed
project uses a combination of semi-transparent stained light gray cedar siding and black bronze
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metal siding with aluminum windows and doors. The building elevation includes the vertical
cladded porch with contrasting vertical wood and an architectural wing wall to the north side of
the porch to create a reduced massing of the 2™ floor. These natural and organic colors were
chosen as they are prevalent on the street. The landscaping of the site will be natural and
native and create a light screening of the building. The new home is in scale and character with
the diversity of homes in this area. The overall character and scale of the proposed design adds
to the array of forms and materials present in the homes of Baywood Avenue.

Factory-built home

The proposed home designed by Connect-Homes is factory-built and centralizes the
construction process with the goal of eliminating waste entirely. In contrast to the 8,000
pounds of waste generated at a traditional home building on site, building in a factory cuts
waste by over 75%. The design intents to offer energy efficiency, using less resources and
providing significant yearly savings. For example, the home will come with LED lighting systems,
exceeds minimum insulation requirements, uses Low-E thermally-broken doors and windows
and is designed to attain the points necessary for LEED for Homes Silver certification before
factoring in site variables. Steel frames function as the main structural component allowing for
more precision and sturdier construction. Currently there have been 5 Connect Homes build
and/ or approved in San Mateo County, 2 of which are in Menlo Oaks.

Site layout

The new home will be placed outside of the required setbacks of the property. The garage and
house were positioned on the site in a way to create a rhythm and vernacular consistent of the
current street elevation with adjacent properties. The placement of the garage at the front of
the home is consistent with the adjacent neighbor’s garage of similar size and scale and
consistent with other Menlo Park properties (see attached street study).

The entry of the house is welcoming and well-defined with a factory- built covered front porch
and pathways from both the driveway and street. The project also introduces new landscaping
to the site consistent in neighborhood including newly planted trees, helping screen the views
of the house to and from the street. There will be some site-built decking on the side and rear
yards, which creates multiple access to the outdoors and strengthened the proposed overall
design. There will be extra build up in the finish grading in order to meet the FEMA flood plain
requirements for this site while also matching the adjacent lot existing natural grades. The
landscape plantings and exterior decking have been designed to soften the built up grade
surround the buildings. The siting of the house and garage were considered while working
with the existing grading constraints. All existing trees on the site will be preserved and
protected. There are no other significant natural features on the property and the house does
not block or obscure any adjacent views or light.
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Privacy among the neighboring properties is respected in the proposed design. The adjacent
home to the north is sited perpendicular to the site and its detached garage adjacent to the
side of the property has no windows. The single-story property to the south is well screened by
existing vegetation and fencing. Additionally, an existing fence, existing established trees and
new landscape screening are proposed along both side and rear property lines to help screen
views to and from the new home.

Neighboring properties

When the property was purchased direct conversations were conducted with the neighbors
located at 106 Baywood (Jack Younkin), 111 Baywood (Lauri Hart) and 118 Baywood (Teddy &
Robert Wilson). The neighbors were excited about the project, expressing support of the
project since the property has attracted transients and all the side effects of not being cared for
in over 25 years.

At the request of the planning department, the project sponsors provided additional outreach
to the following addresses 105 & 103 Clover Lane, 100, 106, 111, 118, 121, 126 & 130 Baywood
Avenue.

e On March 1, 2019 the project sponsors reached out directly to the 9
immediate neighbors with hand delivered letters offering a meeting or
phone call to review the updated plans.

e On March 1, 2019 project sponsor, when attempting to contact the owner of
121 Baywood, spoke with the tenant who provided our written request to
the property owner.

e On March 11, 2019 the project sponsors conducted a meeting held at the
neighbors who reside at 118 Baywood. The neighbors included Teddy Wilson
(118 Baywood), Jessica Olsen (126 Baywood), Lauri Hart (111 Baywood),
Robert Wilson (118 Baywood), and Mrs. Greaves (Woodland Ave.). There
was also a meeting with Heather Goudey (105 Clover LN) separately at her
home on the same day. The project sponsors presented the updated full
submittal package illustrating the changes to the design and landscaping
while articulating the planning commission’s requests from the previous
hearing. The neighbor focus was on the landscaping, exterior elevations, and
the garage. The project sponsors went through the enhancements made to
each of these items specifically. 1) Landscaping - there were modifications in
the front yard to soften up the front elevation including street trees, reduced
curb cut, and redesigned concrete paver area, 2) Exterior Elevation - this was
re-designed to reduce the perceived massing of the building by adding a
parapet above the porch, adding a wing wall to the side of the porch, and
increasing the wood siding material, and 3) Garage — further landscaping was
applied to the wall surface and additional street trees making the garage less
prominent but still consistent with other front facing garages in the
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Conclusion

neighborhood. These changes and responses to comments were well
received by neighbors at the meeting. The project sponsors fielded and
answered questions in an interactive session. Teddy Wilson from 118
Baywood was the only neighbor vocal about the garage design. The updated
next phase of the development process and intentions to submit the package
were discussed. There were several requests from the neighbors to contain
a rodent issue prior to demolition. The project sponsors agreed to provide
ample notice prior to demolition. The neighbors were pleased with the
factory-built means and methods of construction reducing the construction
schedule and minimizing neighborhood impact.

On March 12, 2019 the project sponsors had a call with Amar Marugan at
130 Baywood since he was unable to attend the neighbor meeting at 118
Baywood. Amar wanted to offer his support for the project and indicated he
would be contacting the planning department directly to express his support.
On April 24, 2019 the project sponsor emailed the updated plans including
the rear garage design option to the neighbors at 118 Baywood, 111
Baywood, 105 Clover LN, 126 Baywood, and 130 Baywood.

On April 24, 2019 the project sponsor spoke directly to Terrence, the owner
of 103 Clover. Terrence indicated that he had seen the project plans and
such on the web and his only concern was the dust from the demo,
otherwise he is in support of the design and project.

On April 24, 2019 the project sponsor received an email message from 105
Clover LN questioning the proposed new rear garage option.

On April 25, 2019 the project sponsor hand deliverd the updated plans
including the rear garage design option to the neighbors 100 Baywood, 106
Baywood, 121 Baywood, and 103 Clover LN.

On April 25, 2019 the project sponsor received an email message from our
direct neighbor at 111 Baywood strongly objecting the alternate rear garage
design option. She also states that she had no objection to the original
design and her husband Joe Zott was the only public comment and spoke in
favor at the commission hearing on November 5, 2018.

In summary, this project is progressive and forward-looking, incorporating the best of the
current trends in sustainability and responsible construction practices. The home is a great
addition to this community, and the architecture reflects and enhances the diversity of this
vibrant neighborhood.

Based on in person and in writing feedback received to date from the surrounding neighbors
we recommend proceeding with the original design submission with the garage at the front of
the property and not the rear of the property.
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STREET STUDY

1220 BAY LAUREL AVENUE, MENLO PARK, CA 94025

99 SAN MATEO AVENUE, MENLO PARK, CA 94025
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210 BLACKBURN AVENUE, MENLO PARK, CA 94025

128 BLACKBURN AVENUE, MENLO PARK CA 94025
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256 MARMONA DRIVE, MENLO PARK, CA 94025

239 ROBIN WAY, MENLO PARK, CA 94025



213 BLACKBURN AVENUE, MENLO PARK, CA 94025

217 MARMONA DRIVE, MENLO PARK, CA 94025
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ATTACHMENT F

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

June 21, 2018, Revised April 24, 2019

Jamie McGQGrath
Conventus LLC

111 Potrero Avenue
San Francisco, CA 94103

Site: 119 Baywood Avenue, Menlo Park, CA
Dear Jamie McGrath,

As requested on Thursday, June 14, 2018 I visited the above site to inspect and comment on the
trees. A new 2 story home is proposed for this site and your concern for the future health and
safety of the trees has prompted this visit. Site plan D-0.4 dated 4/17/19 was reviewed for
writing this report.

Method:

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

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

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

Tree# Species DBH CON HT/SPComments

1*P  Incense cedar 28.2 45 45/25
(Calocedrus decurrens)

2 Pittosporum 7.5 50 25/15
(Pittosporum eugenioides)

3 Pittosporum 9.6 50 35/15
(Pittosporum eugenioides)

4 Privet 6.6 50 25/15
(Ligustrum japonicum)

5P/R Tree of heaven 20.1 45 40/30
(Ailanthus altissima)
TREE FAILED IN WINTER OF 2019

6P/R Tree of heaven 18.5 45 50/35
(Ailanthus altissima)

7P Coast live oak 249 90 45/40
(Quercus agrifolia)

8 Pittosporum 9.7 40 20/20
(Pittosporum eugenioides)

o* Silver maple 12est 80 40/30
(Acer saccharinum)

Fair vigor, poor form, topped at 30",
codominant at 30 feet, decay likely.
10 times diameter=23.5'

Fair vigor, fair form, old hedge material,
easily replaced.

Fair vigor, fair form, old hedge material,
easily replaced.

Fair vigor, fair form, old hedge material,
easily replaced.

Fair vigor, poor form, multi leader at grade,
suppressed by #6, leans, heavily invasive.
Fair vigor, fair form, invasive, poor species
Proposed for removal.

Good vigor, good form, good location,
recommended to cable codominant leader.
10 times diameter=20.7"

Fair vigor, poor form, heavy decay on trunk.

Fair vigor, fair form, young tree, 3 feet from
property line.

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

R- Indicates proposed removal
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Summary:

The trees surveyed on site are mix of native and imported trees. Trees #1, and #5-7 are heritage
trees as they have diameter measuring over 15 inches. Tree#5 has recently failed in the winter of
2019 due to heavy winds. The city of Menlo Park's definition of a heritage tree is as followed:

Any tree having a trunk with a circumference of 47.1 inches (diameter of 15 inches) or more
measured at 54 inches above natural grade.

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

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

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

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

Proposed work on site/recommendations:

A new 2 story home is proposed on site. The existing site plan shows pittosporum trees #2-4 to
be removed. The Pittosporum trees are old hedge material that has not been well maintained.
These trees are not of a protected size.

The proposed driveway has been redesigned to be as far from the neighbor's incense cedar tree as
possible. The driveway curves around the tree where possible, while still maintaining a standard
driveway width. In order to reduce impacts as much as possible, it is recommended to
construction the driveway on top of grade using Biaxial Geogrid(Tensar BX-1100) when within
23.5 feet from then neighbor's Incense cedar tree. This will allow for a zero cut driveway type
build. The geogrid can be pinned down over the existing soil as an underlayment which
disperses loads laterally, and allows for building up a base section over the existing soil as a
"zero cut" type driveway build. This will make for a raised finish driveway grade, but will also
allow for a thinning of the required base section thickness to as much as 50% below standard.
When outside the distance of 23.5 feet from the tree, standard driveway techniques can be used
to construct the driveway. If this type of driveway build will help to relieve potential compacted
conditions within the tree root zone. If this type of driveway is to be built when within 23.5 feet
from the neighbor's incense cedar tree, impacts are expected to be nonexistent as no roots will be
impacted/cut.

Tree protection fencing for the neighbor's incense cedar tree is recommended to be placed at 20
feet from the tree where possible. Anywhere tree protection fencing needs to be reduced for
access or any other reason, should be protected by a landscape barrier. During the driveway
build, the tree protection zone can be reduced to the edge of the proposed driveway. The
driveway work when within 23.5 feet of tree #1 will need to be supervised by the Project
Arborist.
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Ailanthus tree #5 failed during the previous winter storms. The owner would now like to remove
the other ailanthus tree #6. This tree is in close proximity to the proposed uncovered parking
area and garage. Impacts from excavation would be expected at this distance from the tree. This
species is often recommended for removal due to its invasiveness. The tree meets the following
considerations to use in determining whether there is good cause for removal of a heritage tree:
-The condition of the tree or trees with respect to disease, danger of falling, proximity to existing
or proposed structures and interference with utility services. (This tree is in close proximity to
the proposed structures on site)

-The necessity to remove the tree or trees in order to construct proposed improvements to the
property (Tree removal is needed to construct the covered carport and garage.)

- The long-term value of the species under consideration, particularly life span and growth rate.
(This species has the lowest value due to its invasiveness and has a short life span of less
than 50 years) (https://selectree.calpoly.edu/tree-detail/ailanthus-altissima)

The remaining trees are not expected to experience any impacts with tree protection fencing
installed and maintained throughout the project. Tree protection fencing for coast live oak tree
#7 will need to be placed at 20 feet from the tree where possible.

Summary:

The trees on site are a mix of native and imported
trees. Incense cedar tree #1 is in poor condition.
The tree has fair vigor, but poor form. The tree
has either been topped in the past at 30 feet or
has experienced at top failure at 30 feet. New
growth following the loss of the trees top now
consist of two leaders competing for apical
dominance. The area where the top has failed ,or
been removed, is now prone to decay, as the tree
is not able to develop enough reaction wood to
close the wound. Because decay is likely in this
area, the two codominant tops are prone to failure
as they continue to grow larger. The two tops are
recommended to be cabled together to offer extra
support to the trees poor form. This tree will be
required to be protected by tree protection
fencing throughout the entire length of
construction as this is a protected tree.

Showing two tops at 30 feet
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Trees #2-4 consist of two pittosporum trees and one
privet tree. These trees are not of a protected size in
the city of Menlo Park. These trees were once
planted likely for screening purposes but have not
been well maintained. These trees are to be
removed.

Showing trees #2-4

Trees #5 and #6 are trees of heaven (Ailanthus
altissima). This species is very invasive and most
cities encourage the removal of this species. The
species has a weak branch strength. Tree #5 has
failed during last winter's storms. Tree #6 is
recommended for removal due being a poor
species and in close proximity to the proposed
construction.

Showing trees #5 and #6
(Tree #5 recently failed)
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Coast live oak tree #7 is in excellent condition.
The location of this tree is good as it is located in
the corner of the property far from any proposed
work. No impacts are expected for this tree. It is
recommended to have the codominant lateral
leader cabled for support. Tree protection
fencing must be installed at a distance of 20 feet
(10 times diameter) from the tree. Any future
landscaping within 20 feet from this tree must be
native plantings with the same water
requirements as the oak tree. Summer irrigation
near oak trees significantly raises the risk of
developing oak root fungus diseases.

Showing oak tree #7

Pittosporum tree #8 is located at the back fence property line. This tree is in poor condition due
to a heavy amount of decay located on the tree's trunk. This tree is not of a protected size.

Neighbor's silver maple tree #9 is in good condition. This tree is a good distance away from the
proposed work. This tree 1s not expected to be impacted by the proposed construction. The
following tree protection plan will help to reduce potential impacts during construction to the
trees on site.

Tree Protection Plan:

Tree Protection Zones

Tree protection zones should be installed and maintained throughout the entire length of the
project. Fencing for tree protection zones should be 6’ tall, metal chain link material supported
by metal 1.5 diameter poles, pounded into the ground to a depth of no less than 2°. The distance
between metal support poles shall not be more than 10'. The location for the protective fencing
for the protected trees(#1 and #7) on site should be placed at a distance of 20' from the trees
where possible. All other non-protected trees to be retained are recommended to be protected by
fencing placed at their driplines. The neighbor's maple tree will be protected by the existing
property line fence. A 6" layer of coarse mulch or woodchips is to be placed beneath the dripline
of the protected trees, within the tree protection zones. Mulch is to be kept 12" away from the
tree trunks. Where it is not possible to place tree protection zones at the prescribed distance
because of approved proposed work or existing hardscapes, the tree protection fencing shall be
placed at the edge of the proposed work or hardscapes, but not closer than 2 feet from the trunk
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of any tree. No equipment or materials shall be stored or cleaned inside the protection zones.
Areas where tree protection fencing needs to be reduced for access, should be mulched with 6”
of coarse wood chips with % inch plywood on top(landscape barrier). The plywood boards
should be attached together in order to minimize movement. The spreading of chips will help to
reduce compaction and improve soil structure. All tree protection measures must be installed
prior to any demolition or construction activity at the site. All non heritage trees to be retained
are recommended to be protected with fencing placed at the tree's dripline. The proposed new
driveway must be constructed under the Project Arborist supervision as described in this report.
Anytime fencing is to be move the Project Arborist shall be called out to the site. All approved
excavation underneath the dripline of a protected tree must take place by hand in combination
with an air spade. Machine trenching shall not be allowed.
Avoid the following conditions:
DO NOT:

A. Allow run off of spillage of damaging materials into the area below any tree
canopy.
Store materials, stockpile soil, or park or drive vehicles within the TPZ.
Cut, break, skin, or bruise roots, branches, or trunks without first obtaining
authorization from the City Arborist.
Allow fires under and adjacent to trees.
Discharge exhaust into foliage.
Secure cable, chain, or rope to trees or shrubs.
Trench, dig, or otherwise excavate within the dripline or TPZ of the tree(s)
without first obtaining authorization from the City Arborist.

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

0w

OTMmO

Root Cutting and Grading

Avoid injury to tree roots. When a ditching machine, which is being used outside of the dripline
of trees, encounters roots smaller than 2", the wall of the trench adjacent to the trees shall be
hand trimmed, making clear, clean cuts through the roots. All damaged, torn and cut roots shall
be given a clean cut to remove ragged edges, which promote decay. Trenches shall be filled
within 24 hours, but where this is not possible, the side of the trench adjacent to the trees shall be
kept shaded with four layers of dampened, untreated burlap, wetted as frequently as necessary to
keep the burlap wet. Roots 2" or larger, when encountered, shall be reported immediately to the
Project Arborist, who will decide whether the Contractor may cut the root as mentioned above or
shall excavate by hand or with compressed air under the root. Root is to be protected with
dampened burlap. All roots to be cut shall be monitored and documented. Large roots (over 2”
diameter) or large masses of roots to be cut must be inspected by the Project Arborist. The
Project Arborist, at this time, may recommend irrigation or fertilization of the root zone.
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Existing grades underneath the protected tree driplines are to remain as is. If grade changes
greater than 4 inches are to take place, special mitigation measures will be needed to reduce
impacts to the trees.

Trenching and Excavation (for any reason)

Route pipes outside of the area that is 10 times the diameter of a protected tree to avoid conflict
with roots. If this is not possible, trenching for irrigation, drainage, electrical or any other reason
shall be done by hand in combination with an air spade when inside the dripline of a protected
tree. Hand digging and the careful placement of pipes below or besides protected roots will
significantly reduce root loss, thus reducing trauma to the tree. All trenches shall be backfilled
with native materials and compacted to near its original level, as soon as possible. Trenches to
be left open for a period of time, will require the covering of all exposed roots with burlap and be
kept moist. The trenches will also need to be covered with plywood to help protect the exposed
roots. When utilities need to be placed within a distance of 3 times the diameter or less of a
protected tree on site, the Contractor shall bore beneath the dripline of the tree. The boring shall
take place not less than 3' below the surface of the soil in order to avoid encountering "feeder"
roots.

Pruning

Any needed or recommended pruning shall be supervised by the Project Arborist, and must be
done by a licensed tree care provider. All pruning for trees in fair to good health must stay
underneath 25% of the total foliage of the canopy. Trees that have been identified in this report
as being in poor health and/or posing a health or safety risk, may be removed or pruned by more
than one-third, subject to approval of the required permit by the Planning Division. Pruning of
existing limbs and roots shall only occur under the direction of the Project Arborist.

Irrigation

Normal irrigation shall be maintained on this site at all times. The imported trees will require
normal irrigation. On a construction site, | recommend irrigation during winter months, 1 time
per month. Seasonal rainfall may reduce the need for additional irrigation. During the warm
season, April — November, my recommendation is to use heavy irrigation, 2 times per month.
This type of irrigation should be started prior to any excavation. The irrigation will improve the
vigor and water content of the trees. The on-site arborist may make adjustments to the irrigation
recommendations as needed. The foliage of the trees may need cleaning if dust levels are
extreme. Removing dust from the foliage will help to reduce mite and insect infestation. Native
oak trees shall not be irrigated unless their root zones are traumatized.

Construction related damage to trees
Any damage due to construction activities shall be reported to the Project Arborist or City
Arborist within six hours so that remedial action can be taken.
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Inspections

It is the contractor’s responsibility to contact the Project Arborist when work is to take place
underneath the dripline of a protected tree on site. Kielty Arborist Services can be reached by
email at kkarbor0476@yahoo.com or by phone at (650) 515-9783 (Kevin). A 48 hour notice is
needed before these inspections can take place. In addition to monitoring construction activities
underneath the dripline of a protected tree on site, monthly monitoring reports are required by the
city of Menlo Park. It is required that the Project Arborist provide periodic inspections during
construction. Four-week intervals would be sufficient to access and monitor the effectiveness of
the Tree Protection Plan, and to provide recommendations for any addition care or treatment.
The contractor must notify the Project Arborist when construction is to start. Should the builder
fail to follow the tree protection specifications, the Project Arborist will report the matter to the
City Arborist as an issue of non-compliance.

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


mailto:kkarbor0476@yahoo.com
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Kielty Arborist Services
P.O. Box 6187
San Mateo, CA 94403
650-515-9783

ARBORIST DISCLOSURE STATEMENT

Arborists are tree specialists who use their education, knowledge, training and experience
to examine trees, recommend measures to enhance the beauty and health of trees, and attempt to
reduce the risk of living near trees. Clients may choose to accept or disregard the
recommendations of the arborist, or seek additional advice.

Arborists cannot detect every condition that could possibly lead to the structural failure of
a tree. Trees are living organisms that fail in ways we do not fully understand. Conditions are
often hidden within trees and below ground. Arborists cannot guarantee that a tree will be
healthy or safe under all circumstances, or for a specified period of time. Likewise, remedial
treatments, like a medicine, cannot be guaranteed.

Treatment, pruning, and removal of trees may involve considerations beyond the scope of
the arborist’s services such as property boundaries, property ownership, site lines, disputes
between neighbors, landlord-tenant matters, etc. Arborists cannot take such issues into account
unless complete and accurate information is given to the arborist. The person hiring the arborist
accepts full responsibility for authorizing the recommended treatment or remedial measures.

Trees can be managed, but they cannot be controlled. To live near a tree is to accept
some degree of risk. The only way to eliminate all risks is to eliminate all trees.

Arborist:

Kevin R. Kielty

Date: April 24,2019
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ATTACHMENT G

From: Heather Goudey

To: Paz, Ori

Subject: Fwd: 119 Baywood Update

Date: Thursday, April 25, 2019 5:31:37 PM
Hi Ori,

The team shared the latest design for 119 Baywood with me last night. I’'m aneighbor at 105
Clover Lane. The back fence for 119 Baywood is shared with my property. This devel opment
placing the garage in the middle of the backyard is concerning to me. While afew of the
neighboring homes have garages behind our homes, they do not comprise the entire backyard.
Doing so for this property, along with a second parking spot, places al of the car traffic for
this home very close to the back of my home which is where the bedrooms are. The
accompanying noise and exhaust will enter my bedrooms. | have no issue with the garage in
the location where it was first proposed.

