
Planning Commission 

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

REGULAR MEETING AGENDA 

Date: 11/18/2019 
Time: 7:00 p.m. 
City Council Chambers 
701 Laurel St., Menlo Park, CA 94025 

A. Call To Order

B. Roll Call

C. Reports and Announcements

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

D. Public Comment

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

E. Consent Calendar

E1. Approval of revised transcript from the October 7, 2019, (1350-1390 Willow Road, 925-1098 
Hamilton Avenue, and 1005-1275 Hamilton Court, Proposed Willow Village Master Plan Project 
Environmental Impact Report Scoping Hearing), Planning Commission meeting. (Attachment) 

E2. Approval of minutes from the October 21, 2019, Planning Commission meeting. (Attachment) 

E3. Approval of minutes from the November 4, 2019, Planning Commission meeting. (Attachment) 

F. Public Hearing

F1. Use Permit/Danning Jiang/203 Haight Street: 
Request for a use permit to partially demolish, construct a first-floor addition, and perform interior 
modifications to an existing single-story, single-family residence in the R-1-U (Single Family Urban 
Residential) zoning district. The existing residence is nonconforming with respect to the required 
left side setback and the daylight plane along both sides, and the proposed new work value would 
exceed 75 percent of the existing value. (Staff Report #19-082-PC) 
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F2. Use Permit/Magda Bach/201 Ravenswood Avenue: 
Request for a use permit to operate a child daycare center within an existing church in the R-1-S 
(Single Family Suburban Residential) zoning district. At maximum capacity, the daycare center 
would have 60 children, ages two to six years old, and six staff members. The daycare center 
would operate between the hours of 7:00 a.m. and 6:30 p.m., Monday through Friday, and be 
independent of the church, which would continue operations outside the proposed daycare hours. 
(Staff Report #19-083-PC) 

F3. Use Permit/John Conway/1200 El Camino Real: 
Request for a use permit to allow the sale of beer and wine for off-premises consumption at an 
existing convenience store, which is associated with an existing service station in the SP-ECR/D 
(El Camino Real/Downtown Specific Plan) zoning district.  As part of the review, the Planning 
Commission will need to determine whether the sale of alcohol at this location serves a public 
convenience or necessity, in accordance with the requirements of the State Department of 
Alcoholic Beverage Control (ABC). (Staff Report #19-084-PC) 

G. Regular Business 

G1. One Year Review/Don Fox, WineBank/1320-A Willow Road: 
Request that the Planning Commission conduct a one-year review of the use permit revision to 
increase the signage and advertising permitted, adjust the minimum prices of wines available for 
sale and consumption on-site, provide daily wine tastings, and host up to 150 wine tasting events 
per year at an existing wine storage facility in the LS (Life Sciences) zoning district. (Staff Report 
#19-085-PC) Continued from the PC meeting of November 4, 2019 

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: December 9, 2019 
• Regular Meeting: December 16, 2019 

 
I. Adjournment 

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.  
 
For appeal hearings, appellant and applicant shall each have 10 minutes for presentations.  
 
If you challenge any of the items listed on this agenda in court, you may be limited to raising only those issues you or 
someone else raised at the public hearing described in this notice, or in written correspondence delivered to the City of 
Menlo Park at, or prior to, the public hearing. 
 
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. 
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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. 
 
Agendas are posted in accordance with Government Code §54954.2(a) or §54956. Members of the public can view 
electronic agendas and staff reports by accessing the City website at menlopark.org/agenda and can receive email 
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 City Clerk at 650-330-6620. (Posted: 11/13/2019) 
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Community Development 

 

 
 
MEMORANDUM 

Date: 11/18/2019  
To: Planning Commission 
From: Kyle Perata, Principal Planner 
Re: Edits to transcript of October 7, 2019 environmental impact report 
scoping session for proposed Willow Village Master Plan project 
 
 
At the November 4, 2019 Planning Commission meeting, the Commission voted 5-0-
1, with Commissioner Kahle abstaining and Commissioner DeCardy absent to 
approve the transcript for the environmental impact report (EIR) scoping session 
public hearing for the proposed Willow Village Master Plan project, with edits 
suggested by Commissioner Riggs. 
 
Following the meeting, Planning Division staff relayed Commissioner Riggs’s edits to 
the contracted court reporter for review and inclusion into a revised transcript, if 
applicable (based on review and consistency with the audio recording). Upon further 
review of the transcript, staff determined that portions of the transcript needed 
clarification by the court reporter to ensure that the transcript accurately reflected the 
discussion at the meeting. Staff subsequently asked the court reporter to review the 
audio recording and update the transcript for consistency.  
 
A number of small edits were made to the transcript for consistency with the 
discussion at the meeting. The following list identifies more detailed edits to the 
transcript that were made to improve accuracy:  
 
1) On pages 45-47 of the transcript, public comments were reviewed and updated to 

more accurately capture the public commenter’s verbal remarks on the scope and 
content of the EIR. The edits to the transcript were limited to clarifications for 
consistency between the transcript and the audio recording. 

2) On pages 80-83, commissioner comments were reviewed and updated to 
accurately capture comments on the scope and content of the EIR. These edits 
were also limited to changes for consistency between the transcript and the audio 
recording. 

3) Commissioner Riggs’s suggested edits are included in the revised transcript when 
they are consistent with the audio recording.  