Regards,
Heather Goudey
105 Clover Lane

Begin forwarded message:

From: Jamie McGrath <jmcgrath@cvlending.com>

Date: April 24,2019 at 11:08:31 PM PDT

To: Heather Goudey <hgoud ahoo.com>

Cc: Chris Dolan <cdolan@cvlending.com>

Subject: Re: 119 Baywood Update

Hi Heather-

Thank you for the quick response. The proposed option is based on the planning commission’s
issue with prominent front garages which they claim our original design had. The request was

to provide an aternate design with the garage in the rear similar to othersin the neighborhood.
If you have a concern with this, please feel free to email our project planner Ori Paz at

OriPaz@menlopark.org and indicate which design you support.

Thank you!
Jamie

On Apr 24, 2019, at 10:37 PM, Heather Goudey <hgoudey @yahoo.com> wrote:

Hi Jamie,
Thanks for sharing. Why the new option with the garage at the rear?
Heather

On Apr 24, 2019, at 9:26 PM, Jamie McGrath <jmcgrath@cvlending.com> wrote:
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Dear Neighbor —

We continue to work with the City of Menlo Park Planning Department for project
approvals. The planning department has requested we do further outreach to our
neighbors on the updated plans. We have provided the city with an option for locating
the garage in the rear of the property. You can see this option on the attached plans.
We are available if you have any questions.

Thank you,

Jamie, Chris & Nagendra

<19 0417 _Baywood_SitePlan + Elevations.pdf>

This email has been scanned for spam and viruses by Proofpoint Essentials. Click
here to report this email as spam.


https://us2.proofpointessentials.com/index01.php?mod_id=11&mod_option=logitem&mail_id=1556170662-iJJnF-Q4PO_t&r_address=jmcgrath%40cvlending.com&report=1
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From: Teddy Spiller Wilson

To: Jamie McGrath

Cc: Chris Dolan; Nagendra Jayanty; Charles Jacob; Lauri Hart; Jessica Olson; Maryhelen Greaves; K Amar Murugan;
Robert C. Wilson; Paz. Ori

Subject: Re: 119 Baywood Update

Date: Thursday, April 25, 2019 10:14:55 AM

Thank you for sharing the updated plans. We greatly appreciate that you have provided an
option for relocating the garage to the rear; that change is very welcome. Although my
husband and | still find the design of the house less than attractive and out of character with
the rest of our street, moving the garage to the rear does answer one of our basic objections.

| see that you have proposed a Chinese Pistachio tree in front of the house, and two
undesignated variety street trees. Those are also welcome and will hopefully soften the sharp
lines of the design.

Thanks for sharing.

Teddy and Robert Wilson
118 Baywood

On Apr 24, 2019, at 9:26 PM, Jamie McGrath <jmcgrath@cvlending.com> wrote:

Dear Neighbor —

We continue to work with the City of Menlo Park Planning Department for project
approvals. The planning department has requested we do further outreach to our
neighbors on the updated plans. We have provided the city with an option for locating
the garage in the rear of the property. You can see this option on the attached plans.
We are available if you have any questions.

Thank you,

Jamie, Chris & Nagendra

<19 0417_Baywood_SitePlan + Elevations.pdf>
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From: Lauri Hart

To: Jamie McGrath; _Planning Commission

Cc: Chris Dolan; Nagendra Jayanty; Charles Jacob
Subject: Re: 119 Baywood Update

Date: Thursday, April 25, 2019 6:30:38 AM

| have reviewed the option of moving the garage to the back of the lot and strongly object.
This design puts vehicles and vehicle noise directly outside the bedrooms of our house. A
driveway that long, and the decrease in backyard space, will also push any children’s play
space into the driveway space creating additional noise directly into our house.

If it is considered desirable, which | do not agree it is, to have the garage at the back of the
property, then the plan should be flipped so that the driveway runs along the property of the
home on the other side of 119 Baywood. In that case, the driveway noise would abut the
garage of the adjoining property and not impact that property’s living spaces at al. It would
still, likely, affect the home directly behind 119 Baywood that faces onto Clover Ave.,
however.

| had no objection to the previous design with the garage in the front of 119 Baywood. That
garage placement is not inconsistent with many homes in the neighborhood and optimizes the
backyard space for the enjoyment of the homeowner without as great a negative noise impact
on my home as relocating the garage to the back of the property in this recent plan.

Lauri Hart
119 Baywood Ave.
On Apr 24, 2019, 9:26 PM -0700, Jamie McGrath <jmcgrath@cvlending.com>, wrote:

Dear Neighbor —

We continue to work with the City of Menlo Park Planning Department for project
approvals. The planning department has requested we do further outreach to our neighbors
on the updated plans. We have provided the city with an option for locating the garage in
the rear of the property. Y ou can see this option on the attached plans,

We are available if you have any questions.

Thank you,

Jamie, Chris & Nagendra
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From: Teddy Spiller Wilson

To: Paz, Ori

Cc: Lauri Hart; Jessica Olson; K Amar Murugan; mhgreaves; Robert C. Wilson
Subject: Re: 119 Baywood

Date: Wednesday, March 20, 2019 9:31:30 AM

Thank you, Ori. | appreciate your keeping in touch.

Y es, ameeting of the neighbors and the devel opers was held at my house. My husband and I, our next door
neighbors and a neighbor whose home is next door to the proposed project were there, although another concerned
neighbor had a business conflict and couldn’t attend. Another neighbor who lives around the corner on Woodland
also attended.

Wedid relay our concerns, but unfortunately no changes appeared to be likely. Our major objections are that the
design of the house is completely out of character with the rest of the neighborhood, and that the garage is the focal
point of the view from the street. Although a*green wall” has been added to try soften the square look of the garage,
that wall is on the side and doesn’t really affect the street appearance. | understand that more trees will be added,
and hope that the size and location of the trees will help.

So, sadly, no, our concerns haven’t been answered; however, they are largely aesthetic rather than regulatory. To be
blunt, some of usfind it ugly, particularly the garage placement. | realize that taste is something that can’t be
regulated, however. | just wish we neighbors had been able to see the plans before they were finalized.

Thanks very much for reaching out to us.
Teddy

> On Mar 19, 2019, at 5:43 PM, Paz, Ori <OriPaz@menlopark.org> wrote:

>

> Hi Teddy,

>

> | wanted to let you know that the applicant resubmitted project documents last week, and mentioned in their
revised project description letter that a meeting with some of the neighbors was held on March 11. | wanted to circle
back with you to seeif you were able to relay your concerns to the applicant at the meeting, and whether they had
been addressed to your satisfaction. With respect to the garage question, it does not appear arevised garage location
has been proposed.

>

> The direction from the Planning Commission at the first meeting was, in part, to reach out to the neighbors with
the plans and provide some confirmation that folks had the opportunity to review the proposal. The applicant's
project description narrative, public comment, compliance with the zoning requirements and the degree to which the
applicant has followed the Planning Commission's direction (on the outreach item, massing, driveway curb cut
width, etc.) will al be evaluated in the staff report. The Commission will ultimately be the deciding body on
whether the project is approved.

>

> Y our written comments will be included as an attachment and discussed in the staff report. Please let me know if
there are any changes that you would like to make to the comments below.

>

> Thank you,

> Ori

>

>

>

> Ori Paz

> Assistant Planner

> City Hall - 1st Floor
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> 701 Laurel St.

>tel 650-330-6711

> menlopark.org

> —eem Origina Message-----

> From: Teddy Spiller Wilson [mailto:teddyswilson@earthlink.net]

> Sent: Monday, March 4, 2019 4.25 PM

> To: Paz, Ori <OriPaz@menlopark.org>

> Cc: Jessica Olson <jessaol son@yahoo.com>; K Amar Murugan <amarmurugan@hotmail.com>; Lauri Hart
<lauriahart@gmail.com>; Robert C. Wilson <bobcwilson@earthlink.net>

> Subject: Re: 119 Baywood

>

> Thanks very much, Ori.

>

> | really appreciate your response. We, the neighbors, are thoroughly confused about what’ s happening across the
street. My email was prompted by aletter from the devel oper which was left on the everyone' s doors, and which
sounded as though changes had already been made. It seemed he was saying all that was needed was for the
developer to prove he had reached out to the neighbors, regardless of our feelings about the proposed house.

>

> Then today flyers were posted under the "Coming Soon” showing the same illustration as the original, with a
description, realtor name and price for the new house, asif everything were all set. If it isn't final, we'rerelieved.
>

> The major objection my husband and | have to that design is the concrete-looking box (garage?) which is sitting
smack in front of the lot, because it will be the view out our front windows. Since the developer has asked for a
meeting with neighbors, hopefully we can talk about that when he sets a date.

>

> My question for staff, then, would be: Can that garage be moved to aless prominent place on the lot? We'd rather
not see one eyesore (the present house) replaced with another.

>

> Thanks very much for noting our concernsl

> Sincerely,

> Teddy

>

>>On Mar 4, 2019, at 2:26 PM, Paz, Ori <OriPaz@menlopark.org> wrote:

>>

>> Hello Teddy,

>>

>> Thank you for your email. At thistime, staff has not received aresubmittal. The revised item has not yet been
reviewed by staff or scheduled for a second Planning Commission meeting. | have added your email to the record
for this project and your concerns will be noted in the staff report, unless they are addressed to your satisfaction
before the meeting.

>>

>> Please let me know if you have any questions for staff.

>>

>> Sincerely,

>> Ori

>>

>>

>>

>>Ori Paz

>> Assistant Planner

>> City Hall - 1st Floor

>> 701 Laurel St.

>>tel 650-330-6711

>> menlopark.org

>> —eoem Original Message-----

>> From: Teddy Spiller Wilson [mailto:teddyswilson@earthlink.net]
>> Sent: Sunday, March 3, 2019 10:53 AM


mailto:teddyswilson@earthlink.net
mailto:teddyswilson@earthlink.net
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>> To: jmcgrath@cvlending.com

>> Cc: _Planning Commission <planning.commission@menlopark.org>; Robert C. Wilson
<bobcwilson@earthlink.net>; Jessica Olson <jessaol son@yahoo.com>; Lauri Hart <lauriahart@gmail.com>;
cjacob@apr.com

>> Subject: 119 Baywood

>>

>> Hello Jamie,

>>

>> Thank you for your letter. My husband and | would very much like to see the revised plans for the house at 119
Baywood, which is across the street from us, since we will be looking directly at it through both our large front
living room window and the master bedroom window.

>>

>> When we saw the “Coming Soon” sign and the Alain Pinel name, we were baffled, because we thought that the
property had aready been sold, and through a different real estate agent. Isthisanew sale, and to a different
developer than the one who introduced himself to us several months ago? Is the revised plan you mention based on
thefirst one, or isit new?

>>

>> We were very apprehensive about the original plan that we saw on the city website, both because of the
placement and design of the garage, and because it seemed so completely out-of-character with the rest of the homes
on the street. | realize the odd shape of the lot creates some design difficulties, and that maximizing your investment
is undoubtedly a challenge, given the cost of real estate in our city. But we greatly appreciate any attempt to address
our neighborhood’ s concerns.

>>

>> My husband and | have lived here many years, and we welcome the redevelopment of this property after so long,
but we do hope whatever goes there fitsin with the look and feel of our neighborhood. Please feel freeto contact us
by email or phone. Thank you.

>>

>> Teddy

>> 650-630-9069

>>

>>

>>

>
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From: Lauri Hart

To: Paz, Ori
Subject: 119 Baywood
Date: Wednesday, March 20, 2019 10:56:01 AM

The developers listened to our concerns. We reviewed the minor changes to their plan. They
have done everything they can do to minimize the impact of the garage in the front of the
house and it is not inconsistent with many other houses in the neighborhood that have garages
in that location. | would estimate half the houses in the Willows are designed that way, so
objecting to it in this one house as being inconsistent is ignoring that fact.

We do appreciate that they have moved the house and the garage back slightly on the lot,
despite the fact that it decreases the back yard space.

We have no objections to the house and lot as designed and look forward to not having the
crumbling, derelict wreck that has been there for 30 years torn down and replaced with the
proposed home.

Lauri Hart
111 Baywood Ave.


mailto:lauriahart@gmail.com
mailto:OriPaz@menlopark.org

Community Development

STAFF REPORT

Planning Commission

Meeting Date: 5/6/2019
mOIF\ILO PARK Staff Report Number: 19-034-PC
Public Hearing: Use Permit/Chris Dolan/119 Baywood Avenue

Recommendation

Staff recommends that the Planning Commission approve a use permit to demolish an existing single-
family residence and a detached garage and construct a new two-story single-family residence with an
attached front-loading one-car garage and adjacent uncovered space on a substandard lot with respect to
lot area and width in the R-1-U (Single-Family Urban Residential) zoning district. A second site layout
(Option 2) with a detached garage located in the rear portion of the lot was incorporated into the plan set
for evaluation by the Planning Commission. Through staff’s review it was determined, however, that the
proposed model of the pre-fabricated main residence would limit the ability of the main residence to
comply with all City requirements. Each site layout is evaluated in the report. Two heritage-size tree of
heaven trees are proposed for removal. The proposal was continued by the Planning Commission at the
November 5, 2018 meeting. The recommended actions are included as Attachment A.

Policy Issues

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

Background

Site location

The project site is located at 119 Baywood Avenue in the Willows neighborhood, near the border with Palo
Alto along San Francisquito Creek. Using Baywood Avenue in the north-south orientation, the subject
property is located on the western side of Baywood Avenue, situated between Clover Lane to the north
and Woodland Avenue to the south. A location map is included as Attachment B.

There are a mix of one- and two-story houses in this area. The adjacent residence to the right is two-
stories with a detached garage. The residences are mainly ranch or traditional architectural styles, and the
neighborhood features predominantly single-family residences in the R-1-U zoning district, apart from the
Willows Market at 60 Middlefield Road and the recently approved office building at 40 Middlefield Road
which are in the C-4 (General Commercial) zoning district. There are other commercial uses, closer to the
intersection of Willow and Middlefield Roads nearby, which are also occupied by office uses.

Continuance from the November 5, 2018 Planning Commission meeting
The Planning Commission voted 4-3 to continue the item at the meeting on November 5, 2018. At that
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meeting the Commission did not give formal direction to make specific changes, however individual
Planning Commissioners commented that the prominence of the garage and the massing of the building
were of the greatest concern. The staff report and minutes from the meeting are available at the following
links:

1. Staff Report: https://www.menlopark.org/DocumentCenter/View/18906/F1---119-Baywood-
Ave?bidld=

2. 11/5/2018 Meeting Minutes:
https://www.menlopark.org/AgendaCenter/ViewFile/Minutes/_11052018-3178

The applicant has prepared two options for consideration addressing the feedback received, however the
detached garage option does not appear to be able to comply with the daylight plane requirement due to
the confluence of the minimum driveway width, daylight plane, design limitations from the specific model of
the proposed modular home, and City Engineering Division finished floor requirements relating to FEMA
compliance. Staff has listed the concerns raised at the November 5, 2019 Planning Commission meeting
and the changes proposed to address them under each of the two proposed options in the table below:

11/5/2018 Planning Commission | Option 1 (original design Option 2 (detached garage at
Feedback attached garage at front) rear — not viable as proposed)
Explore options for reducing the Proposal revisions include: Proposal revisions include:
pe.rcelved massing of the building 1. Creation of a parapet 1. Creation of a parapet and
by: and a wing wall on the a reduced wing wall on
1. Increasing the perceived right side at the front of the right side at the front
“weight” of the lower floor the porch; of the porch;
by moving up the height of 2. Awning added above 2. Wall added to the front of
the porch; the patio doors on right the porch on the left side
2. Add awnings/different side; and with cut out opening;
material elemen-ts to soften 3. Wood siding material 3. Awning added above the
the front fagade; and/for added between the window at the center of
3. Consider reducing the second floor windows the second floor; and
extent of the porch on the front facade. 4. Relocation of the garage

and uncovered space to
the rear of the lot.

Contact the nearby neighbors and | The applicant held two in- Option 2 was sent to neighbors
get sign off from them that they person meetings and had a by email and dropped off by the
have seen the plans call to present the revised applicant
option 1 to all adjacent
neighbors
Revise the garage to: Garage revisions include: Garage revisions include:
1. Correct the roof pitch for 1. Updated roof pitches; 1. Updated roof pitches;
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proper drainage and 2. Relocated and reoriented
2. Decrease prominence 2. Addition of landscape to be side-loading at the
elements including a rear of the lot with a
vertical trellis on the turnaround; and
side of the garage to 3. Uncovered parking space
facilitate a living wall. also moved to the rear of
the lot adjacent to the
garage.
Reduce curb cut width from 24ft to | Curb cut width reduced to 20 Curb cut width reduced to 14.4 ft.
20ft ft.

Analysis

Project description

The applicant is proposing to demolish the existing single-family residence and detached garage and
construct a new two-story factory-built home in a contemporary style with either an attached front-loading
single-car garage and adjacent uncovered parking space at the front (Option 1) or a detached side-loading
single-car garage and adjacent uncovered space at the rear (Option 2). The applicant has indicated that
they would prefer to construct their original design with the modifications made in response to the
feedback (Option 1). Staff has evaluated both proposals, and it appears only Option 1 would comply with
all applicable development regulations. Though Option 2 would better address the Planning Commission’s
concerns regarding the prominence of the garage, it is not able to meet the daylight plane, City-adopted
finished floor requirements for properties within the flood zone, and minimum driveway width of ten feet
with the currently proposed modular design. While the main residence would be factory built, the single-
car garage in either configuration would be constructed at the project site. The subject property is
substandard with respect to width and area, is within the FEMA Flood Zone (AE), and is currently
occupied by a dilapidated single-story residence with a detached garage on the left side. There is an
active Code Enforcement case for the condition of the existing residence that would be resolved by either
option of the proposed project. A data table summarizing parcel and project attributes is included as
Attachment C. The project plans and the applicant’s project description letter are included as Attachments
D and E, respectively.

Design and materials

The project intends to use factory-built construction methods to centralize the construction process to
reduce the overall environmental impacts from material waste. The use of this approach limits flexibility to
modify the design, but according to the applicant, allows for strides in building efficiency long term and the
applicant has indicated the building would meet the US Green Building Council’s silver certification levels
of LEED (Leadership in Energy Efficiency Design) for Homes. The applicant states that the proposed
factory-built residence would incorporate familiar materials and forms from the multitude of styles, colors,
and materials along Baywood Avenue and add to the character of the neighborhood and enhance the
diversity of residences in the area. The contemporary style would feature flat roofs, a mix of light wood and
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dark metal siding, a front covered porch, and deep sun shade overhangs on the front and right side. The
garage would feature a flat roof, glass and metal door, and light gray vertical wood siding. The project
proposes to raise the finished grade at the site by approximately two feet to bring the first floor finished
floor level up to the required 12 inches above Based Flood Elevation (BFE), as mandated by the
Engineering Division for livable space within the flood zone. The daylight plane and the maximum
allowable height of the building are based on the average natural, or existing, grade. The applicant shifted
the position of the building under Option 1 to comply with the requirements, however under Option 2,
flexibility to shift the building location to comply with the daylight plane is limited by the required minimum
driveway width of 10 feet. They have indicated that given the modular nature of the proposed design,
modifications to the height and width of the structure to comply under Option 2 would not be possible with
this model of home.

In response to the Planning Commission concerns about the massing of the structure, an approximately
two-foot-seven-inch tall parapet connecting to a full height wing wall at the right has been added at the
front of the covered porch to balance the front facade and give the perception of greater weight at the first
level. The wing wall to the right of the building would extend four feet from the building. The second floor
would still be stacked completely above the first, however the parapet and wing wall would give the
appearance that the second floor is stepped back from the edge of the first. As seen in the elevation
drawings and renderings of the front facade, this treatment appears to adjust the perceived massing of the
structure.

In Option 1 a covered porch connects the garage to the residence. The main entry to the residence would
be set back more than forty feet from the front property line and would be situated on the right side of the
front fagade. The main entry would be accessible from the front porch, which has stairs leading up from
the paved area adjacent to the uncovered parking space or through a door leading to the porch from the
back of the garage.

As part of Option 1 the garage would be located close to the required setback, but the main residence
would be set back approximately five feet further than required from the left side property line. Further, on
the left side, three existing trees and an existing 7-foot tall fence would provide screening between the
proposed and neighboring residences. The majority of the windows on the sides at the second floor would
have sill heights of 42 inches or greater from the finished floor, with the exception of a low fixed window
beneath the operable slider at the front corner of the right side. This window aligns with the detached
garage of the neighboring property to the right, which would reduce potential privacy impacts for the
neighbor to the right. The rear facade also includes windows that extend to the finished floor at the second
level but the rear fagade of the residence for Option 1 would be set back from the rear property line
approximately 49 feet, limiting potential visual impacts from the second level windows. The proposed
residence would also include a number of floor to ceiling windows on the ground floor; however, the
existing seven-foot high wood fence is proposed to remain, which would reduce the potential privacy
impacts from the windows on the first floor.

The applicant has indicated that the proposed project under Option 1 would be positioned on the site to
maintain a rhythm consistent with the neighboring property to the right and maximize the useable space in
the rear yard. They have provided a number of examples of other projects with a similar, prominent
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garage, configuration as part of their “street study” in the project description letter. Approaching from
Woodland Avenue, a large heritage redwood tree on the neighboring lot to the left would screen the view
of the garage in this configuration, and a new tree and landscaping are proposed in the right side of the
front yard to soften the potential visual impact of the garage on the left side. The applicant has also added
proposed landscaping around the garage including a vertical trellis on the right side of the garage to
facilitate a living wall to soften the garage at the front. Staff does not feel the proposed landscaping
addresses the Planning Commission concerns over the prominence of the garage in the same way the
site configuration for Option 2 would address the concerns. Staff feels that shifting the parking to the rear
of the site reduces potential conflicts between cars existing the site and passers-by. The turnaround
further increases pedestrian and traffic safety. However, staff recognizes the applicant would not be able
to comply with all applicable regulations with the proposed model of the home and therefore cannot
recommend approval of this noncompliant option. The applicant’s project description letter states that they
evaluated the possibility of reducing the height of the structure by using the minimum height module
design, but identify that was infeasible. Staff is aware that alternate home models by the manufacturer
could be pursued by the applicant that may comply with the daylight plane and meet all other Zoning
Ordinance requirements and City standards.

In light of the efforts made to demonstrate alternatives, and examples of similar development patterns
elsewhere in the City, and modest improvements from the additional landscaping staff feels the proposed
Option 1 design is supportable.

Parking and circulation

Under Option 1, the proposed project would provide one covered parking space in a hew single-car
garage at the front of the lot, and an uncovered parking space adjacent to the garage. The Engineering
Division has reviewed and approved the proposed permeable paving system for the uncovered space as
an acceptable all-weather surface. In response to concerns raised by the Commission and neighbors
regarding the width of the curb cut, the applicant has reduced the proposed curb cut from 24 ft. to 20 ft.
With the detached garage and uncovered space in the rear under Option 2, the curb cut would've been
further reduced to 14.4 ft.

Trees and landscaping

The applicant has submitted an updated arborist report (Attachment F) detailing the species, size, and
conditions of the heritage and non-heritage trees on site. The report discusses the impacts of the
proposed improvements and provides recommendations for tree maintenance and the protection of some
trees, based on their health for both options. In particular, the applicant had the project arborist assess the
impacts to the tree and mitigations from the driveway associated with Option 2. As part of the project
review the City Arborist identified two of the heritage-size tree of heaven trees (tree #5 and #6) at the rear
as an invasive species, and indicated they would be supportive of the removal of these trees due to the
proximity of the site to the San Francisquito Creek. The applicant has submitted heritage tree removal
permit applications to remove these trees and has proposed two suitable heritage tree replacements: a
Chinese pistache at the front and a camphor at the rear of the site. The proposed replacements have been
identified on the site plan. The new Chinese pistache proposed in the front yard is also intended to help
soften the prominence of the one car garage and provide some screening for the uncovered space in

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



Staff Report #: 19-034-PC
Page 6

Option 1. Two new street trees meeting the specifications of the City Arborist for this portion of Baywood
Avenue will be provided along the frontage for the site for either option. The planting of appropriate street
trees will be ensured through the inclusion of project specific condition of approval 4a. All
recommendations identified in the arborist report shall be implemented and ensured as part of condition

30.

Correspondence

The applicant has stated that they held additional meetings with adjacent neighbors following the Planning
Commission meeting to discuss the proposed residence, and has indicated that the neighbors have
expressed excitement over the redevelopment of the site and echoed concerns raised prior to the first
meeting around rodent control at the time of demolition.

Staff received two items of written correspondence on the project since the outreach meeting in March,
and then three additional pieces of correspondence following the applicant’s outreach to distribute Option
2 for feedback. The applicant sent the proposed Option 2 design by email and dropped off copies to the
neighbors whom hadn’t provided email addresses. One neighbor, at 111 Baywood Avenue indicated they
attended the meeting and expressed support for the project relative to the existing condition. They later
commented with concerns regarding car noise and air quality from the revised garage location in Option 2.
Another neighbor, across the street at 118 Baywood Avenue also attended the meeting but had concerns
about the contemporary style of the residence and the garage location. The neighbor across the street at
118 Baywood Avenue expressed support for the alternate design with the garage at the rear. Staff also
received correspondence from the neighbor at 105 Clover Lane following the distribution of Option 2,
expressing concern over the car activity in the rear proposed under Option 2 and support for the initial
design. The written correspondence received since the first Planning Commission meeting is included as
Attachment G. Earlier correspondence can be viewed as an attachment to the 11/5/2018 staff report at the
link above.

Conclusion

Staff believes that the materials and style of the proposed residence under Option 1 or Option 2 would be
an improvement to the current site. Though the contemporary style would be dissimilar to many
architectural styles within the neighborhood, the quality of the proposed project would add to the diverse
character of the area. Staff believes that the factory-built construction process would provide valuable
benefits in reducing the environment impacts from the material waste associated with typical construction
methods. The proposed materials would be in keeping with the contemporary style and the proposed
project would be holistically designed within the contemporary architectural style. Based on the presence
of some onsite trees and the positioning of windows on the second floor, privacy impacts would be limited.
The applicant has indicated that concerns raised over vermin at the project site would be addressed prior
to demolition to reduce potential impacts to the neighboring properties. As it relates to the Planning
Commission’s feedback from the November 5 meeting, the applicant has adjusted the massing of the
structure with the proposed parapet and wing wall, reduced the curb cut width, and conducted extensive
additional outreach to the neighbors. Given the limited degree to which Option 1 addressed the
prominence of the garage, staff feels Option 2 most completely addresses the comments however due to
the fact that is does not comply with the daylight plane requirements for the site with the current modular
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design it is not viable. In recognition of the modifications to address the concerns of the Commission and
exploration of options to address the prominence of the garage staff recommends that the Planning
Commission approve the proposed project under Option 1.

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.

Attachments

Recommended Actions
Location Map

Data Table

Project Plans

Project Description Letter
Arborist Report
Correspondence

EMmMoOO®>

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
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Report prepared by:
Ori Paz, Assistant Planner

Report reviewed by:
Kyle Perata, Principal Planner
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ATTACHMENT A

119 Baywood Avenue — Attachment A: Recommended Actions

LOCATION: 119 PROJECT NUMBER: APPLICANT: Chris OWNER: 119 Baywood
Baywood Avenue PLN2018-00087 Dolan LLC.

PROPOSAL: Request for a use permit to demolish an existing single-family residence and a detached
garage and construct a new two-story single-family residence with an attached front-loading one-car
garage and adjacent uncovered space on a substandard lot with respect to lot area and width in the R-
1-U (Single-Family Urban Residential) zoning district. Two heritage-size tree of heaven trees are
proposed for removal.

DECISION ENTITY: Planning DATE: May 6, 2019 ACTION: TBD
Commission

VOTE: TBD (Barnes, Kennedy, Doran, Riggs, Strehl, Tate, and DeCardy )

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
Connect-homes, consisting of 16 plan sheets, dated received May 1, 2019 and approved by
the Planning Commission on May 6, 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.

PAGE: 1 of 2



A2

119 Baywood Avenue — Attachment A: Recommended Actions

LOCATION: 119 PROJECT NUMBER: APPLICANT: Chris OWNER: 119 Baywood
Baywood Avenue PLN2018-00087 Dolan LLC.

PROPOSAL: Request for a use permit to demolish an existing single-family residence and a detached
garage and construct a new two-story single-family residence with an attached front-loading one-car
garage and adjacent uncovered space on a substandard lot with respect to lot area and width in the R-
1-U (Single-Family Urban Residential) zoning district. Two heritage-size tree of heaven trees are
proposed for removal.

DECISION ENTITY: Planning DATE: May 6, 2019 ACTION: TBD
Commission

VOTE: TBD (Barnes, Kennedy, Doran, Riggs, Strehl, Tate, and DeCardy )

ACTION:

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 prepared by Kielty Arborist
Services, LLC. on June 21, 2018. Revised April 24, 2019.

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

a. Prior to building permit issuance, the applicants shall provide an updated site plan and
landscape plan identifying the species of the two proposed street trees at the front, subject
to review and approval of the City Arborist.
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City of Menlo Park

Location Map
119 Baywood Ave

Scale: 1:4,000 Drawn By: OP Checked By: KTP Date: 5/6/2019 Sheet: 1
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119 Baywood Avenue — Attachment C: Data Table

Lot area
Lot width
Lot depth

Setbacks

Front

Rear

Side (left)

Side (right)
Building coverage

FAL (Floor Area Limit)

Square footage by floor

Square footage of buildings
Building height
Parking

Trees

ATTACHMENT C

PROPOSED EXISTING ZONING
PROJECT DEVELOPMENT ORDINANCE
6,870 sf 6,870 sf 7,000.0 sf min.
50.0 ft. 50.0 ft. 65.0 ft. min.
137.4 ft. 137.4 ft. 100.0 ft. min.
Option 1 Option 2
20.7 ft. 20.3 ft. 22.0 ft. 20.0 ft. min.
49.0 ft. 349 ft 45.2 ft. 20.0 ft. min.
6.7 ft. 10.6 ft. 10.7 ft. 5.0 ft. min.
5.2 ft. 7.1 ft 3.6 ft. 5.0 ft. min.
1,809.0 sf 1,235.0 sf 2,404.5 sfmax.
26.3 % 179 % 35.0 % max.
2,799.1 sf 1,235.0 sf 2,800 sfmax.
1,296.4 sf/1s floor 1010.0 sf/1st floor
1,251.3 sf/2n floor 225.0 sfigarage
251.4 sf/lgarage
257.8 sf/porch
3,056.9 sf 1,235.0 sf
244 ft. 18.1 ft. 28 ft. max.
1 covered/1 uncovered 1 covered 1 covered/1 uncovered
Note: Areas shown highlighted indicate a nonconforming or substandard situation.
Heritage trees: 4* Non-Heritage trees: 4 New Trees: 4*
Heritage trees Non-Heritage trees Total Number of
proposed for removal: 2 proposed for 0 Trees: 7
removal:
*Includes nearby trees on neighboring lots and street trees




ATTACHMENT D

DIMENSIONING NOTES

1. ALL DIMENSIONS ARE TO FACE OF STRUCTURE (F.0.S) UNLESS.
QTHERWISE NOTED, SHEATHING S NOT NGLUDED AS STRUCTURE IN
DIMENSIONING. DIMENSIONS ARE TO FRAMING

2,00 NOT SCALE FROM DRAWINGS,

3 ANY INCONSISTENCIES OR UNFORESEEN CONDITIONS TO BE
REVIEWED BY HOME EC PRIOR TO PROCEEDING WITH CONSTRUCTION,

4. ALL NON DIVEENSIONED EXTERIOR DOORS AND WINDOWS SHALL BE
(OFFSET FROM WALLS TO ALLOW FOR (3) 2X4 STUDS AT THE JAMBS UNLESS
OTHERWISE NOTED.

5. ALL NON-DIMENSIONED INTERIOR DOORS SHALL BE OFFSET FROM THE
HINGE SIDE WALL TO ALLOW FOR (2) 2X4 STUDS AT THE JAMB. (UON.)

6. ALL CASEWORK DIMENSIONS TO FACE OF FINISH
WISCELLANEOUS NOTES

7. SOUND INSULATION REQUIRED IN ALL INTERIOR WALLS.
8. PROVIDE 1.6 GALLONS OF WATER PER FLUSH TOILETS.

5 WATER HEATERS SHALL 5 STRAPPED OF HAVE A RIGID CONKECTION
TO AN ADUACENT Wi

10 ALL INSULATION MATERIALS SHALL BE CERTIFIED BY THE
MANUFACTURER AS COMPLYING WITH THE REQUIRED QUALITY
'STANDARDS FOR INSULATION MATERIAL

11, EXTERIOR DOORS MUST OPEN OVER A LANDING NOT MORE THAN %
BELOW THE THRESHOLD, EXCEPTION: PROVIDING THE DOOR DOES NOT
‘SWING OVER THE LANDING THE LANDING SHALL NOT BE MORE THAN &
BELOW THE THRESHOLD.

12 AS REQUIRED BY AGENCY, AN APPROVED SEISMIC SHUTOFF VALVE
SHALL BE INSTALLED ON THE FUEL GAS LINE ON THE DOWNSTREAN SIDE

'AND BE RIGIDLY COY

SHE BULOING OR STRUCTURE GONTAING THE FUEL GAS PIPNG.

13. FOR TYPICAL MOUNTING HEIGHTS OF DOOR HARDWARE, ELECTRICAL
DEVICES AND MECHANICAL CONTROLS SEE DETAIL 6/l-7.5 REFER TO
DETAIL WHEN DIMENSIONS OF STATED ITENS ARE NOT SHOWN IN
ELEVATION.

14. PROVIDE R-12 EXTERIOR BLANKET INSULATION FOR HOT WATER

VRTER PPN SHALL BE NSULATED PER PLUMBING DMTSION
15, NSULATION VALUES SHAL BE AS FoLLOWS:

00Rs =
INTERIOR BATH AND BEOROOH WALLS BATT INSULATION = R 13

{5 HANDRALS AT STAIRS SHALL B REQUIRED WHERE THERE ARE 4 OR
'MORE RISERS, AND NOT BE LESS THAN 34" NOR MORE THAN 38" ABOVE
LANBINGS A NOBINGS OF TREADS

17. GRIPS ON RAILS SHALL HAVE A 1 %4 MINIMUM AND 2" MAXIMUM
'DIAMETER OR OFFER EQUIVALENT GRIPPING SURFACE.

18, GUARDRAILS AND HANDRAILS SHALL BE STRONG ENOUGH TO RESIST
‘7200 POUND POINT LOAD IN ANY DIRECTION.

19. A COMPREHENSIVE REVIEW OF THE ENERGY COMPLAINCE
‘GALCULATION AND DETAILS BASED ON CLIMATE ZONE AND BUILDING

N.SITE WORK FOR LOCAL GC
THIS SCOPE OF WORK S TOBE USED AS A GENERAL OUTLINE FOR THE VIORK REQUIRED T0 B2 PERFORMED 8Y THE LOGAL GC FOR
A CONNECT HOM HOME AND POST-DELIVERY OF THE HOME. IT IS NOT INTENDED TO BE USED AS A
coMPREHENsIvE usr 1 THE RESPONSIBILITY OF THE LOGAL GG AND OWNER TO REVIEW THE LOGAL ARCHITECTURAL

OCAL STRUCTURAL DRAWINGS AS WELL AS THE GEOTECHNICAL REPORT AND RECOMMENDATIONS (IF

rstiron
"PRE-DELIVERY SCOPE OF WORK:

1. DEMOLITION
DEMOLISH EXISTING HOUSE
2.GRADING
A" REVIEW SOLS REPORT AND GRADING RECOMIENDATIONS (I APPLICASLE)

) (CAVATION FOR FOOTINGS, CRAWLSPACE, TRENCHI
§) COMPACT SOI 5 F1 AROUND PERMETER OF FOUNDATION FOR TRUGK AND MODULE STAGING

3. FOUNDATIONS
GONCRETE FOUNDATION FQOTINGS, CONCRETE: PADS FOR DECK®, SITE STAIS A0 CONDENSER LOGATION
MU STEM W)

B ALLS RO PIERS (CONCRETE SUBSTITUTION FOR C 15 ACCEPTABLE PER STRUCTURALS)
&) FOUNDATION VeNT SoreEns
5 RSTALL RAY SLAS N CRAWLSPAGE If REGUESTED BY OWNER.
4.sTEEL
Al SUPPLY AND INSTALL WELD PLATES AT TOP OF STEM WALLS AND PIERS.

RESUME OF WORK
FACTORY SCOPE OF WORK
1. Structural Steel Frames.

b) Storyine mate lne connaciion piates (fo 2 story ony) .
<) Prep. prime and paint
@ Instail bocking and lockag stoer af sl baams

N SANITARY UNE \TERAL oF

5. UTILITY INFRASTRUCTURE
A

(i propERTY is OnsePTC INSTALL SEPTIC SYSTEM)
(COORDINATE WITH INSPE ER LATERAL WILL BE REQUIRED)
B FUN WATER AN SERVICE LIS FROM WATER METER 10 MANIFGLD! SHUT OFF VALVE OUTSIDE CRANLSPACE AND
TO'SUPPLY STUB UPS! POINTS OF CONNECTION IN GRAWLSPACE FOR DOMESTIC SERVICES AND FIRE SPRINKLER
SERVICE
(COORDINATE METER SIZE AND MAI LINE SIZE REQUIEENTS WITH LOCAL UTILTY COMPANY)
(IFPROPERTY IS ONWATER WELL. INSTALL WATER WeLL)
©  INSTALL EXTES
o Rvas sERva UNE mom METER TO SEISNIC SHUT OFF VALVE OUTSIOE CRAWLSPACE AND TO SUPPLY STUS
INT OF Cof

£ NTALPRE SLERVE AND TS F CONNECTION IN CRAWLSPACE TO PULL FUTURE ELEGTRIC SERVICE
WLSPACE, KON UNDERGROUND CONDUIT FROM CRAWLSPAGE T0 GONDENSER LOCKTION
uFADnmomL 'STRUGTURES ON SITE (GARAGE), RUN UNDERGROUND CONDUIT FROM GRAWLSPAGE TO THOSE
Locai
F) INGTALLTEMPORARY POWER

in fiels
2. Floor Assemb
instal wood foaring
o) Instal s fooring a bat
) Instl star and landing framing (or 2 sory only)
9) Notes: Supply waod fioonng boards to b nstalled in fiekd
iling Assombly
e e b ciig, i ond paint
) Insall eling joits t dropp ceiing ocations
9 irstall ot wood s sf a coere deck oatrs
4 Roofing Ass
2 Install oot rafer and criple wall aming
) Instal pywood sheathing
@) Insal rocfing mombrane
5. Wal Assor
a)Install all framing
b) Instal insulation
) Instal ntriorgypstm board,fvsh and pant
@) Insal interio baseboard
o) Instal inteior et baihvoom locations
1) Intal infeiordoors.
9) Insall extoror piywood sheathing
) tal xtror buldn wiap, ol fashi ot fsing
1) nstall extrior wood siding, back prime and sta
1) sl oxtrrcougaos metal sng
) Instal axteior vindow. ssembies
1) nstal axtrir il pans
fold

fctrical
a) Intal rough lectrical

7. SUBSURFACE DRAINAGE
A INSTALL SUBSURFACE DRAINAGE ANDIOR
B)  INSTALL SITE SURFAGE DRAINS (IF APPLIGABLE)

RESUME OF WORK-ON SITE WORK PRE-DELIVERY g
NO SCALE

"POST-DELIVERY SCOPE OF WORK:
1. UTILITY INFRASTRUCTUF

) e dctial malnpanel nd su sl (12 stry o)
) Install low vottags devices and rough ins -ires wil b puled i feld
Low

wvoltage
dovices and roughns 0 be included n manufacture scope.

3 ntlrosh shmbin vatar, sanary i, 028
2 ntall it heator and lake and ke ven!caps
&) Instal pumbing ftures

8. Mochanical

RE
) INSTALL SANITARY DRAINAGE BRANCH IN Cr
Ti0USE AND CORNECT 10, " SAMITARY DRAINAGE STUS UF I GRAWLSPACE.

b) Supply mechanical condenser -t be installed on site

) CONNECT WATER SERVICE LINE STUB space FIRE
'SPRINKLER RISER STUB DOWNS UNDER HOUSE TO STUB UP IN GRAWLSPACE

©)  CONNECT GAS SERVICE L TosTUB
D) COORDINATE ELECTRIC METER LOCATION AND SIZE OF SERVICE WITH LOCAL UTILITY COMPANY, RUN OVERHEAD OR
UNDERGROUND SERVICE T0 METER, CONNECT ELECTRIC SERVICE FROMMETER TO PPE SLEEVE IN CRAVLSPACE AND RUN
ELEGTRIC SERVICE TO HOUSE SUS PANEL AND ENERGIZE HOUSE SUB-PANEL. RUN SERVICE TO GONDENS
7 ADOIIONAL STRUGTURES ON STE (GARAGE] RUN ELEGTRIC SERVIGE TO THEN)

E)  COORDINATE DIREGTLY WITH THE LOCAL TELEPHONE AND CABLE PROVIDERS SERVICING THE AREA TO PROVIDE
SERVICE FOR THE HONE, IKGLUDING THE NSTALLATION F TELEPHONE AND CABLE PANELS AND THE PULLING OF LOW
VOLTAGE WIRES GONNECTING THE DEVICES INSIDE THE HOUSE TO THE PANELS

9 irsll metlres

o) Instal
i cuging o mmm fans and hood v
Note: Dttt i reviepac o 5 il i e il

9. Fire Sprinklors
a) Intal ire sprinkler manifold

b)Instalfire sprinklr heads, supply ines and stub cowns
) Insta fire sprinker alarm bell

n Instal applances.

FINSH NSTALLATION 1 FIELD SCOPE OF WORK
1. Structural Steel Fram

1 2nd pier
id mating side pates at modules’ connection

) Install mate e balts ivough roof beams at

) Install mals ne connection pltes through roof beams at roof

o) Insall bos al storyine connections. fo 2 tory only)

2 ooy Assambly

il ipood oo lng foor maig seams

5 nsta insiavon at foor matng seam

) Insall wood floring boards at f
© Comlle aanins sy 2o )
1 seal wood flooring I applcabie)
O st b and row oo
3, Gl Assors

a) install g
5 nstal mateine coing oatd beween beams

4. Roofing Assembl

) rtlimataine lckng a needed

o) Insal pywood sheathing along mating

) Compicaroot s el ovenape
sall melal quiter and fascia rim matals

&) install meta downspots

9)Intal roof venditon.

5. Wl As:
)il gpstm borssongvall mating s an rmaing aeas, ishand i
5)Prine & pain along vl ma

© nta vl base song wall mating seams
3 Intll nulavon ain wal i seams
o) Instal

1) Intal exteriorsiing along wall mating seams and remaining areas.
9)Insal exteror mefal comer caps! exteror sding at comers (i appicalde)
) Install exoror metal base fascia

5. Electrical

) nstll remaining elecircal fiuros.
) Install sxtoror ghts
o) st eleciricalsystems in house

2 st rof vt sseves andprtacto collrs o van b ups
o) Insial emaining pur
) Ve g Sy e

& Mechmica

a)Insial fan unit

5 nsta upply and e i ot

©) Complee thermosiat i

@) Insall condenser

sl ducts n craiepaco andcomnct 10 sgpla regstors i foor
o o second oy (2 i o)

) Gonma oAl o, ekl 8

) Test mechanicalsystem

Appliances.
a) Test applances:

10. Casework

ARCHITECTURAL SHEETS

Sheet Number Sheet Name
D01 TITLE SHEET
D02 AREA PLAN + SQ FOOTAGE CALCS + STREETSCAPE
D03 NEIGHBORHOOD CONTEXT
D04 SITE PLAN
D10 EXISTING BUILDING PLANS + ELEVATIONS
D20 PROPOSED FLOOR PLANS
D21 PROPOSED ROOF PLAN
D22 PROPOSED ELEVATIONS
D23 PROPOSED ELEVATIONS
D24 SECTIONS
D25 MASSING DIAGRAMS
D-02AOPTION2  AREAPLAN + SQ FOOTAGE CALCS + STREETSCAPE
D-04AOPTION2  SITE PLAN
D-22AOPTION2 ~ PROPOSED ELEVATIONS
D-23AOPTION2  PROPOSED ELEVATIONS

SURVEY SHEET
Sheet Number ~ Sheet Name
1 TOPOGRAPHIC SURVEY

ATTAGHED DOCUMENTS
DEVELOPHMENT PERMIT APPLICATION & AGREEMENT
OATA SHEET
PROJECT DESCRIPTION

- HISTORIGAL EVALUATION FORM
ARBORIST REPORT
€3 AND C.6 DEVELOPMENT REVIEW CHECKLIST (CIVIL)