 
Given the changes to the transcript after the Planning Commission’s approval of the 
transcript on November 4, 2019, staff requests that the Planning Commission review 
and approve the changes to the updated transcript. The revised transcript is attached 
for the Commission’s review and approval. 

 
Attachments: 
 
Attachment A: Updated transcript of October 7, 2019 Planning Commission meeting 
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Page 72 

1 not be a -- what we call CEQA impact, but it would be 

2 studied in the traffic study. 

3 CHAIRPERSON BARNES: And when you do an EIR 

4 study, whether it's this project or something in our Life 

5 Sciences District, how are you able to ferret out what is 

6 a specific project for what the EIR is done on, what that 

7 contribution is to overall traffic flows in terms of the 

8 general public being able to understand and 

9 

10 

contextualize? 

You've got -- in any given arterial, you've got 

11 X traffic generated by Y locations. Y locations could be 

12 disparate throughout the area, could be local. 

13 To what level of granularity are you able to 

14 pull out the -- the origination destinations for traffic 

15 and be able to get to net new trips, where they're coming 

16 from, where we're going, what they impact? 

17 And this gets to the bigger issue of data 

18 driven discussions about what's contributing to what, 

19 where the circulation is getting held up and by whom and 

20 how it is to address that. 

21 So if you could educate a little bit on how 

22 that works in terms of what you what work that you do in 

23 the EIR. 

24 MR. BLACK: Yes. Well, we look at scenarios 

25 that are with and without the project, and so that would 

Emerick and Finch, Certified Shorthand Reporters 
Reporter's Transcript of Proceedings 
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REGULAR MEETING MINUTES – DRAFT 
Date:   10/21/2019 
Time:  7:00 p.m. 
City Council Chambers 
701 Laurel St., Menlo Park, CA 94025 

 

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

Present: Andrew Barnes (Chair), Chris DeCardy, Michael Doran, Larry Kahle, Henry Riggs (Vice 
Chair)  

Absent: Camille Kennedy, Michele Tate 

Staff: Kyle Perata, Principal Planner; Corinna Sandmeier, Senior Planner; Tom Smith, Senior 
Planner; Chris Turner, Assistant Planner 

C. Reports and Announcements 

Principal Planner Kyle Perata said the City Council at its October 15, 2019 meeting reconsidered 
the process for notifying the City Council and public of final Planning Commission actions to 
facilitate City Council review of large or impactful development projects and added two items of 
criteria for that process. He said for projects requiring a Statement of Overriding Considerations as 
part of its environmental impact report the process would have that project going to the City 
Council for final review and action . He said the other was when the City released a Notice of 
Preparation (NOP) that NOP would be provided to the Council through the email log so members 
of the public would have that information as well. 
 

D. Public Comment 
 
None 
 

E. Consent Calendar 

E1. Approval of minutes from the October 7, 2019, Planning Commission meeting. (Attachment) 
 
ACTION: Motion and second (Michael Doran/Barnes) to approve the minutes as presented; 
passes 3-0-2-2 with Commissioners Chris DeCardy and Larry Kahle abstaining and 
Commissioners Camille Kennedy and Michele Tate absent.  

  

https://www.menlopark.org/DocumentCenter/View/23227
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F. Study Session 

F1. Study Session/Chase Rapp/1162 El Camino Real: 
Request for a study session to review a proposed three story, nine unit residential development 
with an at grade parking garage with nine parking spaces in the SP-ECR/D (El Camino 
Real/Downtown Specific Plan) zoning district. Three of the units would be designated as Below 
Market Rate (BMR) units, with one unit providing a BMR unit for this project and two units providing 
BMR units for the combined projects at 506 Santa Cruz Avenue, 556 Santa Cruz Avenue, and 
1125 Merrill Street. The Planning Commission held a previous study session on this proposal on 
March 11, 2019 and the project has been refined to address comments from the March 11, 2019 
study session. No actions will take place at this meeting, but the study session will provide an 
opportunity for the Planning Commission and the public to become more familiar with the proposal 
and to provide feedback. (Staff Report #19-073-PC) Continued by the Planning Commission 
from the meeting of October 7, 2019 
 
Staff Comment: Senior Planner Corinna Sandmeier provided an update regarding questions posed 
at the October 7, 2019 study session on this item. She said this project was covered by the 
Housing Accountability Act, the site was zoned for residential use, and the project was proposing 
residential use. She said discretion was limited and the Commission should focus on the 
architecture and design. She said several emails were received since the last meeting and were 
printed out for the Commission and public. She said the majority favored keeping Feldman’s 
Bookstore. She said one supported developing the site at the bonus level to get more residential 
units and one was from the applicant’s attorney on the Housing Accountability Act. She said the 
applicant had made a presentation and public comment had been received and public comment 
closed at the October 7th meeting. She said it was the Chair’s discretion whether to reopen public 
comment prior to the Commission’s deliberations.  
 
Replying to Chair Barnes, Planner Sandmeier said she did not believe the Commission had any 
discretion to deny the proposed project. She said the Commission might make suggestions for the 
architecture or design and get those on the record when the applicant was present. She said 
discussion was limited due to the Housing Accountability Act.  
 
Replying to Commissioner DeCardy, Planner Sandmeier said she thought an important part of the 
Housing Accountability Act was not reducing the number or size of the residential units. She said if  
the existing structure were converted that those units would be much smaller than those proposed 
and most likely the nine units as proposed would not be able to be accommodated.  
 
Chair Barnes said he would provide the applicant an opportunity to speak if desired and would also 
reopen public comment. Chair Barnes noted the applicant declined and opened public comment. 
 