ELEVATION GERTIFIGATE (CVIL)

info@connect-homes.com

706 S HILL ST, STE. 1060
LOS ANGELES, CA 90014
+ 310.622.9271

‘GRIENTATION WILL 8E CONDUCTED BY THE LOGAL ENFORCEMENT
AGENCY. 2 GRADING retll od vent st ot at axeror vl -SOLS REPORT
'A) COMPLETE BACKFILL AND FINISH GRADING "
o) insal casewor
5 SITE EATURES (CHECK PLANST0 SEE I APPLICABLE) Sinson casevork
5 INSTALSITE DEGKE ARD
) INSTALL LIDJ WATER CATCHMENT SYSTEMS 12 Deliver
D) INSTALL FARDSCAPES apinsa cose pw.iuc llxror vl shiorg
Bl INSTALL GATES, FENGING b} Secure ship oose e
o) Gro ol for ok ik
ADDITIONAL NOTES: &) Provide forifts a5 neede orloading modues ono trucks
~LOGALGOWILL WANTAN A TEMPORARY TOLET, TENPORARY POWER, J0BSITE FENCING AND SECURITY AND WL 6
RESPONSIBLE ND CONSTRUCTION DEBRIS DURING THE COURSE OF ON-SITE WORK AS WELL AS
DURNG CONNEGT HOUES' INSTALLATION SERVICES ON SITE
LOGAL GO WIL BE RESFONSIBLE FOR THE COORDIATION AND SCHEDULING OF ALLLOGAL JURISDICTION INSPECTIONS
DEPUTY INSPECTIONS AND STRUCTURAL OBSER| £ SITE THAT ARE REQUIRED BY THE LOCAL JURISDICTION w
ODING NGPECTOR AS WELL AS GETTING Tk CERTIFIGATE GF OCCUSANCY FOR THE HOME AND GWNER WILLBE. Q
RESPONSIBLE FOR ANY ASSOGIATED COSTS WITH SUCH INSPECTIONS AND GERTIFICATES. =
w
a
NOTES 1) RESUME OF WORK-ON SITE WORK POST-DELIVERY ¢ RESUME OF WORK-IN FACTORY ¢ RESUME OF WORK-FINAL INSTALLATION ¢ USE PERMIT INDEX o @
NO SCALE NO NO SCALE NO SCALE CALE y
ARciTECT. GENERAL CONTRACTOR z 5
(Home Ec, Inc.) TBD j Z
To65. T SL 106 3
s Angeles, CA 9001 [=] H
REGULATING CODES: 2016 CBSC 323 697 2386 TEL OWNER: a ¢
2016 CA BUILDING GODE info@connect-homes.com 119 Baywood LLC & £
-2016 CA RESIDENTIAL CODE 111 Potrero Avenue, 3
-2016 CA ELECTRICAL CODE MODULAR BUILDER: San Francisco, CA 94103 B H
- 2016 CA MECHANICAL CODE Connect Homes Factory v
-2016 CA PLUMBING 1811 Riverview D F
-2016 CA ENERGY CODE San Bornarding, GA 92408 g
- 2016 CALGREEN CODE o
STRUCTURAL ENGINEER: o ¢
8h St. Construction&Consulting
619 906 0202 TEL
reza@8thstreets.com JE——
050116
o1 100278
APPLICABLE CODES g PROJECT DIRECTORY 5 [z 10z
NO SCALE NO SCALE PETTTETRTY
GENERAL: Tova 032318
revs 042919
PARCEL INFORMATION:
119 BAYWOOD AVE, MENLO PARK, CA 94025
APN: 062 -301-090
ZONING: -
LOT SIZE: G870 SF (01577135 acres)
CONSTRUCTION TYPE: TYPE
OCCUPANCY: GROUP RS, 2 STORY SINGLE FAMILY
RESIDENCE (4 BED, 3 BATH)
WUIISRA ZONE 08/31/2019
CLIMATE ZONE: t2s
EXISTING:
EXISTING SINGLE FAMILY RESIDENCE TO BE DEMOLISHED: 1010 SF
EXISTING 1-CAR GARAGE TO BE DEMOLISHED: 225 SF
PROPOSED:
PROPOSED NEW FACTORY BUILT SINGLE FAMILY RESIDENCE: 2,546.1 SF
PROPOSED NEW SITE BUILT 1-CAR GARAGE: 2514 SF
PROPOSED HEIGHT: (FROM LOWEST ADJACENT GRADE TO TOP OF ROOF) 24.4 FT
FRONT SETBACK: 20.35 FT (MIN. 20 FT) e s
REAR SETBACK: 49 FT (MIN 20 FT)
LEFT SETBACK: 5.4 FT (MIN 6 FT) 119 BAYWOOD
RIGHT SETBACK: 10.1 FT (MIN 5 FT) |AVENUE, MENLO
PARK CA 94025
FLOOD NOTES: SHEET SET
UsE PERMIT
FLOOD ZONE DESIGNATION: AE
BASE FLOOD ELEVATION: str
SHeeT TiTLE
DESIGN FLOOD ELEVATION: 58.8' TITLE SHEET
- THE PROJECT WILL BE DESIGNED TO COMPLY WITH THE CITY'S FLOOD DAMAGE
PREVENTION ORDINANCE, CHAPTER 12, SECTION 42 m
mser( HOME
-1 CERTIFY THAT | AM THE ARCHITECT OF RECORD AND THE PLANS DATED 10.23.18, !
SUBMITTED ON 10.24.18 COMPLY WITH CITY'S FLOOD DAMAGE PREVENTION ORDINANCE
(CHAPTER 12, SECTION 42). D_O 1
SCHEMATIC PERSPECTIVE VINCITY MAP 4 PROJECT INFORMATION 4
NO SCALE NO SCALE NO SCALE

2
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EXISTING RESIDENCE g ===—— N EER
ARCHITECTURAL @7 @ £28 g
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TRUE NORTH 21 887
® - ®
ExsTNG
€ soewak
e
ExSTING
—— UNCOVERED esine
" ™0 PARKING ————> G
ExsITNG DRIVEWAY
EXSTING .
GARAGE —@
EXISTING HERITAGE : C
15 TREE OF HEAVEN
= s
NONHERITAGE 10" i e 274 SF
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i i?wsfr‘ﬁfs ] UNCOVERED DECK
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o iRee oF | .
HEAVENT0BE & provosen
- L ORIVEWAY |
| I - LINE OF PROPOSED
t 1 CAR GARAGE
e |
HERmGE ONLY COLNTS |
| LINE OF EXISTING GARAGE ITAGE- TOWARDS BUILDING
70 B RENOVED 30°REDWOOD . COVERAGE
TREE. 2
LINE OF PROPOSED 2 STORY HOUSE b
b |
smesuLT — L5 GARAGE w
UNGOVERED
E0STING.
RESIDENCE [ sece - [ G1 g
w
a
e =
G455 B 7]
NON-HERITAGE 7 < w
PRVET TREE e
NON-HERITAGE 10° - - M) = &
ETTOSRORUM TREE [N o G2 g
WILLOWS MARKET ‘ LIELS 2 °
NONHERITAGE 8 a i
PITTOSPORUM TREE H
PARKING PR
vy I
Saee® LeveL 1 5 ¢
o
FLOOR AREA P
z
APPROVED BUILDING COVERAGE ONLY o ¢
o =
BUILDING DATE Is5UED
050116
o1 100278

02318
012019
2319
042919

DRIVEWAY

AREA PLAN
oo 3

FLOOR AREAL
SQUARE FOOTAGE omEnsions
FIRST FLOOR 12964 5F 22y
GARAGE 2145 e 08/31/2019
'SECOND FLOOR (- STAIRWELL) 12497 SF 129639 - (STARWELL: 3 425" x 15 17)
ToTAL 2975 5F
BULLDING GOVERAGE s,
FIRST FLOOR 1296.4 SF. o m“m‘. 23 »( cwmm zm%‘vﬁ‘.. w
CoveRED DECK 2035 g e
GARAGE 25145F
ToTAL 18081 5F
S
3
0 3 O 119 BAYWOOD
/ [AVENUE, MENLO
i i noTE: PARK CA 94025
CALGULATIONS PER ZONING ORDIANGE SEGTION 190113 SHEET SeT
@ FOR ALL SINGLE PANLY RESIDENTIAL AND .3 JONING DISTRICTS, 'FLOOR AREA' MEANS THE TOTAL SQUARE FOOTAGE OF ALL STORIES OF ALL
= ‘ ‘ srRucTuREs WITH A\ SOLID RGO THAT EXCEEDS o FEET IN HEIGHT ABOVE GRADE, AS WEASURED FROM THE FAGE OF THE FOUNDATION. FLOOR USE PERMIT
m \“ l H 0B B)FL L EXCLUDE: AND P/ \TTACHED TO THE EXTERIOR OF THE MAIN RESIDENCES OR
1 fl NHH B A RORY BULDINGS. PR ISR AT GNE END 15 GPEN AND FACES SUT RO THE STRUGTURE
SHeET TITLE
TSNT 1Y) B [AREA PLAN + SQ
— FOOTAGE CALCS +
STREETSCAPE
SreT. ooy (oper
NOMBER
111BAYWOOD 121 BAYWOOD
119 BAYWOOD D-0.2
PROPOSED - STREETSGAPE 5 SQUARE FOOTAGE CALCULATIONS 4
N2 /8" = 10" NO SCALE
1= =



info@connect-homes.com

706 S HILL ST, STE. 1060
LOS ANGELES, CA 90014

t:310.622.9271

40 MIDDLEFIELD RD 121 BAYWOOD
126 BAYWOOD

118 BAYWOOD

g
F
H
H
3
:

CONNECT 8: DOLAN RESIDENCE

DATE 1SSUED

0s01.15
111 BAYWOOD rev1 100218

2 102318

o3 012419
Teva 042319
o5 042919

08/31/2019

119 BAYWOOD
[AVENUE, MENLO
PARK CA 94025
SHEET SET

USE PERMIT

SHeeT TTLE

Fl T FRANCI !

WOODLAND/MIDDLEFIELD LOOKING ONTO SAN FRANCISQUITO CREEK 100 BAYWOOD 06 BAYWOOD NEIGHBORHOOD
| CONTEXT

SHeeT. sreer wover
NumBER( HOME

D-0.3

O
w

NEIGHBORHOOD CONTEXT MAP 4
NO SCALE
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~
N SITE ANALYSIS
~. R-l-U ZONING
~.. LOT AREA : 6870 SF (0.1577135 acres)
~
~ ALLOWABLE BUILDING COVERAGE:
- T~ (LOT AREA x 35%) = (6870 x 35%) = 2404.5 SF Nom ECTURA 119 BAYWOOD
U~ - TRUE NORTH o i oines
- ~.._ EXISTING BUILDING COVERAGE: 1235 SF PROPOSED BUILDING COVERAGE: 1808.1 SF (26.3%) e
~ - —_ 7 USE PERMIT
~.. FLOOR AREA LIMIT: 2800 SF PROPOSED FLOOR AREA LIMIT: 2799.1 SF
S -
'~ EXISTING HOUSE FLOOR AREA: 1010 SF PROPOSED FIRST FLOOR AREA: 1296.4 SF S
EXISTING GARAGE AREA: 225 SF PROPOSED SECOND FLOOR AREA: 1251.3 SF e SITE PLAN
PROPOSED GARAGE AREA: 251.4 SF
EXISTING PARKING: 1 COVERED [SoEer sreer (vooer
PROPOSED PARKING: 1 COVERED/ 1 UNCOVERED SET T ises o

D-0.4

O
=

STEPLAN 4
316" = 1-0"




GARAGE

WINDOW ASSEMBLY

WooD STEPS

e g8 8 N

CONCRETE STEPS

ﬁ EXISTING GARAGE

WINDOW ASSEMBLY

w2

CONGRETE STEPS j

EXISTING - NORTH ELEVATION - RIGHT
4= 10"

EXISTING - SOUTH ELEVATION - LEFT
=100

3

EXISTING TREES

WINDOW ASSEMBLIES

PEACH STUCCO FINISH

=

EXSTING GARAGE BEYOND \ [r——

PEACH STUCCO FINISH

WINDOW ASSEMBLIES

N -

—

EXISTERIOR DOOR
BLY

— ExsTNGTREES

706 S HILL ST, STE. 1060
LOS ANGELES, CA 90014
t:310.622.9271

e info@connect-homes.com

EXISTING - EAST ELEVATION - FRONT
114" = 10"

EXISTING - WEST ELEVATION - REAR
14" =1-0"

2

RIGHT

LeFT

FRONT

REAR

SETBACK

EXISTING 1010 SF
HOUSE TO BE

DEMOLISHED

ARCHITECTURAL
NORTH

TRUE NORTH

EXISTING CONCRETE

¢ EXISTING GARAGE TO BE

DEMOLISHED
225 SF

70

croser

573

-0z

BEDROOM

GLosET

BEDROOM

29

T

IR S S|

MECHANICAL
LAUNDRY

KITCHEN

2.0

S
5

\

DINING ROOM

278 1

19818

LIVING RooM

SETBACK

VAN

PROPERTY LINE N68° 80'51"W 132.27"

DOLAN RESIDENCE

119 Baywood Avenue, Merio Park, CA 54025

CONNECT 8:

DATE 1SSUED
0s01.15

rev1 100218
vz 02018
o3 012419
Teva 042319
o5 042919

08/31/2019

119 BAYWOOD
[AVENUE, MENLO
PARK CA 94025
SHEET SET

USE PERMIT

SHEET TITLE
EXISTING BUILDING
PLANS -+ ELEVATIONS

SHeeT. sreeT wover
NumBER( HOME

D-1.0

EXISTING HOUSE PHOTOS
NO

4

EXISTING HOUSE - LEVEL 1 - FINISH FLOOR PLAN
= 100

')
o
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ATTACHMENT E

PROJECT DESCRIPTION
119 Baywood Avenue

First Submission July 18, 2018

Second Submission October 10, 2018

Planning Commission Presentation on November 5, 2018
Third Submission March 13, 2019

Fourth Submission April 29, 2019

November 5, 2018 Planning Commission Direction

On November 5, 2018 The Planning Commission made the decision to continue the request for
use permit at 119 Baywood Avenue. While there was no formal direction to make specific
changes, the Planning Commissioners made the below comments. The project sponsor has
addressed the comments in addition to providing an alternate design with the garage relocated
to the rear of the property, addressing specifically the prominent garage.

Below is an outline of the Planning Commission comments and the project sponsor brief
responses:

1. PC Comment: Explore options for reducing the perceived massing of the building.
Sponsor Response for original proposed design:
e Increased height of the first-floor porch parapet
e Created full height architectural wing wall to the north side of the porch
e Added awning above the first-floor side patio doors
e Inserted wood siding material at second floor
e Modified landscape plan to include the addition of street trees

The addition of the increased height parapet along the front porch facade creates
an elevation layer between the garage and the exterior wall of the house. The
combined modifications of the front porch parapet, architectural wing wall,
contrasting wood siding material, and landscape plan ALL contribute in the
reduction of the perceived building massing.

2. PC Comment: Conduct additional outreach with neighbors so that they have seen
the plans.
Sponsor Response:
e The project sponsors made contact and met with the neighbors to present the
revised project plans and elevations.
e See below Neighboring Properties section for details of the meeting.

3. PC Comment: Revise the garage.
Original Design Enhancements:

E1



e Garage roof pitch was modified for proper drainage

e Green wall added to north garage elevation

e Addition of (2) street trees

e Addition of parapet to the front porch reduces the prominent massing of the
garage

The proposed garage now includes a vertical green wall on the north side of the
garage. The front yard landscaping plan was modified to include (2) street trees
as well as the large tree in the front yard. This modified landscaping plan further
breaks down the garage massing and creates screening. The curb cut has been
reduced to 20ft and the front yard permeable pavers were redesigned to create a
softer appearance. The addition of the increased height parapet along the front
porch facade creates an elevation layer between the garage and the exterior wall
of the house. The combined modifications have reduced both the massing of the
garage and the home.

Alternate Rear Garage Design Option:

e Relocate garage to rear yard

e Modified front elevation

e Modified site plan to accommodate alternate design

e Confirmation with Arborist for means and methods of new driveway design

The proposed alternate rear garage design option was prepared to offer a
solution for the perceived prominent garage feedback from the planning
commission. This option would position the garage in the rear of the property
and push the house closer to the street to accommodate garage access and
turning. The landscaping plan would adjust accordingly consisting of the similar
plants and plantings as the original design.

When reviewing the new site plan in coordination with the daylight plane, it was
determined that the house would be positioned such that it would not provide
enough clearance for the minimum driveway requirement which ultimately
provides access to the new rear garage location. The FEMA flood plain height
requirement causes the structure to intrude into the daylight plain. Therefore, it
does not appear the alternate rear garage design option is viable. The sponsor
did also explore reducing the height of the structure by using the minimum height
module design however this did not result in a viable solution.

Based on the feedback received to date from the surrounding neighbors and
the technical restrictions identified after exploring the alternate rear garage
design option, we request to proceed with the original design submission
locating the garage at the front of the property.
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4. PC Comment: Reduce curb cut.
Sponsor Response:
e Curb cut was reduced from 24ft to 20ft for the proposed original design
e Curb cut was reduced from 24ft to 14ft-5inches for the alternate rear garage
design option

Purpose of the proposal

The proposed project consists of the replacement of an existing single-family home that has
been vacant since 1990 with the construction of a new 2-story single family home and garage.

Scope of Work

The original design and preferred option includes an existing 1,010 SF 1-story single family
house and 225 SF 1-car garage to be demolished. New construction of a 2-story innovative
factory-built home, which includes 2,547.7 sf of living area in a 4 bedroom and 3 full bathroom
program. The garage, located at the front of the property, roofs 251 sf of new 1-car covered
parking area and 1-car uncovered parking at the front of the house.

There is an alternate design option provided for a rear garage. This option includes an existing
1,010 SF 1-story single family house and 225 SF 1-car garage to be demolished. The proposed
alternate rear garage design option was prepared to offer a solution for the perceived
prominent garage feedback from the planning commission. This option positions the 1-car
covered garage in the rear of the property with a 1-car uncovered adjacent parking spot and
pushes the house closer to the street to accommodate garage access and turning. The
landscaping plan would adjust accordingly consisting of the similar plants and plantings as the
original design. When reviewing the new site plan in coordination with the daylight plane, it
was determined that the house would be positioned such that it would not provide enough
clearance for the minimum driveway requirement which ultimately provides access to the new
rear garage location. Therefore, this alternate option is not viable.

Architectural style, materials, colors

This beautiful new home will be a welcome improvement from the current dilapidated
abandoned home and integrate into the eclectic mix of one and two-story homes on this block
in Menlo Park. Composed largely of structures built in the middle of last century, many of which
are being renovated or replaced. Baywood Avenue is home to single family residences of a
multitude of styles, colors, and materials. The proposed design of the new home on the subject
property incorporates familiar materials and forms that add to the character of this
neighborhood. The proposed design includes a combination of flat roofs, front covered open
porch and deep sun shade overhangs, with main living spaces on the first floor. The proposed
project uses a combination of semi-transparent stained light gray cedar siding and black bronze
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metal siding with aluminum windows and doors. The building elevation includes the vertical
cladded porch with contrasting vertical wood and an architectural wing wall to the north side of
the porch to create a reduced massing of the 2™ floor. These natural and organic colors were
chosen as they are prevalent on the street. The landscaping of the site will be natural and
native and create a light screening of the building. The new home is in scale and character with
the diversity of homes in this area. The overall character and scale of the proposed design adds
to the array of forms and materials present in the homes of Baywood Avenue.

Factory-built home

The proposed home designed by Connect-Homes is factory-built and centralizes the
construction process with the goal of eliminating waste entirely. In contrast to the 8,000
pounds of waste generated at a traditional home building on site, building in a factory cuts
waste by over 75%. The design intents to offer energy efficiency, using less resources and
providing significant yearly savings. For example, the home will come with LED lighting systems,
exceeds minimum insulation requirements, uses Low-E thermally-broken doors and windows
and is designed to attain the points necessary for LEED for Homes Silver certification before
factoring in site variables. Steel frames function as the main structural component allowing for
more precision and sturdier construction. Currently there have been 5 Connect Homes build
and/ or approved in San Mateo County, 2 of which are in Menlo Oaks.

Site layout

The new home will be placed outside of the required setbacks of the property. The garage and
house were positioned on the site in a way to create a rhythm and vernacular consistent of the
current street elevation with adjacent properties. The placement of the garage at the front of
the home is consistent with the adjacent neighbor’s garage of similar size and scale and
consistent with other Menlo Park properties (see attached street study).

The entry of the house is welcoming and well-defined with a factory- built covered front porch
and pathways from both the driveway and street. The project also introduces new landscaping
to the site consistent in neighborhood including newly planted trees, helping screen the views
of the house to and from the street. There will be some site-built decking on the side and rear
yards, which creates multiple access to the outdoors and strengthened the proposed overall
design. There will be extra build up in the finish grading in order to meet the FEMA flood plain
requirements for this site while also matching the adjacent lot existing natural grades. The
landscape plantings and exterior decking have been designed to soften the built up grade
surround the buildings. The siting of the house and garage were considered while working
with the existing grading constraints. All existing trees on the site will be preserved and
protected. There are no other significant natural features on the property and the house does
not block or obscure any adjacent views or light.
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Privacy among the neighboring properties is respected in the proposed design. The adjacent
home to the north is sited perpendicular to the site and its detached garage adjacent to the
side of the property has no windows. The single-story property to the south is well screened by
existing vegetation and fencing. Additionally, an existing fence, existing established trees and
new landscape screening are proposed along both side and rear property lines to help screen
views to and from the new home.

Neighboring properties

When the property was purchased direct conversations were conducted with the neighbors
located at 106 Baywood (Jack Younkin), 111 Baywood (Lauri Hart) and 118 Baywood (Teddy &
Robert Wilson). The neighbors were excited about the project, expressing support of the
project since the property has attracted transients and all the side effects of not being cared for
in over 25 years.

At the request of the planning department, the project sponsors provided additional outreach
to the following addresses 105 & 103 Clover Lane, 100, 106, 111, 118, 121, 126 & 130 Baywood
Avenue.

e On March 1, 2019 the project sponsors reached out directly to the 9
immediate neighbors with hand delivered letters offering a meeting or
phone call to review the updated plans.

e On March 1, 2019 project sponsor, when attempting to contact the owner of
121 Baywood, spoke with the tenant who provided our written request to
the property owner.

e On March 11, 2019 the project sponsors conducted a meeting held at the
neighbors who reside at 118 Baywood. The neighbors included Teddy Wilson
(118 Baywood), Jessica Olsen (126 Baywood), Lauri Hart (111 Baywood),
Robert Wilson (118 Baywood), and Mrs. Greaves (Woodland Ave.). There
was also a meeting with Heather Goudey (105 Clover LN) separately at her
home on the same day. The project sponsors presented the updated full
submittal package illustrating the changes to the design and landscaping
while articulating the planning commission’s requests from the previous
hearing. The neighbor focus was on the landscaping, exterior elevations, and
the garage. The project sponsors went through the enhancements made to
each of these items specifically. 1) Landscaping - there were modifications in
the front yard to soften up the front elevation including street trees, reduced
curb cut, and redesigned concrete paver area, 2) Exterior Elevation - this was
re-designed to reduce the perceived massing of the building by adding a
parapet above the porch, adding a wing wall to the side of the porch, and
increasing the wood siding material, and 3) Garage — further landscaping was
applied to the wall surface and additional street trees making the garage less
prominent but still consistent with other front facing garages in the
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Conclusion

neighborhood. These changes and responses to comments were well
received by neighbors at the meeting. The project sponsors fielded and
answered questions in an interactive session. Teddy Wilson from 118
Baywood was the only neighbor vocal about the garage design. The updated
next phase of the development process and intentions to submit the package
were discussed. There were several requests from the neighbors to contain
a rodent issue prior to demolition. The project sponsors agreed to provide
ample notice prior to demolition. The neighbors were pleased with the
factory-built means and methods of construction reducing the construction
schedule and minimizing neighborhood impact.

On March 12, 2019 the project sponsors had a call with Amar Marugan at
130 Baywood since he was unable to attend the neighbor meeting at 118
Baywood. Amar wanted to offer his support for the project and indicated he
would be contacting the planning department directly to express his support.
On April 24, 2019 the project sponsor emailed the updated plans including
the rear garage design option to the neighbors at 118 Baywood, 111
Baywood, 105 Clover LN, 126 Baywood, and 130 Baywood.

On April 24, 2019 the project sponsor spoke directly to Terrence, the owner
of 103 Clover. Terrence indicated that he had seen the project plans and
such on the web and his only concern was the dust from the demo,
otherwise he is in support of the design and project.

On April 24, 2019 the project sponsor received an email message from 105
Clover LN questioning the proposed new rear garage option.

On April 25, 2019 the project sponsor hand deliverd the updated plans
including the rear garage design option to the neighbors 100 Baywood, 106
Baywood, 121 Baywood, and 103 Clover LN.

On April 25, 2019 the project sponsor received an email message from our
direct neighbor at 111 Baywood strongly objecting the alternate rear garage
design option. She also states that she had no objection to the original
design and her husband Joe Zott was the only public comment and spoke in
favor at the commission hearing on November 5, 2018.

In summary, this project is progressive and forward-looking, incorporating the best of the
current trends in sustainability and responsible construction practices. The home is a great
addition to this community, and the architecture reflects and enhances the diversity of this
vibrant neighborhood.

Based on in person and in writing feedback received to date from the surrounding neighbors
we recommend proceeding with the original design submission with the garage at the front of
the property and not the rear of the property.
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STREET STUDY

1220 BAY LAUREL AVENUE, MENLO PARK, CA 94025

99 SAN MATEO AVENUE, MENLO PARK, CA 94025
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210 BLACKBURN AVENUE, MENLO PARK, CA 94025

128 BLACKBURN AVENUE, MENLO PARK CA 94025
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256 MARMONA DRIVE, MENLO PARK, CA 94025

239 ROBIN WAY, MENLO PARK, CA 94025



213 BLACKBURN AVENUE, MENLO PARK, CA 94025

217 MARMONA DRIVE, MENLO PARK, CA 94025
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ATTACHMENT F

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

June 21, 2018, Revised April 24, 2019

Jamie McGQGrath
Conventus LLC

111 Potrero Avenue
San Francisco, CA 94103

Site: 119 Baywood Avenue, Menlo Park, CA
Dear Jamie McGrath,

As requested on Thursday, June 14, 2018 I visited the above site to inspect and comment on the
trees. A new 2 story home is proposed for this site and your concern for the future health and
safety of the trees has prompted this visit. Site plan D-0.4 dated 4/17/19 was reviewed for
writing this report.

Method:

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

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

The height of the trees was measured using a Nikon Forestry 550 Hypsometer. The spread was
paced off. Comments and recommendations for future maintenance are provided.
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119 Baywood Ave 4/24/19 (2)
Survey:

Tree# Species DBH CON HT/SPComments

1*P  Incense cedar 28.2 45 45/25
(Calocedrus decurrens)

2 Pittosporum 7.5 50 25/15
(Pittosporum eugenioides)

3 Pittosporum 9.6 50 35/15
(Pittosporum eugenioides)

4 Privet 6.6 50 25/15
(Ligustrum japonicum)

5P/R Tree of heaven 20.1 45 40/30
(Ailanthus altissima)
TREE FAILED IN WINTER OF 2019

6P/R Tree of heaven 18.5 45 50/35
(Ailanthus altissima)

7P Coast live oak 249 90 45/40
(Quercus agrifolia)

8 Pittosporum 9.7 40 20/20
(Pittosporum eugenioides)

o* Silver maple 12est 80 40/30
(Acer saccharinum)

Fair vigor, poor form, topped at 30",
codominant at 30 feet, decay likely.
10 times diameter=23.5'

Fair vigor, fair form, old hedge material,
easily replaced.

Fair vigor, fair form, old hedge material,
easily replaced.

Fair vigor, fair form, old hedge material,
easily replaced.

Fair vigor, poor form, multi leader at grade,
suppressed by #6, leans, heavily invasive.
Fair vigor, fair form, invasive, poor species
Proposed for removal.

Good vigor, good form, good location,
recommended to cable codominant leader.
10 times diameter=20.7"

Fair vigor, poor form, heavy decay on trunk.

Fair vigor, fair form, young tree, 3 feet from
property line.

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

R- Indicates proposed removal
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119 Baywood Ave 4/24/19 3)

Summary:

The trees surveyed on site are mix of native and imported trees. Trees #1, and #5-7 are heritage
trees as they have diameter measuring over 15 inches. Tree#5 has recently failed in the winter of
2019 due to heavy winds. The city of Menlo Park's definition of a heritage tree is as followed:

Any tree having a trunk with a circumference of 47.1 inches (diameter of 15 inches) or more
measured at 54 inches above natural grade.

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

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

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

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

Proposed work on site/recommendations:

A new 2 story home is proposed on site. The existing site plan shows pittosporum trees #2-4 to
be removed. The Pittosporum trees are old hedge material that has not been well maintained.
These trees are not of a protected size.

The proposed driveway has been redesigned to be as far from the neighbor's incense cedar tree as
possible. The driveway curves around the tree where possible, while still maintaining a standard
driveway width. In order to reduce impacts as much as possible, it is recommended to
construction the driveway on top of grade using Biaxial Geogrid(Tensar BX-1100) when within
23.5 feet from then neighbor's Incense cedar tree. This will allow for a zero cut driveway type
build. The geogrid can be pinned down over the existing soil as an underlayment which
disperses loads laterally, and allows for building up a base section over the existing soil as a
"zero cut" type driveway build. This will make for a raised finish driveway grade, but will also
allow for a thinning of the required base section thickness to as much as 50% below standard.
When outside the distance of 23.5 feet from the tree, standard driveway techniques can be used
to construct the driveway. If this type of driveway build will help to relieve potential compacted
conditions within the tree root zone. If this type of driveway is to be built when within 23.5 feet
from the neighbor's incense cedar tree, impacts are expected to be nonexistent as no roots will be
impacted/cut.

Tree protection fencing for the neighbor's incense cedar tree is recommended to be placed at 20
feet from the tree where possible. Anywhere tree protection fencing needs to be reduced for
access or any other reason, should be protected by a landscape barrier. During the driveway
build, the tree protection zone can be reduced to the edge of the proposed driveway. The
driveway work when within 23.5 feet of tree #1 will need to be supervised by the Project
Arborist.
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Ailanthus tree #5 failed during the previous winter storms. The owner would now like to remove
the other ailanthus tree #6. This tree is in close proximity to the proposed uncovered parking
area and garage. Impacts from excavation would be expected at this distance from the tree. This
species is often recommended for removal due to its invasiveness. The tree meets the following
considerations to use in determining whether there is good cause for removal of a heritage tree:
-The condition of the tree or trees with respect to disease, danger of falling, proximity to existing
or proposed structures and interference with utility services. (This tree is in close proximity to
the proposed structures on site)

-The necessity to remove the tree or trees in order to construct proposed improvements to the
property (Tree removal is needed to construct the covered carport and garage.)

- The long-term value of the species under consideration, particularly life span and growth rate.
(This species has the lowest value due to its invasiveness and has a short life span of less
than 50 years) (https://selectree.calpoly.edu/tree-detail/ailanthus-altissima)

The remaining trees are not expected to experience any impacts with tree protection fencing
installed and maintained throughout the project. Tree protection fencing for coast live oak tree
#7 will need to be placed at 20 feet from the tree where possible.

Summary:

The trees on site are a mix of native and imported
trees. Incense cedar tree #1 is in poor condition.
The tree has fair vigor, but poor form. The tree
has either been topped in the past at 30 feet or
has experienced at top failure at 30 feet. New
growth following the loss of the trees top now
consist of two leaders competing for apical
dominance. The area where the top has failed ,or
been removed, is now prone to decay, as the tree
is not able to develop enough reaction wood to
close the wound. Because decay is likely in this
area, the two codominant tops are prone to failure
as they continue to grow larger. The two tops are
recommended to be cabled together to offer extra
support to the trees poor form. This tree will be
required to be protected by tree protection
fencing throughout the entire length of
construction as this is a protected tree.

Showing two tops at 30 feet
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Trees #2-4 consist of two pittosporum trees and one
privet tree. These trees are not of a protected size in
the city of Menlo Park. These trees were once
planted likely for screening purposes but have not
been well maintained. These trees are to be
removed.

Showing trees #2-4

Trees #5 and #6 are trees of heaven (Ailanthus
altissima). This species is very invasive and most
cities encourage the removal of this species. The
species has a weak branch strength. Tree #5 has
failed during last winter's storms. Tree #6 is
recommended for removal due being a poor
species and in close proximity to the proposed
construction.

Showing trees #5 and #6
(Tree #5 recently failed)
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Coast live oak tree #7 is in excellent condition.
The location of this tree is good as it is located in
the corner of the property far from any proposed
work. No impacts are expected for this tree. It is
recommended to have the codominant lateral
leader cabled for support. Tree protection
fencing must be installed at a distance of 20 feet
(10 times diameter) from the tree. Any future
landscaping within 20 feet from this tree must be
native plantings with the same water
requirements as the oak tree. Summer irrigation
near oak trees significantly raises the risk of
developing oak root fungus diseases.

Showing oak tree #7

Pittosporum tree #8 is located at the back fence property line. This tree is in poor condition due
to a heavy amount of decay located on the tree's trunk. This tree is not of a protected size.

Neighbor's silver maple tree #9 is in good condition. This tree is a good distance away from the
proposed work. This tree 1s not expected to be impacted by the proposed construction. The
following tree protection plan will help to reduce potential impacts during construction to the
trees on site.

Tree Protection Plan:

Tree Protection Zones

Tree protection zones should be installed and maintained throughout the entire length of the
project. Fencing for tree protection zones should be 6’ tall, metal chain link material supported
by metal 1.5 diameter poles, pounded into the ground to a depth of no less than 2°. The distance
between metal support poles shall not be more than 10'. The location for the protective fencing
for the protected trees(#1 and #7) on site should be placed at a distance of 20' from the trees
where possible. All other non-protected trees to be retained are recommended to be protected by
fencing placed at their driplines. The neighbor's maple tree will be protected by the existing
property line fence. A 6" layer of coarse mulch or woodchips is to be placed beneath the dripline
of the protected trees, within the tree protection zones. Mulch is to be kept 12" away from the
tree trunks. Where it is not possible to place tree protection zones at the prescribed distance
because of approved proposed work or existing hardscapes, the tree protection fencing shall be
placed at the edge of the proposed work or hardscapes, but not closer than 2 feet from the trunk
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of any tree. No equipment or materials shall be stored or cleaned inside the protection zones.
Areas where tree protection fencing needs to be reduced for access, should be mulched with 6”
of coarse wood chips with % inch plywood on top(landscape barrier). The plywood boards
should be attached together in order to minimize movement. The spreading of chips will help to
reduce compaction and improve soil structure. All tree protection measures must be installed
prior to any demolition or construction activity at the site. All non heritage trees to be retained
are recommended to be protected with fencing placed at the tree's dripline. The proposed new
driveway must be constructed under the Project Arborist supervision as described in this report.
Anytime fencing is to be move the Project Arborist shall be called out to the site. All approved
excavation underneath the dripline of a protected tree must take place by hand in combination
with an air spade. Machine trenching shall not be allowed.
Avoid the following conditions:
DO NOT:

A. Allow run off of spillage of damaging materials into the area below any tree
canopy.
Store materials, stockpile soil, or park or drive vehicles within the TPZ.
Cut, break, skin, or bruise roots, branches, or trunks without first obtaining
authorization from the City Arborist.
Allow fires under and adjacent to trees.
Discharge exhaust into foliage.
Secure cable, chain, or rope to trees or shrubs.
Trench, dig, or otherwise excavate within the dripline or TPZ of the tree(s)
without first obtaining authorization from the City Arborist.

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

0w

OTMmO

Root Cutting and Grading

Avoid injury to tree roots. When a ditching machine, which is being used outside of the dripline
of trees, encounters roots smaller than 2", the wall of the trench adjacent to the trees shall be
hand trimmed, making clear, clean cuts through the roots. All damaged, torn and cut roots shall
be given a clean cut to remove ragged edges, which promote decay. Trenches shall be filled
within 24 hours, but where this is not possible, the side of the trench adjacent to the trees shall be
kept shaded with four layers of dampened, untreated burlap, wetted as frequently as necessary to
keep the burlap wet. Roots 2" or larger, when encountered, shall be reported immediately to the
Project Arborist, who will decide whether the Contractor may cut the root as mentioned above or
shall excavate by hand or with compressed air under the root. Root is to be protected with
dampened burlap. All roots to be cut shall be monitored and documented. Large roots (over 2”
diameter) or large masses of roots to be cut must be inspected by the Project Arborist. The
Project Arborist, at this time, may recommend irrigation or fertilization of the root zone.
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Existing grades underneath the protected tree driplines are to remain as is. If grade changes
greater than 4 inches are to take place, special mitigation measures will be needed to reduce
impacts to the trees.

Trenching and Excavation (for any reason)

Route pipes outside of the area that is 10 times the diameter of a protected tree to avoid conflict
with roots. If this is not possible, trenching for irrigation, drainage, electrical or any other reason
shall be done by hand in combination with an air spade when inside the dripline of a protected
tree. Hand digging and the careful placement of pipes below or besides protected roots will
significantly reduce root loss, thus reducing trauma to the tree. All trenches shall be backfilled
with native materials and compacted to near its original level, as soon as possible. Trenches to
be left open for a period of time, will require the covering of all exposed roots with burlap and be
kept moist. The trenches will also need to be covered with plywood to help protect the exposed
roots. When utilities need to be placed within a distance of 3 times the diameter or less of a
protected tree on site, the Contractor shall bore beneath the dripline of the tree. The boring shall
take place not less than 3' below the surface of the soil in order to avoid encountering "feeder"
roots.

Pruning

Any needed or recommended pruning shall be supervised by the Project Arborist, and must be
done by a licensed tree care provider. All pruning for trees in fair to good health must stay
underneath 25% of the total foliage of the canopy. Trees that have been identified in this report
as being in poor health and/or posing a health or safety risk, may be removed or pruned by more
than one-third, subject to approval of the required permit by the Planning Division. Pruning of
existing limbs and roots shall only occur under the direction of the Project Arborist.

Irrigation

Normal irrigation shall be maintained on this site at all times. The imported trees will require
normal irrigation. On a construction site, | recommend irrigation during winter months, 1 time
per month. Seasonal rainfall may reduce the need for additional irrigation. During the warm
season, April — November, my recommendation is to use heavy irrigation, 2 times per month.
This type of irrigation should be started prior to any excavation. The irrigation will improve the
vigor and water content of the trees. The on-site arborist may make adjustments to the irrigation
recommendations as needed. The foliage of the trees may need cleaning if dust levels are
extreme. Removing dust from the foliage will help to reduce mite and insect infestation. Native
oak trees shall not be irrigated unless their root zones are traumatized.

Construction related damage to trees
Any damage due to construction activities shall be reported to the Project Arborist or City
Arborist within six hours so that remedial action can be taken.
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Inspections

It is the contractor’s responsibility to contact the Project Arborist when work is to take place
underneath the dripline of a protected tree on site. Kielty Arborist Services can be reached by
email at kkarbor0476@yahoo.com or by phone at (650) 515-9783 (Kevin). A 48 hour notice is
needed before these inspections can take place. In addition to monitoring construction activities
underneath the dripline of a protected tree on site, monthly monitoring reports are required by the
city of Menlo Park. It is required that the Project Arborist provide periodic inspections during
construction. Four-week intervals would be sufficient to access and monitor the effectiveness of
the Tree Protection Plan, and to provide recommendations for any addition care or treatment.
The contractor must notify the Project Arborist when construction is to start. Should the builder
fail to follow the tree protection specifications, the Project Arborist will report the matter to the
City Arborist as an issue of non-compliance.

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


mailto:kkarbor0476@yahoo.com
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Kielty Arborist Services
P.O. Box 6187
San Mateo, CA 94403
650-515-9783

ARBORIST DISCLOSURE STATEMENT

Arborists are tree specialists who use their education, knowledge, training and experience
to examine trees, recommend measures to enhance the beauty and health of trees, and attempt to
reduce the risk of living near trees. Clients may choose to accept or disregard the
recommendations of the arborist, or seek additional advice.

Arborists cannot detect every condition that could possibly lead to the structural failure of
a tree. Trees are living organisms that fail in ways we do not fully understand. Conditions are
often hidden within trees and below ground. Arborists cannot guarantee that a tree will be
healthy or safe under all circumstances, or for a specified period of time. Likewise, remedial
treatments, like a medicine, cannot be guaranteed.

Treatment, pruning, and removal of trees may involve considerations beyond the scope of
the arborist’s services such as property boundaries, property ownership, site lines, disputes
between neighbors, landlord-tenant matters, etc. Arborists cannot take such issues into account
unless complete and accurate information is given to the arborist. The person hiring the arborist
accepts full responsibility for authorizing the recommended treatment or remedial measures.

Trees can be managed, but they cannot be controlled. To live near a tree is to accept
some degree of risk. The only way to eliminate all risks is to eliminate all trees.

Arborist:

Kevin R. Kielty

Date: April 24,2019
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ATTACHMENT G

From: Heather Goudey

To: Paz, Ori

Subject: Fwd: 119 Baywood Update

Date: Thursday, April 25, 2019 5:31:37 PM
Hi Ori,

The team shared the latest design for 119 Baywood with me last night. I’'m aneighbor at 105
Clover Lane. The back fence for 119 Baywood is shared with my property. This devel opment
placing the garage in the middle of the backyard is concerning to me. While afew of the
neighboring homes have garages behind our homes, they do not comprise the entire backyard.
Doing so for this property, along with a second parking spot, places al of the car traffic for
this home very close to the back of my home which is where the bedrooms are. The
accompanying noise and exhaust will enter my bedrooms. | have no issue with the garage in
the location where it was first proposed.

Regards,
Heather Goudey
105 Clover Lane

Begin forwarded message:

From: Jamie McGrath <jmcgrath@cvlending.com>

Date: April 24,2019 at 11:08:31 PM PDT

To: Heather Goudey <hgoud ahoo.com>

Cc: Chris Dolan <cdolan@cvlending.com>

Subject: Re: 119 Baywood Update

Hi Heather-

Thank you for the quick response. The proposed option is based on the planning commission’s
issue with prominent front garages which they claim our original design had. The request was

to provide an aternate design with the garage in the rear similar to othersin the neighborhood.
If you have a concern with this, please feel free to email our project planner Ori Paz at

OriPaz@menlopark.org and indicate which design you support.

Thank you!
Jamie

On Apr 24, 2019, at 10:37 PM, Heather Goudey <hgoudey @yahoo.com> wrote:

Hi Jamie,
Thanks for sharing. Why the new option with the garage at the rear?
Heather

On Apr 24, 2019, at 9:26 PM, Jamie McGrath <jmcgrath@cvlending.com> wrote:
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Dear Neighbor —

We continue to work with the City of Menlo Park Planning Department for project
approvals. The planning department has requested we do further outreach to our
neighbors on the updated plans. We have provided the city with an option for locating
the garage in the rear of the property. You can see this option on the attached plans.
We are available if you have any questions.

Thank you,

Jamie, Chris & Nagendra

<19 0417 _Baywood_SitePlan + Elevations.pdf>

This email has been scanned for spam and viruses by Proofpoint Essentials. Click
here to report this email as spam.


https://us2.proofpointessentials.com/index01.php?mod_id=11&mod_option=logitem&mail_id=1556170662-iJJnF-Q4PO_t&r_address=jmcgrath%40cvlending.com&report=1
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From: Teddy Spiller Wilson

To: Jamie McGrath

Cc: Chris Dolan; Nagendra Jayanty; Charles Jacob; Lauri Hart; Jessica Olson; Maryhelen Greaves; K Amar Murugan;
Robert C. Wilson; Paz. Ori

Subject: Re: 119 Baywood Update

Date: Thursday, April 25, 2019 10:14:55 AM

Thank you for sharing the updated plans. We greatly appreciate that you have provided an
option for relocating the garage to the rear; that change is very welcome. Although my
husband and | still find the design of the house less than attractive and out of character with
the rest of our street, moving the garage to the rear does answer one of our basic objections.

| see that you have proposed a Chinese Pistachio tree in front of the house, and two
undesignated variety street trees. Those are also welcome and will hopefully soften the sharp
lines of the design.

Thanks for sharing.

Teddy and Robert Wilson
118 Baywood

On Apr 24, 2019, at 9:26 PM, Jamie McGrath <jmcgrath@cvlending.com> wrote:

Dear Neighbor —

We continue to work with the City of Menlo Park Planning Department for project
approvals. The planning department has requested we do further outreach to our
neighbors on the updated plans. We have provided the city with an option for locating
the garage in the rear of the property. You can see this option on the attached plans.
We are available if you have any questions.

Thank you,

Jamie, Chris & Nagendra

<19 0417_Baywood_SitePlan + Elevations.pdf>
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From: Lauri Hart

To: Jamie McGrath; _Planning Commission

Cc: Chris Dolan; Nagendra Jayanty; Charles Jacob
Subject: Re: 119 Baywood Update

Date: Thursday, April 25, 2019 6:30:38 AM

| have reviewed the option of moving the garage to the back of the lot and strongly object.
This design puts vehicles and vehicle noise directly outside the bedrooms of our house. A
driveway that long, and the decrease in backyard space, will also push any children’s play
space into the driveway space creating additional noise directly into our house.

If it is considered desirable, which | do not agree it is, to have the garage at the back of the
property, then the plan should be flipped so that the driveway runs along the property of the
home on the other side of 119 Baywood. In that case, the driveway noise would abut the
garage of the adjoining property and not impact that property’s living spaces at al. It would
still, likely, affect the home directly behind 119 Baywood that faces onto Clover Ave.,
however.

| had no objection to the previous design with the garage in the front of 119 Baywood. That
garage placement is not inconsistent with many homes in the neighborhood and optimizes the
backyard space for the enjoyment of the homeowner without as great a negative noise impact
on my home as relocating the garage to the back of the property in this recent plan.

Lauri Hart
119 Baywood Ave.
On Apr 24, 2019, 9:26 PM -0700, Jamie McGrath <jmcgrath@cvlending.com>, wrote:

Dear Neighbor —

We continue to work with the City of Menlo Park Planning Department for project
approvals. The planning department has requested we do further outreach to our neighbors
on the updated plans. We have provided the city with an option for locating the garage in
the rear of the property. Y ou can see this option on the attached plans,

We are available if you have any questions.

Thank you,

Jamie, Chris & Nagendra
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From: Teddy Spiller Wilson

To: Paz, Ori

Cc: Lauri Hart; Jessica Olson; K Amar Murugan; mhgreaves; Robert C. Wilson
Subject: Re: 119 Baywood

Date: Wednesday, March 20, 2019 9:31:30 AM

Thank you, Ori. | appreciate your keeping in touch.

Yes, a meeting of the neighbors and the developers was held at my house. My husband and I, our next door
neighbors and a neighbor whose home is next door to the proposed project were there, although another concerned
neighbor had a business conflict and couldn’t attend. Another neighbor who lives around the corner on Woodland
also attended.

We did relay our concerns, but unfortunately no changes appeared to be likely. Our major objections are that the
design of the house is completely out of character with the rest of the neighborhood, and that the garage is the focal
point of the view from the street. Although a “green wall”” has been added to try soften the square look of the garage,
that wall is on the side and doesn’t really affect the street appearance. | understand that more trees will be added,
and hope that the size and location of the trees will help.