Public Comment: 
 
• Charlotte Layton, District IV, said she thought there was a way to find a place for Feldman’s 

Bookstore. She noted the impact of high real estate cost for small business owners and 
expressed concern that only large corporate retail would exist in the community and the City 
would lose its heart. She said she thought they should try to keep the building that housed 
Feldman’s and at least keep Feldman’s in Menlo Park. 

https://www.menlopark.org/DocumentCenter/View/23052
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• Larry Dahl, Menlo Park, said he was a 46-year resident and felt that the City had been 

impacted negatively mainly by development. He expressed concern that one of the best 
bookstores on the peninsula would be destroyed so a developer might make money and the 
City get a few extra housing units when the City could have gotten many more housing units 
from approved large landowner projects. He said that Feldman’s was a unique used bookstore 
with good inventory turnover and urged that a space in the City be found for Feldman’s. 

  
• Aidan Stone, unincorporated Menlo Park, thanked the applicant for meeting with the owner of 

Feldman’s Bookstore and allowing a guaranteed time before the premise would need to be 
vacated. He said he hoped there was an alternative, a third way, for the proposed project. He 
said the revised project plans did not meet direction from the Commission at the March study 
session that the design must be beautiful and useful enough to replace an “old friend.” He said 
the proposed plans were very ordered and lacked life, noting how Feldman’s back garden had 
birds, animals, and a heritage size avocado tree that was not being protected. He showed 
some of the book inventory to be found in Feldman’s Bookstore and expressed concern at the 
cultural loss if the store was not kept in the City. 

 
• Stephen Sanders said he was not a Menlo Park resident but a regular customer of Feldman’s. 

He said it had rare and very mixed scientific volumes that professors and students leaving 
Stanford University routed to it. He said he had lived in four countries and throughout the U.S. 
and that Feldman’s was literally one of the best bookstores he had ever been to. He noted he 
was originally from a small town in South Carolina and had seen how small town America was 
being crushed by Silicon Valley, and though it depraved that Menlo Park would do it to 
themselves in their own backyard. 

 
• Paul Destefano, unincorporated Menlo Park, Palmer Lane, said he wanted to reiterate what 

others had said regarding Feldman’s with one other perspective. He said his daughter, a junior 
in college, called him yesterday from Lewisburg, West Virginia, to tell him she had found a 
small bookstore that reminded her of Feldman’s and how happy that made her. He said 
Feldman’s was not just a place where people like Mr. Dahl go regularly to buy books but a 
place where their children go and can afford to buy schoolbooks and others when they see 
something that interests them rather than pay market rate at Keppler’s. He said Feldman’s was 
iconic, funky and a dusty old building but was one of the things that distinguished Menlo Park 
from other places around it and suggested they should all be proud of it. 

 
Chair Barnes closed the public comment period. 
 
Commission Comment: Commissioner DeCardy asked for clarification of the statement at the end 
of the paragraph on Existing Development on page 2 of the staff report, and if that meant that had 
the survey been done more recently it was possible the building might have had a different 
outcome as to whether it was a historic resource. Planner Sandmeier said the City’s contract 
attorney had reviewed the question of historic resource and she believed the survey would have 
been more significant if done in the last five years. Commissioner DeCardy said it would be helpful 
to know what more significant would mean in terms of historic preservation and how that would 
stack up against the housing direction they had to operate under before project approval. Planner 
Sandmeier said she would get clarification on that before the final project hearing. 
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Chair Barnes asked about the retail space in 506, 556 and 1125 Merrill Street. Chase Rapp said a 
2500 square foot space at the corner of Santa Cruz Avenue and Merrill Street was leased to Philz 
Coffee with a vacant 1400 square foot space next to it and another 1000 square foot space next to 
that. Mr. Rapp, replying further to Chair Barnes, said that Feldman’s currently occupied 2200 
square foot of space. Chair Barnes asked what would be needed for Feldman’s to occupy some of 
that retail space. Mr. Rapp said they would need to look at it first from an economic feasibility 
standpoint and also to see some initiative from the owner of Feldman’s to look at available market 
opportunities. He said he and his partner met with Mr. Feldman today. He said that he had 
researched the market and found that there were nine spaces within three blocks of Feldman’s that 
had ground floor retail that was available between 1000 and 2500 square feet. 
 
Commissioner Henry Riggs said that the architecture had to be impressive with what it would 
replace. He said that the architect had moved the project design along, but it was hard to get the 
correspondence about the loss of Feldman’s and not consider that a larger issue. He said it was a 
community issue, but they could not tell the developer he owed Feldman’s a rent-free space. He 
said it was hard for him as a commissioner to support a project that would have such an impact on 
the community. 
 
Replying to Commissioner DeCardy, Planner Sandmeier said the applicant had the right to ask for 
bonus level development but a public benefit would have to be provided. Replying further to 
Commissioner DeCardy, Ms. Sandmeier said potentially there were a variety of public benefits that 
might be offered related to the idea broached by Chair Barnes to locate Feldman’s in a space in 
the same developer’s Merrill Street / Santa Cruz Avenue project. She said usually the process for 
bonus level development had the applicant proposing the public benefit. Commissioner DeCardy 
suggested the project might be reconsidered with an element of additional benefit to the developer 
with some type of public benefit arrangement. 
 
Commissioner Doran said they had heard from the community and its support for Feldman’s and 
noted that he and his family were also fans of Feldman’s. He said the community had to 
understand that the Commission had limited power on this project and what it procedurally could 
do and not do. He said the community wanted something that the Commission was being told by 
City staff and its attorney it could not do. He suggested the Feldman’s supporters needed to 
consider that and look at another approach, possibly with the City Council. He said regarding the 
project architecture there had been objection that it was too modular and too obviously 
prefabricated. He said the revised plan was an improvement on that. He said he had not had an 
objection to the previous plan except for the balconies on El Camino Real. He said this plan was 
more contextual and in keeping with existing architecture in Menlo Park but was somewhat insipid 
and he would like the plan to have more architectural interest. He said it looked like the parking on 
the ground floor went back nearly to the lot line and the outdoor space would be one-story up. Mr. 
Long, project architect, said the planted roof of the parking area did not go back to the property 
line. Commissioner Doran confirmed the planted roof area was one-story above grade. He said 
they had had some objections from the apartment building behind this site that the outdoor space 
would be communal space and would be very close to their units. Replying to Commissioner 
Doran, Mr. Long said that space was not occupiable or for recreational use. 
 
Chair Barnes asked for the record why this project stayed at baseline density and did not go into 
bonus development. Mr. Long said he was not sure they had a good answer to that in that they 
only discussed baseline development and providing the residential units required under the 
development of the other project. Brady Furst, Mr. Rapp’s business partner, said parking was the 
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challenge for the parcel to increase density and they chose to build to the right allowed under the 
zoning. Chair Barnes asked if they had thought about building to bonus or under state density law 
as they would get some concessions related to parking. Mr. Furst said they had not looked into 
bonus level development. Chair Barnes indicated that they might possibly increase height and 
obtain more density and provide more housing. Mr. Furst said the property owners behind them at 
1155 Merrill Street had expressed concerns about height and density. Replying to Chair Barnes, 
Mr. Furst said Philz Coffee was leasing at $5.45 per foot, and the two remaining spaces were 
being marketed at $5.00 per foot. 
 
Commissioner DeCardy said for the record that in trying to find a solution that worked for density, 
equity, and historical preservation, at least potentially as a use if not for the building, to have 
parking constraints be the limiting factor in this project was ridiculous. He said the future of 
transportation suggested that no way should parking levels be maintained to accommodate single-
owner vehicles. He said he would support limited parking if they could get additional density from 
this project and others in the downtown area. 
 
Chair Barnes said the applicants had parking stackers for the Merrill Street project. Mr. Furst said 
they had to use mechanical parking systems for all three of the sites to meet the parking 
requirement of four spaces per 1,000 square feet per zoning. He said they got a reduction for 
rental units by one due to the proximity to the train station. He said he agreed with Commissioner 
DeCardy’s comments on parking. Chair Barnes asked about the applicability of the mechanical 
parking systems for this project. Mr. Furst said they could look into it. He said they conceived the 
project as nine units and nine parking spaces. He said if they went to bonus level, they would 
probably look into that parking system. He said they had to be cognizant of the condo owners 
behind the site however as the parking was located next to them.  
 
Chair Barnes asked what the applicants’ interest level was to pursue bonus development. Mr. 
Rapp expressed concerns with the length of time to get a project through noting the seven months 
after the first study session to get to tonight’s session. He said while open to exploring bonus 
development he was concerned with time delay and expense.  
 
Discussion ensued about the potentiality of the applicant proposing bonus level development and 
their concern with the associated time and expense involved, and the need for an additional study 
session to define public benefit if bonus level was pursued. The applicant indicated a willingness to 
meet with staff about the possibility of bonus development. 

 
Commissioner Riggs said that Commissioner Doran and he had made some comments on the 
architecture and wondered if other Commissioners had any. 
 
Commissioner DeCardy said he did not have specific comments. He said in general for that part of 
El Camino Real it would be great if it were a project that blended with the surrounding community. 
 
Chair Barnes said he was fine with the proposed architecture and that it stepped back nicely. He 
said the proposed materials were fine and durable. He thought it would complement El Camino 
Real nicely. He said he would prefer to not see dead vegetation in the proposed window boxes. 
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Staff Summary of Commission Comments 

Commissioners were generally positive on the revised architecture of the proposal. Commissioners 
also expressed an interest in: 
 
• keeping Feldman’s bookstore, if not at this location, at least in Menlo Park, possibly at the 

developer’s Santa Cruz Avenue/Merrill Street project 
• developing this project at the bonus level  
• the use of parking stackers at this location to meet parking requirements or reducing the 

required parking 
 

G. Public Hearing 
 
G1. Use Permit Revision/Gary Ahern/1012 Cotton Street:  

Request for a use permit revision for additions and other modifications to an existing two-story, 
single-family residence on a substandard lot with respect to lot width in the R-E (Residential 
Estate) zoning district. The applicant is also requesting to maintain a fence greater than four feet in 
height within the front yard setback. The previous use permit was granted in 1983. Continued to 
meeting of November 4, 2019. 

G2. Use Permit/Chris Kummerer/333 Pope Street:  
Request for a use permit to demolish an existing two-story single-family residence and detached 
garage and construct a new two-story residence with an attached garage and attached secondary 
dwelling unit on a substandard lot with regard to minimum lot width in the R-1-U (Single Family 
Urban Residential) zoning district. One heritage-sized magnolia street tree is proposed to be 
removed as part of the project. (Staff Report #19-074-PC) 
 
Staff Comment: Assistant Planner Chris Turner said staff had no additions to the written report. 
 