So, sadly, no, our concerns haven’t been answered; however, they are largely aesthetic rather than regulatory. To be
blunt, some of us find it ugly, particularly the garage placement. | realize that taste is something that can’t be
regulated, however. | just wish we neighbors had been able to see the plans before they were finalized.

Thanks very much for reaching out to us.
Teddy

> On Mar 19, 2019, at 5:43 PM, Paz, Ori <OriPaz@menlopark.org> wrote:

>

> Hi Teddy,

>

> | wanted to let you know that the applicant resubmitted project documents last week, and mentioned in their
revised project description letter that a meeting with some of the neighbors was held on March 11. | wanted to circle
back with you to see if you were able to relay your concerns to the applicant at the meeting, and whether they had
been addressed to your satisfaction. With respect to the garage question, it does not appear a revised garage location
has been proposed.

>

> The direction from the Planning Commission at the first meeting was, in part, to reach out to the neighbors with
the plans and provide some confirmation that folks had the opportunity to review the proposal. The applicant's
project description narrative, public comment, compliance with the zoning requirements and the degree to which the
applicant has followed the Planning Commission’s direction (on the outreach item, massing, driveway curb cut
width, etc.) will all be evaluated in the staff report. The Commission will ultimately be the deciding body on
whether the project is approved.

>

> Your written comments will be included as an attachment and discussed in the staff report. Please let me know if
there are any changes that you would like to make to the comments below.

>

> Thank you,

> Ori

>

>

>

> Ori Paz

> Assistant Planner

> City Hall - 1st Floor
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> 701 Laurel St.
> tel 650-330-6711
> menlopark.org

> From: Teddy Spiller Wilson [mailto:teddyswilson@earthlink.net]
> Sent: Monday, March 4, 2019 4:25 PM

> To: Paz, Ori <OriPaz@menlopark.org>

> Cc: Jessica Olson <jessaolson@yahoo.com>; K Amar Murugan <amarmurugan@hotmail.com>; Lauri Hart
<lauriahart@gmail.com>; Robert C. Wilson <bobcwilson@earthlink.net>

> Subject: Re: 119 Baywood

>

> Thanks very much, Ori.

>

> | really appreciate your response. We, the neighbors, are thoroughly confused about what’s happening across the
street. My email was prompted by a letter from the developer which was left on the everyone’s doors, and which
sounded as though changes had already been made. It seemed he was saying all that was needed was for the
developer to prove he had reached out to the neighbors, regardless of our feelings about the proposed house.

>

> Then today flyers were posted under the "Coming Soon” showing the same illustration as the original, with a
description, realtor name and price for the new house, as if everything were all set. If it isn’t final, we’re relieved.
>

> The major objection my husband and I have to that design is the concrete-looking box (garage?) which is sitting
smack in front of the lot, because it will be the view out our front windows. Since the developer has asked for a
meeting with neighbors, hopefully we can talk about that when he sets a date.

>

> My question for staff, then, would be: Can that garage be moved to a less prominent place on the lot? We’d rather
not see one eyesore (the present house) replaced with another.

>

> Thanks very much for noting our concerns!

> Sincerely,

> Teddy

>

>> On Mar 4, 2019, at 2:26 PM, Paz, Ori <OriPaz@menlopark.org> wrote:

>>

>> Hello Teddy,

>>

>> Thank you for your email. At this time, staff has not received a resubmittal. The revised item has not yet been
reviewed by staff or scheduled for a second Planning Commission meeting. | have added your email to the record
for this project and your concerns will be noted in the staff report, unless they are addressed to your satisfaction
before the meeting.

>>

>> Please let me know if you have any questions for staff.

>>

>> Sincerely,

>> Ori

>>

>>

>>

>> Ori Paz

>> Assistant Planner

>> City Hall - 1st Floor

>> 701 Laurel St.

>> tel 650-330-6711

>> menlopark.org

>> From: Teddy Spiller Wilson [mailto:teddyswilson@earthlink.net]
>> Sent: Sunday, March 3, 2019 10:53 AM
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>> To: jmcgrath@cvlending.com

>> Cc: _Planning Commission <planning.commission@menlopark.org>; Robert C. Wilson
<bobcwilson@earthlink.net>; Jessica Olson <jessaolson@yahoo.com>; Lauri Hart <lauriahart@gmail.com>;
cjacob@apr.com

>> Subject: 119 Baywood

>>

>> Hello Jamie,

>>

>> Thank you for your letter. My husband and | would very much like to see the revised plans for the house at 119
Baywood, which is across the street from us, since we will be looking directly at it through both our large front
living room window and the master bedroom window.

>>

>> When we saw the “Coming Soon” sign and the Alain Pinel name, we were baffled, because we thought that the
property had already been sold, and through a different real estate agent. Is this a new sale, and to a different
developer than the one who introduced himself to us several months ago? Is the revised plan you mention based on
the first one, or is it new?

>>

>> We were very apprehensive about the original plan that we saw on the city website, both because of the
placement and design of the garage, and because it seemed so completely out-of-character with the rest of the homes
on the street. | realize the odd shape of the lot creates some design difficulties, and that maximizing your investment
is undoubtedly a challenge, given the cost of real estate in our city. But we greatly appreciate any attempt to address
our neighborhood’s concerns.

>>

>> My husband and | have lived here many years, and we welcome the redevelopment of this property after so long,
but we do hope whatever goes there fits in with the look and feel of our neighborhood. Please feel free to contact us
by email or phone. Thank you.

>>

>> Teddy

>> 650-630-9069

>>

>>

>>

>
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From: Lauri Hart

To: Paz, Ori
Subject: 119 Baywood
Date: Wednesday, March 20, 2019 10:56:01 AM

The developers listened to our concerns. We reviewed the minor changes to their plan. They
have done everything they can do to minimize the impact of the garage in the front of the
house and it is not inconsistent with many other houses in the neighborhood that have garages
in that location. | would estimate half the houses in the Willows are designed that way, so
objecting to it in this one house as being inconsistent is ignoring that fact.

We do appreciate that they have moved the house and the garage back slightly on the lot,
despite the fact that it decreases the back yard space.

We have no objections to the house and lot as designed and look forward to not having the
crumbling, derelict wreck that has been there for 30 years torn down and replaced with the
proposed home.

Lauri Hart
111 Baywood Ave.


mailto:lauriahart@gmail.com
mailto:OriPaz@menlopark.org

Community Development

STAFF REPORT

Planning Commission

Meeting Date: 5/6/2019
cITY oF Staff Report Number: 19-035-PC
MENLO PARK
Regular Business: Architectural Control, Use Permit, Heritage Tree

Removal Permit, Major Subdivision, and Below
Market Rate Housing Agreement/Florence Lane
Ventures LLC/975 Florence Lane

Recommendation

Staff recommends that the Planning Commission review and provide a recommendation that the City
Council make the necessary findings and approve the proposed project at 975 Florence Lane, as outlined
in Attachment A. The Planning Commission should provide recommendations to the City Council on the
following resolutions for the entitlements for the proposed project:

1. A major subdivision to create eight condominium units by converting six existing residential dwelling
units and constructing two new units on a 11,208-square foot parcel (Draft Resolution and
Recommended Conditions of Approval in Attachment B);

2. Architectural Control for the construction of the two new units and other exterior work (Draft Resolution
and Recommended Conditions of Approval in Attachment B);

3. A use permit for work on an existing legal nonconforming structure that would exceed 50 percent of the
value of the existing structure (Draft Resolution and Recommended Conditions of Approval in
Attachment B);

4. A Heritage Tree Removal Permit to remove one heritage-size Japanese maple tree (Draft Resolution
in Attachment C); and

5. A Below Market Rate (BMR) Housing Agreement to provide one on-site BMR unit in accordance with
the City’s Below Market Rate Housing Program and State Density Bonus Law, including waivers to the
City’s Zoning Ordinance (Draft Resolution in Attachment D and Draft BMR Term Sheet in Attachment
E).

Policy Issues

The proposed project requires the Planning Commission and City Council to consider the merits of the
project. The Commission and Council will need to consider architectural control, use permit and
subdivision map findings. Further, resolutions regarding a heritage tree removal permit and the BMR
Housing Agreement for the project will need to be considered. The Planning Commission is a
recommending body on the policy issues. The policy issues summarized here are discussed in greater
detail throughout the staff report.
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Background

Site location

Using Florence Lane in the east to west orientation, the subject property is located on the south side of
Florence Lane, between University Drive and Fremont Street, at 975 Florence Lane, in the R-3
(Apartment) zoning district. The subject property is currently developed with six apartment units in two
buildings.

The properties surrounding the subject site are also located in the R-3 zoning district, and are developed
with residential uses, primarily multi-family in nature. A location map is included as Attachment F.

Housing Commission review

On August 8, 2018, the Housing Commission recommended approval of a Below Market Rate (BMR)
Term Sheet to the Planning Commission and City Council for one on-site BMR for-sale unit as part of an
eight-unit residential development at 975 Florence Lane. Since the Housing Commission’s review the
applicant has revised the project to take advantage of the State Density Bonus Law, explained in more
detail later in the report. The applicant also revised the proposed location of the two new units so they
would meet all setback requirements.

Analysis

Project description

The subject property is currently developed with two buildings, each consisting of three apartments. Each
building is considered nonconforming with regard to the side yard setbacks and the rear building is also
considered nonconforming with regard to the rear setback. The building in the front of the lot is three
stories in height, with parking on the ground level, and three two-bedroom apartments on the second and
third stories. The rear building is two stories in height, with two two-bedroom units and one three-bedroom
unit. The applicant is proposing to convert the existing six apartments into condominiums and add one
one-bedroom market rate condominium and one one-bedroom BMR for-sale unit to the rear building, for a
total of eight condominiums. The applicant is proposing exterior and interior upgrades to both buildings
and the removal of the existing pool and shed in the rear of the property. Approval of a tentative
subdivision map is required for the creation of the condominiums and a use permit is required for work on
a legal, non-conforming structure (rear building) that exceeds 50 percent of the replacement cost of the
structure. The proposed modifications to the front building would not exceed the use permit threshold. The
applicant’s project pans are included as Attachment G and the applicant’s project description letter and
BMR proposal are included as Attachment H.

Design and Materials

The applicant is proposing to remove the existing wood shake roofing on both buildings and add new
composition shingle roofing. The brick veneer and the board and batten siding along the front fagade of
the front building would also be removed. Horizontal lap siding would be added to the top floors along the
front fagade of both buildings, as well as the top floor of the rear building. The lap siding would wrap
around partially to the side elevations of both buildings and be painted in a grey color. A horizontal band
would also be added under the lap siding on the rear building. The rest of the exterior facades would
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remain stucco, painted in a dark grey color. The windows and sliding doors for the new units would be
vinyl and the entry doors would be wood, painted white, to match the existing windows and doors.

Trees and landscaping

The applicant has submitted an arborist report (Attachment I) detailing the species, size, and conditions of
the heritage and non-heritage trees on or near the subject parcel. The report discusses the impacts of the
proposed improvements and provides recommendations for tree maintenance, based on their health. As
part of the 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 5j.

There are eleven trees located on or near the property, including five heritage trees. One heritage tree, a
Japanese maple located between the two buildings, is proposed for removal due to its poor health and to
allow the installation of a ramp to meet accessibility requirements. A replacement Brisbane box tree is
proposed in the rear of the property. The proposed heritage tree removal will be reviewed by the
Environmental Quality Commission (EQC), tentatively scheduled for the May 15, 2019 EQC meeting, who
will make a recommendation to the City Council. The remaining heritage trees would be protected by tree
protection fencing and other tree protection measures discussed in the arborist report.

Subdivision

The Subdivision Ordinance requires the preparation of a tentative parcel map, which is included in the
applicant’s project plans (Attachment G) and submittal of a building code compliance report for
condominium conversions. The tentative parcel map has been reviewed by the City’s Engineering Division
and has been found to comply with the provisions of the State Subdivision Map Act and the City's
Subdivision Ordinance subject to conditions of approval (Attachment B). Additionally, the Building Division
has reviewed the code compliance report in order to determine the extent of modifications to convert the
building into condominium units. The subdivision ordinance also requires the applicant to submit
documentation to the City of its program to notify tenants of the proposed conversion and the availability of
relocation assistance, as well as to allow existing tenants the first right to purchase the units. The applicant
submitted a letter outlining his program to notify tenants as well as the actual notices provided to each
tenant.

Valuation

The applicant is requesting a use permit to allow the work proposed on the rear building, a legal
nonconforming structure, to exceed 50 percent of the replacement cost of the structure within a 12-month
period. To calculate the replacement and new construction costs on which the 50 percent threshold is
based, the City uses standards established by the Building Division. The City has determined that the
replacement cost of the existing rear structure would be $795,820 meaning that the applicant would be
allowed to propose new construction and remodeling of the building totaling less than $397,910 in any 12-
month period without obtaining a use permit. The City has determined that the value of the proposed work
would be $651,300, requiring a use permit. The proposed work to the front building would not exceed the
50 percent new work valuation threshold.

BMR Housing Program requirement
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The applicant is required to comply with Chapter 16.96 of City’s Municipal Code (“BMR Ordinance”), and
with the BMR Housing Program Guidelines adopted by the City Council to implement the BMR Ordinance
(“BMR Guidelines”) since the project includes more than four residential units. In accordance with the
City’s BMR guidelines, for residential developments of five to nine units it is preferred that the developer
provide one unit at below market rate on-site.

The applicant is proposing to satisfy the project's BMR obligation through the application of State Density
Bonus Law and the construction of one moderate-income level BMR for-sale unit on-site. The State
Density Bonus Law allows the construction of one additional unit, beyond the maximum allowable limit
under the Zoning Ordinance, with the addition of a BMR unit. The provision of both market rate and
affordable residential units in and around the El Camino Real corridor is generally desired, per City
policies.

The proposed BMR unit would be a new unit located on the second floor of the rear building. The second
new unit would be located below the BMR unit. The total size of the BMR unit would be approximately 560
square feet. As shown on the proposed elevations the exterior of the BMR unit would be indistinguishable
from those of the market-rate units. A draft resolution approving the BMR agreement is included as
Attachment D and a draft BMR term sheet is included as Attachment E. A formal BMR agreement will be
drafted based on the term sheet and added as an attachment to the resolution approving the BMR
agreement, which will also be an attachment to the City Council staff report.

Application of the State Density Bonus Law to the Project

The applicant is proposing to apply the provisions of Government Code Section 65915 (GC 65915), the
State Density Bonus Law, to the project. The purpose of GC 65915 is to encourage and provide incentives
to developers to include lower income housing units in their developments. In this case, the applicant is
proposing to include one unit at the moderate income level. The language of GC 65915 is mandatory;
therefore, the City must grant the applicant a density bonus, which would allow the applicant to increase
the density above the maximum allowable limit under the Zoning Ordinance, and waivers to development
standards if the application of a development standard would physically preclude construction of a project
that includes lower income housing. There is no limit on the number of development standard waivers that
an applicant may request. Furthermore, the City is obligated to grant the requested development standard
waiver(s), unless it can find that the waiver would have a specific adverse impact, as defined in
Government Code Section 65589.5(d)(2), upon public health and safety or the physical environment or
any property listed on the California Register of Historical Places or would be contrary to federal or state
law.

Development standards and requested waivers

The R-3 zoning district sets specific development standards for R-3 parcels with a lot area over 10,000
square feet in the area around the EI Camino Real/Downtown Specific Plan. The subject property falls into
this category, which allows seven residential units on this property. State Density Bonus Law allows a
developer to build one additional market rate unit and, in the case of a subdivision, to create a legal lot or
condominium unit for such additional unit, for each BMR unit provided. So with the addition of the BMR
unit, the applicant is permitted to construct an additional market-rate unit as an eighth unit on the parcel. In
addition, an increase in the floor area associated with the residential development project by an amount
that corresponds to the increase in allowable density is permitted.
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The maximum permitted gross square footage for the lot is 7,664.7 square feet. To calculate the permitted
increase in floor area based on the provision of a BMR unit, the maximum permitted floor area of 7,664.7
square feet is divided by the maximum permitted units, which in this case is seven units, to determine the
average per unit. For this parcel, the average per unit is 1,094.9 square feet, which is then multiplied by
eight for a total permitted gross floor area of 8,759.2 square feet. The applicant’s proposal, at 8,736.3
square feet, complies with this maximum.

The Zoning Ordinance requires two parking spaces for units with two or more bedrooms and 1.5 parking
spaces for units up to one bedroom, with a covered parking space required for each unit. The current
development provides 12 parking spaces, six of which are covered spaces located on the ground level of
the front building. Two uncovered parking spaces are located in front of the front building, partially within
the 20-foot front setback. Four additional spaces are located between the front and rear buildings. Two of
these parking spaces would be combined into the required accessible parking space and adjacent loading
area. In total, the project would provide 11 spaces where 15 spaces would be required with the addition of
the two units. Of the 11 parking spaces, six would be covered, where eight covered spaces would be
required with the addition of the two units. The applicant’s proposal includes assigning one space to each
unit and leaving the two remaining regular (non-accessible) spaces either as guest parking or as spaces
that could be rented by condominium owners from the homeowners association. Recommended condition
of approval 6(b) requires the CC&Rs (Covenants, Conditions and Restrictions) for the project to state that
no on-street overnight parking permits will be issued by the City for any units, including units with less than
two parking spaces.

The applicant is requesting a waiver under the State Density Bonus law to allow reductions in parking
spaces from the 15 total parking space requirement and the eight covered parking space requirement
since the existing development of the site makes the addition of new parking spaces infeasible. Staff
believes that the site location, close to downtown, the Menlo Park Caltrain station, and other
shopping/services, would support a reduced parking requirement.

The applicant is also requesting a waiver to allow an increase in building coverage from the 40% building
coverage permitted by the R-3 zone to 66.8 percent (7,482.9 square feet). The current building coverage
is 59 percent (6,608.9 square feet) and without this waiver the proposed addition of a BMR unit would not
be possible.

The existing structures do not adhere to the required 10-foot side setback along the right side of the parcel
and a portion of the rear building intrudes slightly into the required 15-foot rear setback. The applicant
originally requested an exception from the required setbacks for the new units; however, the applicant’s
current layout includes the addition of two new units that would meet the side setback of 10 feet and the
rear setback of 15 feet, as required by zoning.

The existing front building does not appear to meet the building profile required adjacent to a public right-
of-way; however, the scope of work on the front building would not require that it be brought into
compliance. A building profile requirement does not apply for the rear building as it is not contiguous with a
public right-of-way, single-family zoned property or a public park.
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The applicant is meeting the remaining R-3 development standards for lots over 10,000 square feet size in
the area around the EI Camino Real/Downtown Specific Plan, as described below:

o Approximately 17 percent driveways and open parking areas are existing where 35 percent
is the maximum

e Approximately 38 percent of the site would be open space with the addition of the two new
units where the minimum is 25 percent

¢ A maximum height of approximately 31.8 feet is existing and proposed where 35 feet is the
maximum

Staff believes that the requested waivers from the Zoning Ordinance development standards would not
have a specific adverse impact, upon public health and safety or the physical environment. The proposed
waivers would not reduce the required setbacks for the proposed additions, which further limits the
potential impact on the neighboring properties. In addition, the waivers are necessary to accommodate the
construction of the onsite BMR unit and the bonus market-rate unit as required by the City’'s BMR
ordinance and state density bonus law.

Correspondence

Staff has received an email with an accompanying petition signed by 25 nearby residents stating concerns
about the proposed waivers from development standards, especially the reduced number of parking
spaces and the increase in density. Staff also received emails from three individual nearby residents,
stating the same concerns. One of these emails included a list of nearby developments, built under
previous regulations that do not meet certain aspects of the current Zoning Ordinance, as researched by
this resident. All correspondence is included as Attachment J. As previously noted, the City is obligated to
grant the requested development standard waivers, unless it can find that the waiver would have a specific
adverse impact, as defined in Government Code Section 65589.5(d)(2), upon public health and safety or
the physical environment or any property listed on the California Register of Historical Places or would be
contrary to federal or state law. It should also be noted that previous versions of the proposal, referenced
by some of the correspondence, did not show the two new units meeting the side and rear setback
requirements but the current proposal shows the two new units meeting all required setbacks.

Conclusion

Approval of the architectural control, tentative map, use permit, BMR agreement, and heritage tree
removal permit would allow the existing six units to be sold separately, allow the addition of one additional
market rate unit and one additional BMR unit to the lot and the City’s housing stock, and allow remodeling
and exterior updates to the existing buildings. The proposed waivers from the R-3 development standards
would be necessary for the development of the two new units. Staff recommends that the Planning
Commission recommend that the City Council approve the architectural control, use permit, tentative
parcel map, BMR agreement, and heritage tree removal permit because the project would be consistent
with the General Plan land use designation of Medium Density Residential, the number of housing units in
the City would be increased, and adequate number of parking spaces are provided given the site’'s
proximity to downtown.

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



Staff Report #: 19-035-PC
Page 7

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 15301(e) and (k), “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.

Attachments

A. Recommended Actions

B. Draft Resolution Approving the Findings and Conditions for the Tentative Subdivision Map, Architectural
Control, and Use Permit

C. Draft Resolution Approving the Heritage Tree Removal Permits

D. Draft Resolution Approving the BMR Agreement

E. Draft BMR Term Sheet

F. Location Map

G. Project Plans

H. Project Description Letter

I. Arborist Report

J. Correspondence

Disclaimer

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

Exhibits to Be Provided at Meeting
Colors and Materials Boards

Report prepared by:
Corinna Sandmeier, Senior Planner

Report reviewed by:
Kyle Perata, Principal Planner
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ATTACHMENT A

Attachment A
Recommended Actions
975 Florence Lane

Architectural Control, Use Permit, and Tentative Map

1. Adopt a Resolution of the City Council of the City of Menlo Park Approving Findings
and Conditions for the Architectural Control, Use Permit, and Tentative Map for a
project at 975 Florence Lane (Attachment B)

Heritage Tree Removal Permit

2. Adopt a Resolution of the City Council of the City of Menlo Park Approving a
Heritage Tree Removal Permit for a project located at 975 Florence Lane
(Attachment C)

Below Market Rate (BMR) Housing Agreement

3. Adopt a Resolution Approving a Below Market Rate Housing Agreement with
Florence Lane Ventures LLC for a project located at 975 Florence Lane (Attachment
D)
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ATTACHMENT B

DRAFT — May 6, 2019

RESOLUTION NO.