Questions of Staff: Commissioner DeCardy referred to the daylight plane on sheet A3-1 that 
seemed to show an encroachment into it. Planner Turner said in the R-1 zoning district provisions 
allowed for intrusions into the daylight plane on one side of a building. 
 
Applicant Presentation: Chris Kummerer, CKA Architects, introduced the property owner, Jill 
Andre. He said the lot was substandard in width and was located in the flood zone. He said the 
project was located on a block of mostly two-story homes. He said the City Arborist had approved 
removal of the street tree due to poor health. He said the tree was removed this past week by the 
City. He said they would plant a replacement tree on the property as there was not sufficient room 
in the frontage. He said the proposed home was Spanish Colonial or Mission-style. He said to deal 
with massing and the style features within the increased height due to the flood zone requirements 
that they set the home back and created an entry courtyard in the front. 
 
Commissioner Kahle referred to the second-story south side and asked if it showed shutters over 
the master bedroom windows. Mr. Kummerer said that those were interior shutters for privacy. 
Commissioner Kahle asked if those were awning-type windows as they appeared hinged at the 
top. Mr. Kummerer confirmed he was asking about the curved window and said that was a fixed 
window. Commissioner Kahle said a home was under construction on the opposite side and asked 
regarding privacy impacts if the applicant knew what was happening with that home’s windows. Mr. 
Kummerer said he did not know. Commissioner Kahle said his only concern would be the stairwell 

https://www.menlopark.org/DocumentCenter/View/23225
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window. He asked what type of tile for the roof would be used. Mr. Kummerer said it would be clay 
tile and not cement but they had not gotten further on that detail. He said he preferred the two-
piece tile but some of the S-tiles were better looking now. Commissioner Kahle said he thought the 
two-piece tile would fit the architecture better. He asked why the house was flipped noting the 
driveway was on the left side. Mr. Kummerer said part of that was solar access for the house to get 
the sun and not the garage. Commissioner Kahle said the structure appeared split level. Mr. 
Kummerer said the secondary dwelling unit was split-level to give it some privacy and as an 
opportunity to drop the floor over the garage and break up the massing.  
 
Commissioner Riggs said a box on the southside of the master bedroom was shown on sheet 2.1 
and suggested it might have been a chimney in a previous design version. Mr. Kummerer 
confirmed that was correct. He said the design was as shown on the elevation and not that second 
floor plan called out by Commissioner Riggs. 
 
Commissioner Riggs asked about the location of the replacement tree. Mr. Kummerer said it was 
shown on A1.0 and basically was front and center. Commissioner Riggs said he thought more than 
one street tree had been lost over the past year and asked whether there was anywhere to replace 
it on either side of the driveway. Mr. Kummerer said a street tree was lost about two years ago and 
a replacement tree was planted. He said because of where it was planted there was not room for 
another tree in that location. 
 
Commissioner DeCardy said the rendering of the tower showed a railing on a second story window 
but on A3.0 it looked like it completely covered the window. Mr. Kummerer said it was accurate on 
the drawing. 
 
Chair Barnes opened the public hearing and closed it as there were no speakers. 
 
Commission Comment: Commissioner Kahle said the garage was prominent as mentioned in the 
staff report but he thought it was handled fairly well. He said he fully understood the FEMA impacts 
but noticed in the sections that there was height inside such as the 11-foot garage and almost 12-
feet in the kitchen. He said the tower was great, but he would like to see it separated a bit more 
vertically by dropping the other two masses. He said the front elevation was fantastic, but he 
thought the other three sides suffered a bit in comparison. He said the detailing on the front was 
great with the iron grill and thick walls of the living room and the secondary dwelling unit (SDU) was 
incorporated well. He said he could support the project. 
 
Commissioner Doran said he thought the building was very handsome and that the design was far 
superior to most of those the Commission saw. He said he was prepared to support it. 
 
Commissioner Riggs said the design was well executed and had been fun to review. 
 
Chair Barnes said Pope was an interesting street and had a lot of architecture along it. He said he 
liked the way this project stacked and was close to the street as Pope Street was a wide street. He 
said he loved the architecture and that it was different. He moved to approve, and Commissioner 
Riggs seconded the motion. 

ACTION: Motion and second (Barnes/Riggs) to approve the item as recommended in the staff 
report; passes 5-0-2 with Commissioners Kennedy and Tate absent. 
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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 
CKA Architects, consisting of 14 plan sheets, dated received October 15, 2019, and 
approved by the Planning Commission on October 21, 2019, except as modified by the 
conditions contained herein, subject to review and approval of the Planning Division. 

 
b. Prior to building permit issuance, the applicants shall comply with all Sanitary District,  

Menlo Park Fire Protection District, and utility companies’ regulations that are directly 
applicable to the project. 

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

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

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

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

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

shall submit plans indicating that the applicant shall remove existing driveway and replace 
with a new curb, gutter, sidewalk and landscape. Additionally, the applicant shall replace 
any damaged and significantly worn sections of frontage improvements. The plans shall be 
submitted for review and approval of the Engineering Division. 

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

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

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

Heritage Tree Ordinance and a revised arborist report to be submitted pursuant to condition 
4b. 

 
4. Approve the use permit subject to the following project-specific conditions: 
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a. The Transportation Impact Fee (TIF) for the secondary dwelling unit is estimated to be 
$772.43. Please note this fee is updated annually on July 1st. Fees are due before a 
building permit is issued.  
 

b. Simultaneous with the submittal of a complete building permit application, the applicant 
shall submit a revised arborist report including a complete tree inventory and 
recommendation of tree protection measures for all heritage trees, subject to review and 
approval of the City Arborist and the Planning Division. The applicant shall also revise the 
proposed site plan to include all trees described in the revised arborist report. 
 

G3. Use Permit/Melissa and Robert Francis/1725 Oakdell Drive:  
Request for a use permit to demolish an existing one-story single family residence and construct a 
new two-story residence on a substandard lot with regard to minimum lot area in the R-1-S (Single 
Family Suburban Residential) district. One heritage-sized liquidambar street tree is proposed to be 
removed as part of the project. (Staff Report #19-075-PC) 
 
Staff Comment: Assistant Planner Turner said he had no additions to the written report. 
 
Questions of Staff: Commissioner DeCardy confirmed with staff that because this lot was 28-
square feet less than a standard lot in the R-1-S zone it needed a use permit.  
 
Chair Barnes said for the record that this lot was about double the size of his lot. 
 
Applicant Presentation: Steve Simpson, project architect, said the 28 square feet related to the 
curb at the corner and its radius. He said if it were rectangular the lot would have been standard. 
He said the Oakdell Drive frontage seemed mixed with one- and two-story homes. He said on the 
St. Francis side it was all one-story. He said they tried to relate to that by putting a significant one-
story section on the St. Francis side and orienting most of the two-story to Oakdell Drive. He said 
they tried to keep the design simple and the materials honest and straight forward. He said they 
proposed to replace the heritage tree that was not in good health with a black oak. 
 
Commissioner Kahle said the proposal was just under the 28-foot maximum height with nine and 
10-foot ceilings and noted the over 30-foot long roof ridge. He asked if they had considered 
dropping the ceiling heights or the roof pitch. Mr. Simpson said they had not as the roof pitch was 
relatively low. He said they thought by keeping it simple and one ridge line that mitigated some of 
the bulk. He said they worked hard to break up the materials and the massing.  
 
Commissioner Kahle asked about the purpose of a notch on the second floor at the back as that 
was one way the ridge could come down on the end. Mr. Simpson said it could come down on the 
end, but they were going more for simplicity. He said it also gave some shadow lines and made it a 
little unique. He said also it was possibly a reaction to the house on the left that seemed to have a 
chopped up and busy roof. He said a big two-story home was being built on that side of this home. 
 
Commissioner Kahle referred to the gable end on the left side first floor. He said it appeared the 
idea was to drain the water away, but the ridge continued over and became a gable end over the 
bay window. Mr. Simpson said they wanted that ridge to go through as the gable facing Oakdell 
Drive carried all the way through to the back. He said it did create kind of a hog valley in there, so 
the roof was to pick up the other gables. He said ultimately it was about drainage and the roof, but 
they thought they would address it in a way that embraced the problem and not just put a cricket 

https://www.menlopark.org/DocumentCenter/View/23228
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there. Commissioner Kahle said he was onboard with the architect’s simplicity argument but 
thought this was something that could easily go away and just have the ridge line continue.  
 
Commissioner Kahle said he thought the main entry on Oakdell Drive was downplayed and people 
would be confused and go to the mudroom entry noted on the floor plan as the front porch. He said 
the bridge idea through the light well was great but thought that downplayed the main entry even 
more. Mr. Simpson said with a corner lot he tried to give the home two fronts as it was viewed from 
two streets. He said technically from the zoning standard the mudroom entry was the front, which 
was why they called it the front porch. He said he could look at trying to downplay that entry.  
 
Commissioner Kahle noted light wells for the basement on three sides. He said the one on the 
outside corner was jarring in its prominence. Mr. Simpson said it serviced the room down there and 
was three feet, so he did not know an easy way to scale it down.  
 
Chair Barnes opened the public hearing and closed it as there were no speakers. 
 
Commission Comment: Commissioner Kahle said his previous questions not withstanding he 
thought it was a really nice design that would work well in the neighborhood. He said the staff 
report mentioned some privacy concerns but given the separation from the rear to the one-story he 
did not quite share that concern. He said on the north side or the rear that the house under 
construction really only had one window, so he did not have privacy concerns about that side. He 
said he was concerned with pushing the maximum height and that it was really a seven-bedroom 
home. He said overall it was a great design and he supported. 
 
Commissioner Doran said he would like to give the applicant a break on the 28 square feet causing 
the substandard finding and he was prepared to support the plan. 
 
Commissioner Riggs said it was nice to see a well-worked out form and that it had one of the best 
roof plans he had seen as a Commissioner as it was not cluttered with gables. He said it was 
pleasant to look at and would work very well in that neighborhood. He said he fully supported the 
project. 
 
ACTION: Motion and second (Barnes/DeCardy) to approve the item as recommended in the staff 
report; passes 5-0-2 with Commissioners Kennedy and Tate absent. 
 
1. Make a finding that the project is categorically exempt under Class 3 (Section 15303, “New 

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

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

 
3. Approve the use permit subject to the following standard conditions: 
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a. Development of the project shall be substantially in conformance with the plans prepared by 
SDG Architecture, consisting of 18 plan sheets, dated received October 10, 2019, and 
approved by the Planning Commission on October 21, 2019, except as modified by the 
conditions contained herein, subject to review and approval of the Planning Division. 
 