RESOLUTION OF THE CITY COUNCIL OF THE CITY OF MENLO
PARK  APPROVING FINDINGS  AND CONDITIONS FOR
ARCHITECTURAL CONTROL, USE PERMIT, AND A TENTATIVE
SUBDIVISION MAP FOR THE PROJECT LOCATED AT 975
FLORENCE LANE

WHEREAS, the City of Menlo Park (“City”) has received an application from Florence
Lane Ventures, LLC (“Applicant”), for a tentative subdivision map to create eight
condominium units by converting six existing residential dwelling units and constructing
two new units on the property located at 975 Florence Lane (“Project Site”);

WHEREAS, the findings and conditions for Architectural Control, Use Permit, and
Tentative Subdivision Map would ensure that all City requirements are applied
consistently and correctly as part of the project’s implementation;

WHEREAS, Applicant has elected to satisfy the BMR requirement for the proposed
project by constructing one on-site “for sale” BMR unit in accordance with the City’s
Below Market Rate Housing Program and State Density Bonus Law, and will also
provide a bonus market-rate unit, both including waivers to the City’s Zoning Ordinance
that are based on the existing site constraints;

WHEREAS, all required public notices and public hearings were duly given and held
according to law; and

WHEREAS, after notice having been lawfully given, a public hearing was scheduled
and held before the Planning Commission of the City of Menlo Park on May 6, 2019
whereat all persons interested therein might appear and be heard; and

WHEREAS, the Planning Commission of the City of Menlo Park having fully reviewed,
considered and evaluated all the testimony and evidence submitted in this matter voted
affirmatively to recommend to the City Council of the City of Menlo Park to approve the
findings and conditions for Architectural Control, Use Permit, and Tentative Subdivision
Map; and

WHEREAS, after notice having been lawfully given, a public hearing was scheduled
and held before the City Council of the City of Menlo Park on TBD, 2019 whereat all
persons interested therein might appear and be heard; and

WHEREAS, the City Council reviewed the project on TBD, 2019, and found the project
to be categorically exempt under Class 3 Section 15301(e) and (k), “Existing Facilities”
of the current California Environmental Quality Act (CEQA) Guidelines; and

WHEREAS, the City Council of the City of Menlo Park having fully reviewed, considered
and evaluated all the testimony and evidence submitted in this matter voted affirmatively
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Resolution No. XXX

to approve the findings and conditions for Architectural Control, Use Permit, and
Tentative Subdivision Map.

NOW, THEREFORE, BE IT RESOLVED that the City Council of the City of Menlo Park
hereby approves the findings and conditions for Architectural Control, Use Permit, and
Tentative Subdivision Map attached hereto as Exhibit A and incorporated herein by this
reference.

I, Judi Herren, City Clerk of Menlo Park, do hereby certify that the above and foregoing
Council Resolution was duly and regularly passed and adopted at a meeting by said
Council on the TBD day of TBD, 2019, by the following votes:

AYES:
NOES:
ABSENT:
ABSTAIN:

IN WITNESS WHEREOF, | have hereunto set my hand and affixed the Official Seal of
said City on this day of , 2019.

Judi Herren
City Clerk
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975 Florence Lane — Attachment B: Exhibit A - Recommended Actions

LOCATION: 975 PROJECT NUMBER: APPLICANT/OWNER: Florence Lane Ventures
Florence Lane PLN2017-0104 LLC

REQUEST: Request for a major subdivision to create eight condominium units by converting
six existing residential dwelling units and constructing two new units on one parcel in the R-3
(Apartment) zoning district. The applicant is also requesting architectural control for the
construction of the two new units and other exterior work, and a use permit for work on an
existing legal nonconforming structure that exceeds 50 percent of the value of the existing
structure. The application is being submitted subject to the State Density Bonus Law,
Government Code Section 65915 and relevant amendments, which permits exceptions to the
City's Zoning Ordinance requirements. One below market rate unit is proposed for a moderate
income household. The project also includes the removal of one heritage-size Japanese
maple tree. The Planning Commission will serve as a recommending body and the City
Council will be the final decision making body and take action on the proposed project at a
future meeting date.

DECISION ENTITY: City Council | DATE: TBD ACTION: TBD

VOTE: TBD (Carlton, Combs, Mueller, Nash, Taylor)

ACTION:

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

a. The general appearance of the structures is in keeping with the character of the
neighborhood. The proposed exterior materials and finishes would be high quality
in nature and would reinforce the neighborhood compatibility.

b. The development will not be detrimental to the harmonious and orderly growth of
the City. With the exception of waivers granted under the State Density Bonus
Law, the project would meet the relevant development standards of the R-3 zoning
district.

c. The development will not impair the desirability of investment or occupation in the
neighborhood. The construction and ongoing occupation of the site would proceed
in accordance with all applicable City requirements and procedures, as verified in
these conditions of approval.

d. The development includes a waiver for reduced parking as permitted under the
State Density Bonus Law, and has made adequate provisions for access to such
parking. Specifically, the project would provide 11 parking spaces.

2. Make findings, as per Section 16.82.030 of the Zoning Ordinance pertaining to the granting
of use permits, that the proposed work exceeding 50% of the replacement value of a legal
non-conforming structure, 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 findings that the proposed major subdivision is technically correct and in compliance
with all applicable State regulations, City General Plan, Zoning and Subdivision
Ordinances, and the State Subdivision Map Act.

4. Make findings that the waivers of certain development regulations relating to parking,
gross floor area, and building coverage, are necessary to accommodate the construction
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of the onsite BMR unit and the bonus market-rate unit as required by the City's BMR
ordinance and state density bonus law.

Approve the tentative subdivision map, architectural control, and use permit subject to the
following standard conditions:

a.

Development of the project shall be substantially in conformance with the plans
prepared by Kellond Architects, consisting of 22 sheets, dated April 23, 2019,
reviewed and recommended for approval by the Planning Commission on May 5,
2019 and approved by the City Council on TBD, except as modified by the
conditions contained herein, subject to review and approval of the Planning
Division.

Minor modifications to building exteriors and locations, fence styles and locations,
signage, and significant landscape features may be approved by the Community
Development Director or designee, based on the determination that the proposed
modification is consistent with other building and design elements of the approved
Architectural Control and will not have an adverse impact on the character and
aesthetics of the site. The Director may refer any request for revisions to the plans
to the Planning Commission for architectural control approval. A public meeting
could be called regarding such changes if deemed necessary by the Planning
Commission.

Major modifications to building exteriors and locations, fence styles and locations,
signage, and significant landscape features may be allowed subject to obtaining an
architectural control permit from the Planning Commission, based on the
determination that the proposed modification is compatible with the other building
and design elements of the approved Architectural Control and will not have an
adverse impact on the character and aesthetics of the site.

Major revisions to the development plan which involve material changes, or
expansion or intensification of development require public meetings by the
Planning Commission and City Council.

Prior to approval of the Final Map or the issuance of any project related building
permit, the Applicant shall comply with all requirements of the Building Division,
Engineering Division, and Transportation Division that are directly applicable to the
project.

Prior to approval of the Final Map or issuance of any project related building permit,
the Applicant shall comply with all Sanitary District, California Water Company,
Menlo Park Fire Protection District, and utility companies' regulations that are
directly applicable to the project. Will serve letters will be required.

All public right-of-way improvements, including frontage improvements shall be
completed to the satisfaction of the Engineering Division prior to building permit
final inspection. Prior to commencing any work within the right-of-way or public
easements, the Applicant shall obtain an encroachment permit from the appropriate
reviewing jurisdiction.
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h. Prior to commencing any work within the right-of-way, the Applicant shall obtain an
encroachment permit from the Public Works Department.

i. Prior to issuance of any project-related building permit, the Applicant shall comply
with all Sanitary District, California Water Company, Menlo Park Fire Protection
District, and utility companies' regulations that are directly applicable to the project.

j. 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 LLC, dated revised February 22, 2019.

6. Approve the tentative subdivision map, architectural control, and use permit subject to the
following project-specific conditions:

a. The applicant shall submit the project CC&Rs (Covenants, Conditions and
Restrictions), including the Condominium Plan, with the complete final map
submittal.

b. The CC&Rs shall state that no on-street overnight parking permits will be issued by
the City for any units, including units with less than two parking spaces.

c. Engineering-specific conditions, subject to review and approval of the Engineering
Division except as otherwise noted:

i. The project shall comply with all requirements that are applicable to a
condominium conversion project as indicated in Chapter 15.34,
“CONDOMINIUMS”, of the City of Menlo Park Subdivision Ordinance.

ii. After City approval of the Tentative Map, the applicant shall schedule a
pre-application meeting with the Engineering Division to submit a
complete final map submittal. The City will not accept said submittal
prior to the meeting. The required items for the submittal are listed in
the City's Final Map Checklist, which is available at the City counter and
the City’s website.

iii. Prior to building permit issuance, the applicant shall pay the Recreation
In-Lieu Fee for the two new units based on the latest approved City
Master Fee Schedule (currently $78,400 per unit, total $156,800).

iv. Prior to building permit issuance, Applicant shall submit plans to remove
and replace the sidewalk and concrete valley gutter along entire project
frontage.

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

vi. The water provider is the California Water Company (650-854-5454).

The applicant shall coordinate appropriately to determine sufficiency of
size of the existing service lateral.

PAGE: 3 of 4
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975 Florence Lane — Attachment B: Exhibit A - Recommended Actions

vii. The sanitary sewer provider is West Bay Sanitary Sewer District (650-
321-0384). The applicant shall coordinate as necessary.

d. Transportation-specific Conditions, subject to review and approval of the
Transportation Division except as otherwise noted:

Prior to building permit issuance, the applicant shall pay a Transportation
Impact Fee that will be calculated based on the City’s Transportation Impact
Fee program guidelines. The fee rate is subject to change annually on July
1 and the current TIF is calculated as follows: 2 new dwelling units times
$2,026.34 per dwelling unit = $4,052.68.

PAGE: 4 of 4
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ATTACHMENT C

DRAFT — May 6, 2019
RESOLUTION NO.

RESOLUTION OF THE CITY COUNCIL OF THE CITY OF MENLO
PARK APPROVING A HERITAGE TREE REMOVAL PERMIT FOR A
PROJECT LOCATED AT 975 FLORENCE LANE

WHEREAS, the City of Menlo Park (“City”) received applications from Florence Lane
Ventures, LLC, (“Applicant”) for the removal of one heritage tree at the property located
at 975 Florence Lane (“Project Site”) as more particularly described and shown in
Exhibit A; and

WHEREAS, the requested tree removal is necessary in order to add two residential
units to the Project Site; and

WHEREAS, the removal of Heritage Trees within the City is subject to the requirements
of Municipal Code Chapter 13.24, Heritage Trees; and

WHEREAS, the City’s Contract Arborist reviewed the requested tree removal; and

WHEREAS, the City’'s Contract Arborist determined that the requested removal is
justified in recognition of factors #1 (tree condition/health); and

WHEREAS, the City Arborist reviewed and approved the work of the City’s Contract
Arborist; and

WHEREAS, all required public notices and public hearings were duly given and held
according to law; and

WHEREAS, after notice having been lawfully given, a public meeting was scheduled
and held before the Environmental Quality Commission of the City of Menlo Park on
TBD 2019 whereat all persons interested therein might appear and be heard; and

WHEREAS, the Environmental Quality Commission of the City of Menlo Park having
fully reviewed, considered and evaluated all the testimony and evidence submitted in
this matter voted to recommend to the City Council of the City of Menlo Park to approve
the Heritage Tree Removal Permit for one heritage tree; and

WHEREAS, the site plan proposes a one-to-one replacement ratio; and

WHEREAS, after notice having been lawfully given, a public hearing was scheduled
and held before the Planning Commission of the City of Menlo Park on May 6, 2019,
whereat all persons interested therein might appear and be heard; and

WHEREAS, the Planning Commission of the City of Menlo Park having fully reviewed,
considered and evaluated all the testimony and evidence submitted in this matter voted
affirmatively to recommend to the City Council of the City of Menlo Park to approve the
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Resolution No. XXX

Heritage Tree Removal Permit for the one heritage tree and the requested replacement
ratio of one new tree for the existing tree; and

WHEREAS, after notice having been lawfully given, a public hearing was scheduled
and held before the City Council of the City of Menlo Park on TBA, 2019 whereat all
persons interested therein might appear and be heard; and

WHEREAS, the City Council reviewed the project on TBD, 2019, and found the project
to be categorically exempt under Class 3 Section 15301(e) and (k), “Existing Facilities”
of the current California Environmental Quality Act (CEQA) Guidelines; and

WHEREAS, the City Council of the City of Menlo Park having fully reviewed, considered
and evaluated all the testimony and evidence submitted in this matter voted affirmatively
to approve the Heritage Tree Removal Permit and the requested replacement ratio of
one new tree for the existing tree.

NOW, THEREFORE, BE IT RESOLVED that the City Council of the City of Menlo Park
hereby approves the Heritage Tree Removal Permit for one heritage tree as identified in
Project Plan Sheet SD 1.2, attached by this reference herein as Exhibit A.

I, Judi Herren, City Clerk of Menlo Park, do hereby certify that the above and foregoing
Council Resolution was duly and regularly passed and adopted at a meeting by said
Council on the day of , 2019, by the following votes:

AYES:
NOES:
ABSENT:
ABSTAIN:

IN WITNESS WHEREOF, | have hereunto set my hand and affixed the Official Seal of
said City on this day of , 2019.

Judi Herren
City Clerk
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ATTACHMENT D

DRAFT — May 6, 2019
RESOLUTION NO.

RESOLUTION OF THE CITY COUNCIL OF THE CITY OF MENLO
PARK APPROVING THE BELOW MARKET RATE HOUSING
AGREEMENT BETWEEN THE CITY OF MENLO PARK AND
FLORENCE LANE VENTURES, LLC, FOR A PROJECT LOCATED AT
975 FLORENCE LANE

WHEREAS, the City of Menlo Park (“City”) has received an application from Florence
Lane Ventures, LLC (“Applicant”), for a tentative subdivision map to create eight
condominium units by converting six existing residential dwelling units and constructing
two new units on the property located at 975 Florence Lane (“Project Site”); and

WHEREAS, all required public notices and public hearings were duly given and held
according to law; and

WHEREAS, the City Council reviewed the project on TBD, 2019, and found the project
to be categorically exempt under Class 3 Section 15301(e) and (k), “Existing Facilities”
of the current California Environmental Quality Act (CEQA) Guidelines; and

WHEREAS, after notice having been lawfully given, a public meeting was scheduled
and held before the Housing Commission of the City of Menlo Park on August 8, 2018
to review the initial draft BMR Agreement Term Sheet, for the provision of one on-site
BMR unit, whereat all persons interested therein might appear and be heard; and

WHEREAS, the Housing Commission of the City of Menlo Park having fully reviewed,
and considered and evaluated all the testimony and evidence submitted in this matter
voted affirmatively to recommend the Planning Commission of the City of Menlo Park to
approve the BMR Agreement; and

WHEREAS, after notice having been lawfully given, a public hearing was scheduled
and held before the Planning Commission of the City of Menlo Park on May 6, 2019
whereat all persons interested therein might appear and be heard; and

WHEREAS, the Planning Commission of the City of Menlo Park having fully reviewed,
considered and evaluated all the testimony and evidence submitted in this matter voted
affirmatively to recommend to the City Council of the City of Menlo Park to approve the
BMR Agreement; and

WHEREAS, after notice having been lawfully given, a public hearing was scheduled
and held before the City Council of the City of Menlo Park on TBD, 2019 whereat all
persons interested therein might appear and be heard.

WHEREAS, on TBD, 2019 the City Council of the City of Menlo Park has read and
considered that certain BMR Agreement between the City and the Applicant that
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satisfies the requirement that Developer comply with Chapter 16.96 of the City’s
Municipal Code and with the Below Market Rate Housing Program Guidelines.

NOW, THEREFORE, the City Council of the City does RESOLVE as follows:

1. Public interest and convenience require the City to enter into the
Agreement described above and incorporated herein as Exhibit A.

2. The City of Menlo Park hereby approves the Agreement and the City
Manager is hereby authorized on behalf of the City to execute the Agreement.

I, Judi Herren, City Clerk of Menlo Park, do hereby certify that the above and foregoing
Council Resolution was duly and regularly passed and adopted at a meeting by said
Council on the day of , 2019, by the following votes:

AYES:
NOES:
ABSENT:
ABSTAIN:

IN WITNESS WHEREOF, | have hereunto set my hand and affixed the Official Seal of
said City on this day of , 2019.

Judi Herren
City Clerk
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10.

11.

ATTACHMENT E

975 Florence Lane

Draft Below Market Rate Housing (BMR) Agreement Term Sheet

Applicant owns property known as Assessor’s Parcel Number: 071-302-010
(“Property”), more commonly known as 975 Florence Lane, Menlo Park;

Applicant is requesting architectural control, use permit, major subdivision and
heritage tree removal approval to create eight condominium units by converting
six existing residential dwelling units and constructing two new units on one
parcel located at 975 Florence Lane;

The project consists of more than four residential units; therefore, Applicant is
required to comply with Chapter 16.96 of City’s Municipal Code (“BMR
Ordinance”) and with the Below Market Rate Housing Program Guidelines
(“Guidelines”) adopted by the City Council to implement the BMR Ordinance;

The subdivision of six existing residential rental units would result in a
requirement of one BMR housing unit or in-lieu fee payment if the provision of a
unit is shown to make the project infeasible.

Applicant has elected to satisfy the BMR requirement for the proposed project by
constructing one on-site “for sale” BMR unit in accordance with the City’s Below
Market Rate Housing Program and State Density Bonus Law, and would also
provide a bonus market-rate unit, both including waivers to the City’s Zoning
Ordinance that are based on the existing site constraints;

The characteristics of the BMR unit shall be in conformance with Section 5 of the
BMR Guidelines;

The eligibility requirements for the BMR unit shall be established as set forth in
Section 6 of the BMR Guidelines;

The BMR waiting list for the for-purchase unit shall be established as set forth in
Section 7 of the BMR Guidelines;

The BMR unit purchase process shall be established as set forth in Section 8 of
the BMR Guidelines;

The occupancy requirements shall be established as set forth in Section 9 of the
BMR Guidelines;

The process for resale of the BMR unit shall be established as set forth in
Section 10 of the BMR Guidelines; and
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12.

Applicant shall enter into a BMR Agreement memorializing these terms in a form
acceptable to the City Attorney.
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City of Menlo Park

Location Map
975 Florence Lane
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ATTACHMENT G

Proposed Subdivision

CONDOMINIUM CONVERSION OF (6) EXISTING UNITS + (2) PROPOSED NEW

975 Florence Lane
Menlo Park, CA 94025

PLANNING COMMISSION SUBMITTAL SET

Kellond Architects

14510 Big Basin Way, #205
Saratoga, California 95070

408.741.0600 ph.
408.741.0610 fax

PROJECT INFO

AREA PLAN SHEET INDEX

AL DRAWNGS AND WRITTEN MATERIAL
HEREIN CONSTITUTE THE_ ORIGINAL_ AND
UNPUBLISHED WORK OF THE E

OF THE ARCHITECT.

PROJECT DESCRIPTION

The proposed project is an existing (6) unit apartment building that is requesting
approval of a subdivision and conversion of the residential units into for-sale
condominium units. (1) BMR unit and (1) additional unit are proposed to be added
for a total of (8) units. Existing parking is proposed to remain.

SD-0.1

TITLE SHEET & PROJECT INFO
TOPOGRAPHIC SURVEY

EXISTING SITE PLAN

PROPOSED SITE PLAN

EXISTING FLOOR PLANS - REAR BUILDING
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FLOOR AREA CALCS

FIRST FLOOR

23-9"x 216" = 511.6 S.F.

212" x 211" = 448 SF.

COEEG®E

368 SF.

TOTAL = 2,034.8 S.F.
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© 7-10'x12-2"=958SF.

TOTAL FLOOR AREA - REAR BLDG. + SHED
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TOTAL FLOOR AREA - FRONT BLDG.

3,788.1S.F.
FLOOR AREA CALCS FLOOR AREA CALCS COVERAGE CALCS
FIRST FLOOR SECOND FLOOR SECOND FLOOR

B 22-10"x26'8" = 608.8 SF. @ 22-10'x7-0'= 1508 SF.
600 SF. (@) 22+6"x7-0'= 1575 F.
(© 22-10"x 268" = 608.8 SF ® 22-10'x7-0"= 1508 SF.
(@ 4-0'x60-0"=240 SF.

@ 4-0'x10-7"=4255F.
4-0'x10-7" = 42,5 SF.

TOTAL = 85 S F.

TOTAL = 1,817.6 S.F.
TOTAL = 717.1 SF.
BUILDING = 1,817.6 S.F.

TOTAL COVERAGE = 2,534.7 SF.
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TOTAL FLOOR AREA - REAR BLDG.

4,948.2 S.F.

FLOOR AREA CALCS COVERAGE CALCS

FIRST FLOOR FIRST FLOOR

(A) 23-9"x15-6"= 368 SF. (@ 23-9'x21-6"=5116SF

® 6-0"x19 18 SF. (@ 15-8'x21-6"=336.8 SF.

© 15-8'x216"= 336.8SF. ® 1615k

(@ 10-10'x25-1"= 2725 SF TOTAL = 1,000.4 S5

® zvzxzr BUILDING = 2,471.8 SF.

(F) 12-10"x 287" =368 SF.

TOTAL COVERAGE = 3,481.2 SF.
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ATTACHMENT H
Kellond Architects

975 Florence Lane
Project Description

This project application is for a major subdivision (more than 5 units) of an existing multi-family residential
property. Itis located in the R-3 zoning district and is currently a (6) unit apartment building, which has (3)
units in one building at the front, and (3) in another at the rear of the property. (5) of the existing residential
units are 2 bedroom units that range in size from 1,088 s.f. to 1,240 s.f.. There is (1) 3 bedroom unit that is
1,703 s.f. Both buildings are a ranch style consistent with others in the area, and those built around 1961
when the buildings were constructed. There is no evidence of any historical value or features.

These existing apartments will become individual for-sale condominium units.

Under the California state density bonus law for providing inclusionary housing, the project is also proposing
to add (1) below market rate (BMR) housing unit and (1) regular unit, for a new total of (8) units. Both
proposed new units are 560.5 s.f. in area, and have 1 bedroom with 1 bath. These units are proposed to be
a 2-story addition to the rear of the property, onto the back of the existing rear building.

Since the proposed (1) BMR unit represents 14% of the total allowable units (1 of 7), the state density law
allows a 9% bonus, which, when rounded up per law, results in (1) additional unit over the allowable (7) unit
denisity for the property. Additionally, under the city zoning ordinance, the project is allowed a proportional
GFA increase of 1,094.9 s.f. (area per unit) on top of the allowable 7,664.7 s.f. for (7) units max. for the

property.

Under the state density bonus law, projects that provide at least 10% of the units as affordable, are entitled
to (1) incentive plus waivers of development standard that would have the effect of physically precluding
the construction of a development at the densities or with the incentives permitted. In this case, the project
is proposing 14% affordable units and is requesting waivers for maximum building coverage, minimum
parking requirements, and minimum landscaping that do not comply with the development standards.
These elements are not physically possible to achieve with the proposed density bonus for inclusionary
housing due to the building site constraints.

With the addition of (2) new units, the project is also proposing to make both exterior and interior upgrades
to the entire site. Each of the units will be remodeled on the interior to provide a new and fresh living unit.
The exterior of the buildings will get a facelift with new and more modern exterior siding and colors. This will
result in a like-new addition to the neighborhood and streetscape.