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

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

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

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

shall submit plans indicating that the applicant shall remove and replace any damaged and 
significantly worn sections of frontage improvements. The plans shall be submitted for 
review and approval of the Engineering Division. 

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

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

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

Heritage Tree Ordinance and the arborist report prepared by Kielty Arborist Services LLC, 
dated received August 5, 2019. 

 
G4. Use Permit/Verle and Carol Aebi/973 Roble Avenue:  

Request for a use permit to demolish an existing one-story, single-family residence and detached 
garage, and construct a new two-story, single-family residence with a basement and detached two-
car garage on a substandard lot with regard to minimum lot width in the R-3 (Apartment) district. 
The use permit request includes excavation within the required right side setback for a basement 
lightwell. One heritage Indian bean tree and one heritage California pepper tree are proposed to be 
removed as part of the project. (Staff Report #19-076-PC) 
 
Staff Comment: Senior Planner Tom Smith said he had no additions to the written report. 
 
Applicant Presentation: Carl Hesse, Square Three Design Studios, said the property was 
substandard in width at 52 feet. He said they had thought at first that the lot being in the R-3 district 
would be an advantage in designing a new home. He said it proved more challenging in terms of 
setbacks and that the SDU they were planning was not allowed in the R-3 zone. He said basement 
area in an R-3 zone unlike an R-1 zone counted as floor area and their allowable floor area was 

https://www.menlopark.org/DocumentCenter/View/23226
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3299 square feet. He said the property owners liked the simplicity, form and proportions of 
Northern European rowhouses. He said the garage was located to the rear of the property and it 
did not count toward floor area, which was a bonus of R-3 zoning. He said the house was situated 
equally between two adjacent neighboring homes and most of the surrounding properties were 
two-story multifamily buildings. He noted they moved the driveway to the left to create space 
between the project and neighboring building. He said they were considering a fairly simple palette 
with a metal roof, combination of an integral color acrylic, plaster, and either painted wood or fiber 
cement siding to break down massing and provide textural change and shadow lines. He said the 
maximum allowable height was 35 feet and their proposal was around 28-feet in height.  
 
Commissioner Kahle said he was friends with Carl Hesse and Square Three Design Studios, but 
he had no conflict of interests on the proposed project. He asked which windows in the stair tower 
were frosted. Mr. Hesse said all the ones facing the side with the ones facing front and rear clear. 
Commissioner Kahle confirmed that the bottom side windows were also frosted and asked if that 
was a revision requested. Nicky (with Three Square Design Studios but no last name given) said 
that the side facing windows immediate at the  property line were changed to translucent glass in 
coordination with the Planner. Replying further to Commissioner Kahle, Nicky said the change was 
with Planning staff as no neighbors had stepped forward to review the design or provide feedback, 
so it was done as a good effort to mitigate any potential impacts. Commissioner Kahle asked if 
they did the fiber cement rather than wood siding whether they would consider the thicker artisan 
siding. He said that would give the fully mitered corners, which he thought was the clean line they 
were looking for rather than the vertical bats. Mr. Hesse said they would consider that. 
 
Commissioner Kahle asked about the flat roof garden off the second-story deck. Mr. Hesse said a 
composed flat roofed deck was proposed at the rear of the house accessed by one of the second 
story bedrooms and the plantings on the roof would be maintained by the property owners. 
Commissioner Kahle asked for more detail on the garden. Mr. Hesse said it was a flat roof and 
they would have a roof deck with a thinner surface. He said they typically used a PVC membrane 
roof and the idea was to provide a layer of treatment to it to make it more visually appealing from 
the roof deck. Verle Aebi, 220 Laurel Street, one of the property owners, said what they were 
thinking of was a green roof with about five to six inches of lightweight soil for plantings about two-
three inches high for a pleasant visual. Commissioner Kahle said he was concerned with safety 
and someone needing to go to the area on a regular basis to maintain. 
 
Commissioner Kahle said the roof deck was fairly large and had some direct views into the 
windows of the apartment building behind it. Mr. Hesse said it might, but it was about 25 feet away 
from the neighboring building. Commissioner Kahle said they did a nice job having nine-foot 
ceilings on both floors, but the roof pitch was 12 by 12, which was fairly steep, and asked what the 
reason was for the pitch. Mr. Hesse said it was the architectural design as that roof was the kind of 
traditional rowhouse Northern European simple, gabled roof. Commissioner Kahle asked if there 
would be gabled end vents there. Hesse said possibly not as they would use foam insulation and 
an unvented attic. 
 
Commissioner Doran referred to the right-side elevation, sheet A3.02. He said there were large 
windows in the middle and screening was not possible on that side because of the light wells. He 
said the architect had noted the apartment building was about 25 feet away, but the onus of 
screening was being put on the neighboring properties. He asked if the windows were frosted or 
clear. Mr. Hesse said they were proposed to be clear glass and were the only windows that served 
a bedroom on the ground floor and an open living space on the second floor. Commissioner Doran 
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said he was more concerned with the second-story window as he thought there was a potential to 
look over the neighboring property. He said the light well encroachment coupled with the access 
sidewalk there took up all the space and did not allow for any plantings on that side. He said he 
would prefer that window be obscured to provide privacy to the neighbors. 
 