The existing apartment rental tenants have been notified of the requested application. City code required
measures have been implemented to allow first right of refusal, rent control during the period of
application review and approval, and relocation assistance as needed.

During the design of the project, there have been communications with the immediate neighboring
properties. There has been opposition to the addition of below market rate housing to the street by some
of the neighbors, as well as a concern for the number of parking spaces. Several discussions have occurred
with one of the neighbors. We have tried to explain the state density bonus law, and have provided
specifics with updates on how the project is proceeding.

In summary, the planning commission application request is simply to convert the existing multi-family
property into individual for-sale units, with the addition of (2) units under the state density bonus law. This will
result in a benefit for the city’s diversity of housing, and an updated, like-new project for the neighborhood.

H 1www.ke||ondarchitects.com
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975 Florence Lane
Below Market Rate Housing Plan

Description

The proposed project is an existing (6) unit apartment building that is requesting approval
of a subdivision and conversion of the residential units into for-sale condominium units.
There are currently (3) units located in the front building, and (3) units in the rear building.

Under the California state density bonus law, the project is requesting (2) additional units
to be added, with (1) being a below market rate unit, which would result in a total of (8)
units for the property. Since the proposed (1) BMR unit represents 14% of the total
allowable units (1 of 7), the state density law allows a 9% bonus, which, when rounded up
per law, results in (1) additional unit over the allowable (7) unit density for the property.
Additionally, under the city zoning ordinance, the project is allowed a proportional GFA
increase of 1,094.9 s.f. (area per unit) on top of the allowable 7,664.7 s.f. for (7) units max.
for the property.

Under the state density bonus law, projects that provide at least 10% of the units as
affordable, are entitled to (1) incentive plus waivers of development standard that would
have the effect of physically precluding the construction of a development at the
densities or with the incentives permitted. In this case, the project is proposing 14%
affordable units and is requesting waivers for maximum building coverage, minimum
parking requirements, and minimum landscaping that do not comply with the
development standards. These elements are not physically possible to achieve with the
proposed density bonus for inclusionary housing due to the building site constraints.

The proposed BMR unit will be a (1) bedroom unit that is 560.5 s.f. The unit will be new, as
an addition to the project, and will be the same size as the other new unit being proposed
in the addition.

The income level proposed for the new (1) Bedroom BMR unit is to be “*moderate”.
Because of the smaller unit's affordability compared to larger units, this will provide a
greater diversity of potential tenants/buyers that would have access to housing in the
Menlo Park area.

The BMR unit is proposed as a “for-sale” unit, and shall meet the city and county
requirements for income levels outlined above, and associated sales prices.
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Design

The proposed (1) Bedroom BMR (New Unit #2) is located on the 2 floor of the rear
building, and is 560.5 s.f.
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Kielty Arborist Services LLC
Certified Arborist WE#0476A

P.O. Box 6187

San Mateo, CA 94403

650-515-9783

December 26, 2018, Revised February 22, 2019

Mr. Paul Goswamy

Florence Lane Ventures, LLC
1001 El Camino Real

Menlo Park, CA 94025

Site: 975 Florence Lane, Menlo Park, CA

Dear Mr. Goswamy,

As requested on Tuesday, August 14, 2018 I visited the above site to inspect and comment on the
trees. An addition to the rear apartment building is proposed on this site, and your concern for
the future health and safety of the trees has prompted this visit. Site Plan SD-1.2 dated 6/25/18
was the only plan reviewed for writing this report.

Method:

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

1 -
30 -
50 -
70 -
90 -

29 Very Poor
49 Poor

69 Fair

89 Good

100 Excellent

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

1P

2P

3P

4p

5P/R

Coast live oak
(Quercus agrifolia)

Coast live oak
(Quercus agrifolia)

Coast live oak

(Quercus agrifolia)

Coast live oak
(Quercus agrifolia)

Japanese maple 18.2@grade

(Acer palmatum)

DBH
45.5

16.2

13.3

45est

6 Mediterranean fan palm 8.0

(Chamaerops humilis)

Cabbage palm
(Cordyline australis)

Italian cypress

8.2

5.6

(Cupressus sempervirens)

9 Mediterranean fan palm 6.8

10*

(Chamaerops humilis)

Black acacia
(Acacia melanoxylon)

12est

CON
60

70

70

65

50

30

2

HT/SP Comments

45/35

30/20

30/20

45/50

15/15

30/5

15/10

25/5

30/5

30/12

Good vigor, fair form, heavily pruned in
past for building clearance, large cuts made
on trunk have not callused over completely,
minor decay in these areas, against
neighbor's driveway, close to existing
building, over extended limbs,
recommended to prune using approved
reduction cuts.

Good vigor, fair form, close to street, slight
lean towards street.

Good vigor, fair form, 1 foot from
neighbor's driveway, upright, suppressing
tree #2.

Good vigor, fair form, surrounded by
hardscapes, 5 feet from corner of existing
foundation, tree is heavy over 4 separate
structures, recommended to remove all
irrigation near tree, cable and reduce where
possible using approved reduction cuts, tree
has been overly thinned out in the past,
needs high level of maintenance.

Poor vigor, poor form, topped, in heavy
decline.

Fair vigor, fair form, close to foundation.

Fair vigor, fair form, against hardscape.

Fair vigor, fair form.

Fair vigor, fair form, poor location,

restricted root zone.

Fair vigor, poor form, topped, fair screen,
poor species, invasive.
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Survey:

Tree# Species DBH CON HT/SPComments

11*  Black acacia stand 10.0avg 30 35/20 Poor vigor, poor form, topped, fair screen,
(Acacia melanoxylon) invasive.

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

Summary:

The trees surveyed on site are a mix of imported species. Heritage trees surveyed on site are
trees #1-5. The city of Menlo Park's definition of a heritage tree is as followed:

Any tree having a trunk with a circumference of 47.1 inches (diameter of 15 inches) or more
measured at 54 inches above natural grade.

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

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

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

Heritage trees proposed for removal:

The only heritage tree proposed for removal is Japanese maple tree #5. This tree was give a poor
condition rating of 30 out of 100. The tree is in decline, as little live foliage was observed. The
tree has also been topped in the past. This tree is needs to be removed for the construction of a
ADA ramp. Removal is also recommended due to the tree being in decline. No mitigation
measures are expected to improve the trees condition.
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Summary of existing tree health:

Heritage coast live oak tree #1 is in fair condition, and
located on the south side of the property. The tree has
been heavily pruned in the past for building clearance.
Some of the past cuts have not completely callused over
and are open to decay and insect attack. The tree is
against the neighboring driveway, and in close proximity
to the existing building and a concrete retaining wall.
The tree has large over extended horizontal limbs that are
recommended to be pruned using approved reduction cuts
out on the ends of the limbs. This will help to reduce risk
of branch failure. This tree is recommended to be re-
inspected every 3 years due to its proximity to the
existing building.

Showing oak tree #1 against neighbor's driveway and
close to the existing building.

Coast live oak trees #2 and #3 are within a few feet from one another. These trees are both in
good condition. Oak tree #3 is 1 foot from the neighboring driveway. Oak tree #2 leans towards
the street as a result of being suppressed by the upright oak tree #3. No immediate pruning
action is needed for these trees. Oak tree #2 should be pruned within the next 3 years in the
direction of the tree's lean to reduce leverage.

Coast live oak tree #4 is in fair condition. This tree
i1s very large and surrounded by existing buildings
and hardscapes that make for a restricted root zone
for the tree. The tree is 5 feet from the corner of the
existing building on site. The tree is against the
neighboring driveway, as the tree in on the property
line and is considered to be a shared tree. The tree
has grown over 4 separate structures, including
structures on the neighboring properties. Because
the tree 1s over existing buildings, it is
recommended to cable the leaders where possible to
offer extra support to the large codominant leaders.
Pruning using approved reduction cuts out on the
ends of the limbs is also recommended. All interior
growth should be retained when possible in order to
make future approved reduction cuts. This tree is
recommended to be re-inspected every 3 years.

Showing oak tree #4 at property line fence
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The remaining trees are small non-protected trees that
are in fair to good condition with the exception of the
neighboring black acacia trees. The black acacia trees
are either on the neighbor's property or on the property
line.  These trees have been topped resulting in
watersprout growth. The new growth (watersprouts)
will continue to grow and will become large hazardous
limbs if not removed or reduced. This species is also a
very invasive species that likely was not planted in this
location. These trees do offer a good amount of
screening for the property. If these trees are to be
retained they should be pruned using crown restoration
cuts. If these trees are to be removed they should be
replanted with a screening like tree appropriate for the
area.

Showing topping cuts on acacia trees

Proposed work near the protected trees on site/recommendations:

The proposed work on site consist of an addition the existing rear building to make 2 new units.
An ADA ramp will also be constructed on site. Portions of the rear building will be removed
close to tree #4 for the construction of the ADA ramp, as well as to separate the 2 rear units to
allow access to the proposed common space area at the rear of the property. During all of this
work the only tree of concern will be the large protected coast live oak tree #4. No heavy
equipment shall be allowed within the small landscaped area between the driveway/parking areas
and the existing building. This existing landscaped area is recommended to be fenced off by tree
protection fencing. Because a portion of the foundation close to tree #4 will be removed and tree
protection fencing would likely not allow for access to this area, a landscape barrier is
recommended to be installed during the foundation removal work on site. Landscape barriers
consist of coarse mulch spread to a depth of 6 inches with plywood placed on top of the mulch.
The plywood boards shall be attached in a way that reduces movement of the boards. This way
the foundation can be removed while still protecting roots within the landscaped area from
compaction. The foundation shall be carefully removed. The Project Arborist shall be on site
when this work is taking place to document and to offer mitigation measures if needed.

The ADA ramp has been well designed by the architect as to reduce impacts to the tree as much
as possible. The Project Arborist will need to be on site during the building of the ADA ramp to
document and inspect. The proposed ADA ramp landing is within 12 feet from the tree. This
landing has been well designed to be built entirely on top of grade. When constructing the
landing pad, all workers must be on top of a landscape barrier if in contact with the existing
landscaped area. Tree protection fencing will need to be placed as close as possible to the
proposed work area, while still giving workers enough room to safely work. Impacts from the
landing pad are expected to be nonexistent as no roots will be cut. On the next page is a
drawling showing the landing pad construction method.
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Showing detail of landing pad within 12 feet from tree

At 11 feet from the tree the ramp then moves downward to meet the existing parking lot grade.
The grading of the ramp to meet the parking lot grade, must be done entirely by hand, under the
Project Arborist supervision. Any encountered roots must be cleanly cut using lopper or a hand
saw. Exposed cut root ends must be covered or wrapped in 3 layers of burlap, and kept moist by
spraying down the burlap 4 times a day. This will help to avoid root desiccation.
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A larger landscape area will be available for oak tree #4 as the building will be pushed back
further away from the tree due to the removal of the foundation for the ADA ramp. This will be
of benefit for the tree in the long run as more room will be available for future root growth. The
landscape area near tree #4 will need to be a dry landscape that is compatible with the tree's
needs. Dry season irrigation can significantly increase risk of oak root fungus infection. It is
recommended to remove all existing irrigation near this tree. All excavation within 38 feet from
this tree will need to be reviewed and inspected by the Project Arborist. At this time impacts are
expected to be minor. The tree is recommended to be deep water injected using 300 gallons of
water in the months of May and October as a mitigation for the minor impacts.

The existing pool on site will be filled in to build the proposed new units. All access to the pool
area is recommended to take place on the south side of the property as far away as possible from
oak tree #4. If not possible, all areas of access within the landscaped area must be protected by a
landscaped barrier.

Tree Protection Plan:

Tree Protection Zones

Tree protection zones should be installed and maintained throughout the entire length of the
project. Fencing for tree protection zones should be 6’ tall, metal chain link material supported
by metal 2 diameter poles, pounded into the ground to a depth of no less than 2’. The location
for the protective fencing for the protected trees on site should be placed at a distance equal to
the trees canopy spread where possible. Where not possible because of approved proposed work
or existing hardscapes, the tree protection fencing shall be placed at the edge of the proposed
work or existing hardscapes. No equipment or materials shall be stored or cleaned inside the
protection zones. Areas where tree protection fencing needs to be reduced for access or for any
other reason, should be mulched with 6” of coarse wood chips with /2 inch plywood laid on
top(landscape barrier). The plywood boards should be attached together in order to minimize
movement. The spreading of chips will help to reduce compaction and improve soil structure.
All tree protection measures must be installed prior to any demolition or construction activity at
the site. The city of Menlo Park requires an inspection of the tree protection fencing by the
Project Arborist before the demolition permit can be picked up, and another inspection before the
building permit can be picked up. All other non-protected trees to be retained are recommended
to be protected by fencing placed at the tree driplines when possible. Special tree protection
measures will be needed for oak tree #4 as described earlier in this report.

Landscape Barrier

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

Any roots to be cut shall be monitored and documented. Large roots (over 2” diameter) or large
masses of roots to be cut must be inspected by the site arborist. The site arborist, at this time,
may recommend irrigation or fertilization of the root zone. All roots needing to be cut should be
cut clean with a saw or lopper. Roots to be left exposed for a period of time should be covered
with layers of burlap and kept moist. No roots shall be cut within 3 times a tree's diameter as
these roots are needed for structural stability.

Grading

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

Trenching and Excavation

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

Irrigation

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

Inspections

It is the contractor’s responsibility to contact the Project Arborist when work is to take place
underneath the dripline of a protected tree on site. Kielty Arborist Services can be reached by
email at kkarbor0476(@yahoo.com or by phone at (650) 515-9783 (Kevin). A 48 hour notice is
needed before these inspections can take place. In addition to monitoring construction activities
underneath the dripline of a protected tree on site, monthly monitoring reports are required by the
city of Menlo Park. It is required that the Project Arborist provide periodic inspections during
construction. Four-week intervals would be sufficient to access and monitor the effectiveness of
the Tree Protection Plan, and to provide recommendations for any addition care or treatment.
The contractor must notify the Project Arborist when construction is to start. Should the builder
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fail to follow the tree protection specifications, the Project Arborist will report the matter to the
City Arborist as an issue of non-compliance.

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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ATTACHMENT J

From: Steve Stern

To: Sandmeier, Corinna D

Subject: 975 Florence Lane

Date: Thursday, August 9, 2018 9:43:35 AM

Dear Corinna:

I presently own multiple properties in Menlo Park. I am writing to voice my
opinion against the proposed project at the subject location. I believe this property
has 6 existing units and I am not in favor of adding two more units to the project.
Also, I am against altering the setbacks to 5°, so these additional condo can be
constructed. Reducing the number of parking stalls required for this project also
should not be done. Parking on the street is already a problem, this will add to the
congestion, and is against present regulations.

Thanks for listening.

Steve Stern
A concerned Menlo Park property owner

wonewok(@gmail.com
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From: Kamin Kamali

To: CCIN; PlanningDept; _Planning Commission; McClure, William
Subject: [Sent to Planning ]975 Florence Lane Menlo Park
Date: Tuesday, August 21, 2018 7:56:31 PM

Good evening,

I am the owner of the property located at 1025-1027 Florence Lane, Menlo Park. I like to
formally object to the City's recommendation of the 8 units at 975 Florence Lane. The area is
already well congested, if you know this area. The addition of two units, reduction in required
parking, and building into the setbacks only adds to the unreasonable congestion and density.
Pls. approve a project that meets the existing zoning regulations, without exemptions.

Thank you,
Kamin Kamali
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From: Sandmeier, Corinna D

To: Ric Vogelsang; Noel Smith

Bcc: Sandmeier, Corinna D

Subject: RE: [Sent to Planning ]975 Florence Lane, Menlo Park - Staff Recommendation and impact of project
Date: Tuesday, August 28, 2018 3:49:00 PM

Thank you for sending the petition, we’ll keep you updated on the project.
Sincerely,

From: Ric Vogelsang [mailto:hibdysurf@gmail.com]

Sent: Friday, August 24, 2018 12:37 PM

To: _CCIN <councilmail@menlopark.org>; PlanningDept <PlanningDept@menlopark.org>; _Planning
Commission <planning.commission@menlopark.org>; McClure, William <wlm@jsmf.com>

Cc: Noel Smith <smithns@comcast.net>

Subject: [Sent to Planning ]975 Florence Lane, Menlo Park - Staff Recommendation and impact of
project

Please reference:

City of Menlo Park

Staff Report to the Housing Commission

Meeting date: 8/8/2018

Staff Report Number: 18-015-HC

Subj: Recommendation of BMR proposal for 975 Florence Lane, Menlo Park

Please find attached the signed petitions from 25 residents of properties near to and adjacent to
the subject property that are in OPPOSITION to the proposed plans that would:

e Cause a reduction in the number of required parking places

o Allow additions that would encroach into the required setbacks

e Increase the density allowed by zoning

e Grant exemptions to a BMR unit that would cause any of the items in 1,2, or 3
Background:
The initial proposal for 975 Florence Lane was to convert 6 rental units into 6 condominiums.
Subsequent discussions between the City and the owner resulted in the revised proposal
referenced above in the Staff Report to the Housing Commission to include new construction
of two 560 sq ft units in the back of property - one of which would be a BMR unit. To build
out the additional units requires SUBSTANTIAL variances to both the side and rear set back
requirements (greater than a 40% reduction). In addition, there is a request to allow 11
parking spaces where 15 is the required number. The staff recommendation made the
presumption that proximity to the downtown area would support a reduced parking
requirement. Proximity to downtown should have NO bearing on the number of cars owned
by residents. We presume that residents of the condominium who do not have on-site parking
will use Florence Lane - which has restricted on-street overnight parking. And there is a fire
hydrant directly in front of the units, thus any permitted on-street parking will be required to
park in front of the neighboring residences. Also, Florence Lane is already impacted by the
'No Parking' on University Drive (requiring cars to park on the side streets) and the 'drive
throughs' of both MA students and west Menlo residents trying to avoid the congestion on
Santa Cruz Ave and Middle Ave during commute hours.
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While we are supportive of enhancing our neighborhood with improvements to the existing
properties these efforts should be done within code and not cause unintended consequences.

Thank you for your attention to our concerns. We look forward to working with the respective
groups.

Noel Smith
1017 Florence Lane
Menlo Park CA

Email: smithns@comcast.net
Phone: 650-248-5773

Carl Vogelsang
721 University Dr
Menlo Park CA

Email: hibdysurf@gmail.com
Phone: 650-468-3185
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From: Noel Smith

To: Planning Commission; PlanningDept
Subject: [Sent to Planning JMay 6 Meeting: 975 Florence Lane
Date: Sunday, April 28, 2019 1:33:18 PM

April 23,2019
Planning Commission
City of Menlo Park

RE: May 6 Meeting

Planning Department recommendations to allow addition of two units, allow reductions in
required number of parking places, and allow increased density in condo-conversion project at
975 Florence Lane.

Dear Sirs:
I am against any project that has a reduction in the number of required parking places on
Florence Lane.

Many of the other parcels on the street were built prior to the existing codes and do not have
the required number of parking places, already creating a lack of availability of parking on the
street. In addition, most of the parcels on Florence Lane are also nonconforming with regard to
number of units, setbacks, and lot coverage. I will send a copy of a table showing the many
items of nonconformance by address in a separate email.

Now that parking is not allowed on University Avenue, due to the addition of bicycle lanes,
people who used to park on University, are now parking on Florence.

Yet another factor affecting available parking is the fire hydrant directly in front of 975
Florence, which reduces the number of spaces directly in front of the project to only one space
on the street.

The proposed 8 unit condo project would require a minimum of 15 parking spaces, which
would still be inadequate.

There are presently 12 spaces for 6 units in the existing complex, two of which are
nonconforming, as they are partially in the front setback. Increasing the number of proposed
units to 8, and reducing the number of parking spaces to only 11

spaces does not provide adequate parking for this project. If one of these spaces

is designated accessible then this reduces the available regular spaces to only 10

spaces for 8 units which is unacceptable for a condo project of this size. Any

overflow parking will have to be in the street. An exemption reducing the required spaces to
10, plus an accessible parking place should not be granted.

From a planning standpoint, it would make the most sense for the city to allow a straight
condo conversion of the six units, without adding any additional units.

Adding units, and reducing the parking requirements, adversely affects the rest of the
inhabitants, and quality of life on Florence Lane.

Sincerely,

Noel Smith
1015/1017 Florence Lane. Menlo Park, CA. 94025
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Community Development

STAFF REPORT

Planning Commission

Meeting Date: 5/6/2019
ATy OF Staff Report Number: 19-036-PC
MENLO PARK
Regular Business: Planning Commission Chair and Vice Chair

Selection: May 2019-April 2020

Recommendation

Staff recommends that the Planning Commission select a Chair and Vice Chair for the term of May 2019
through April 2020.

Policy Issues

City Council Procedure CC-19-0004 “Commissions/Committees Policies and Procedures and Roles and
Responsibilities” states that each Commission shall annually rotate its Chair and Vice Chair. The policy
does not provide any particular guidance for these selections, although staff would note that the Planning
Commission has historically appointed Commissioners that have served the longest in their current service
period without being Chair or Vice Chair, with any tiebreakers going to a Commissioner whose term is
expiring first. However, these are not requirements.

Background

The Planning Commission last selected a Chair and Vice Chair on May 8, 2018, with Commissioners
Goodhue and Barnes being appointed to those roles, respectively.

Analysis

The Commission should seek nominations for the position of Chair and Vice Chair in two separate motions.
Each position needs to receive a majority of votes of a quorum present and voting. The Chair and Vice
Chair selected would serve through April 2020, or possibly through part of May, depending on when the City
Council makes appointments for any expiring Commission seats.

The Chair and Vice Chair should both have a basic familiarity with typical meeting rules of order, although

this does not require any specialized training; most Commissioners have likely absorbed these procedures
through their membership on the Commission, and staff will always provide support. Ideally, the Chair and
Vice Chair should not share similar conflicts-of-interest (e.g., home location or place of employment).

For reference, Table 1 on the following page summarizes the service to date of each Commissioner, with a
sorting that reflects the Commission’s typical past selection practices.

City of Menlo Park 701 Laurel St., Menlo Park, CA 94025 tel 650-330-6600 www.menlopark.org
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Table 1: Planning Commission Appointment/Chair History

Eligible for
Term Expiration Reappointment when
Current Term Expires

Previously Served

Commissioner Date Appointed as Chair

May 2016 No April 2020
Riggs May 2016 Not in current service  April 2020 Yes
(separately served  period (separately
2005-2014) served as Chair
September 2008-
December 2009)
Kennedy May 2018 No April 2022 Yes
Doran January 2019 No April 2022 Yes
DeCardy/Tate* April 2019 No April 2023 Yes
Strehl April 2013; Yes - May 2016-April ~ April 2021 No
Reappointed April 2017
2017

*Commissioners DeCardy and Tate were appointed at the same time for terms of equal length.

Impact on City Resources
Selection of a Chair and Vice Chair does not have any impact on City resources.

Environmental Review

Selection of a Chair and Vice Chair is not considered a project under the California Environmental Quality
Act (CEQA), and thus does not require any environmental review.

Public Notice

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

Attachments
None

Report prepared by:
Kyle Perata, Principal Planner

Report reviewed by:
Deanna Chow, Assistant Community Development Director

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