Commissioner DeCardy referred to the heritage Indian bean tree in the front that was proposed for 
removal. He said a replacement tree would be planted right next to where it was and asked why it 
was being removed. Mr. Hesse said the tree was not in good condition and the property owners 
had permit approval to remove it a couple of years before but that had not happened. He said it  
was being followed up on now and would be replaced with a gingko. He said the pepper tree in the 
rear had been pronounced dead and would be replaced with the dogwood. 
 
Commissioner DeCardy noted the architect’s reference to an SDU not being permitted and asked if 
that had been a preference to have. Mr. Hesse said when they very first started talking about the 
design program there was an ideal vision of a new single-family house and a detached structure in 
the rear, a garage with an SDU above it. He said after exploration of that with planning staff the 
conclusion was that an SDU was not allowed in the R-3 zoning district. Mr. Aebi said they went as 
far as the City Attorney who determined it was not allowed. Mr. Hesse said they looked at doing 
two separate single-family homes but  both of those would have needed to comply with the main 
buildings setbacks plus provide four parking spaces, which would have meant no yard. He said 
also there was a 20-foot building separation to be met between adjacent properties. He said the 
building to the left of the subject property was only four-and-a-half-feet from the side property line 
and that would have meant a 15 ½ foot setback for the rear residence and that would have been 
too constraining on a design. 
 
Commissioner DeCardy noted the City wanted more people living in it and this property owner 
wanted to have two living units but the zoning did not allow it. He asked staff whether there was 
some way that could have been worked through to get more density. Planner Smith said an R-3 lot 
had the possibility to build two units outright but within the state law was a provision that an SDU 
might in that case be built within the existing footprint on the lot. He said that meant the existing 
home would need to be preserved and an SDU incorporated into it. He said for other similar sites 
in the past projects had requested variances to make two units work on the lot but in this case that 
did not match the property owners’ vision for this property. 
 
Chair Barnes referred to the right side with the light wells, windows and lack of planting height. He 
said he thought the starkness of the chosen architecture without any vegetation screening despite 
adjacency to multi-family apartments was tough to accept. Mr. Hesse said the plans did not show 
landscaping along the sides. He said the side fences would be planted with either tall plants or 
vines to provide some screening. Chair Barnes confirmed they were talking about a six to seven-
foot tall fence running down the side with vines. Mr. Hesse said the light well there served what he 
would call a partial basement as it did not extend the full length of the ground floor and contained a 
bedroom, bathroom, and living space. He said they basically pushed the width of the light well to 
maximize the amount of natural light into the basement. He said he had not mentioned that the 
south facing roof plane would have solar panels. Chair Barnes asked whether a six-foot fence with 
trellis and vegetation would block solar access to the light well. He asked about the distance 
between the fence and the light well. Mr. Hesse said it was about three-and-a-half-feet. He said 
part of the six-and-a-half-foot encroachment into the side setback was to provide enough width for 
a spiral stairway into the basement to allow for windows there. 
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Commissioner Riggs said the design had nice forms and a nice plan. He said while the aesthetic 
was somewhat different from its neighbors, he thought it would fit in nicely. He said regarding the 
stair well windows that if they were only going to put obscure glass facing the property line that 
they would want to alter a note on A3.01, which said that all windows on the stair well would be 
obscure. Mr. Hesse indicated assent. Commissioner Riggs said in terms of potential screening if 
they planted the grewia occidentalis vine on the fence on the south side where the light well was 
that it would climb the fence and build itself up into trunks and continue growing from there. He 
said it needed trimming almost monthly, but it could provide 10 feet of screening with purple 
flowers. He moved to approve the item as recommended in the staff report.  
 
Commissioner Kahle said he thought public comment was needed. 
 
Chair Barnes opened the public hearing and closed it as there were no speakers. 
 
Commission Comment: Commissioner Riggs moved to approve with the condition that the 
applicant was willing to use the thicker artesian siding with mitered corners where horizontal siding 
was being used on a portion of the façade. He clarified for the record that approval included stair 
well windows obscured only where facing the property line not withstanding the note at the bottom 
of A3.01. 
 
Recognized by Chair Barnes, Mr. Hesse said the artesian siding was specific to the Hardie plank 
siding and he did not know they would use the James Hardie product for sure. Commissioner 
Riggs said he did not mean to specify a product and it could be a generic equivalent suitable to the 
architect.  
 
Commissioner Kahle referred to the second-story deck and noted that in an R-1 zone it would need 
to be twenty feet from the property line, but he did not think that was required with R-3. He asked if 
staff had concern about privacy to the adjacent neighbors based on the location and size of the 
second-floor deck. Planner Smith said Commissioner Kahle was correct and that in the R-3 zone a 
balcony could extend to the rear setback line. He said the applicant indicated they had done 
neighbor outreach by sending letters and hosting a neighborhood meeting. He said staff had not 
received any phone calls, emails or concerns from anyone regarding that particular item. 
 
Commissioner Kahle said he visited the site and the balcony as far as he could tell would be in this 
pocket of apartment buildings with windows facing into the property and the deck facing out with 
views to the apartments. He said he did not think the apartment residents would necessarily come 
to the hearing and say something about that, and he thought it was the Commission’s task to look 
out for the adjacent properties’ privacy now and in the future. He asked if there was interest in 
either an extension or a solid wall that could be in stucco or some related material to provide some 
privacy on the south side which was on the right of the rendering on the screen. He said on the 
opposite side it was not feasible, but maybe something could be planted along the driveway side. 
He said there was a poorly built two-story apartment building next door behind the one-story 
residence and from what he could see there were a lot of windows facing into the subject property. 
He said he would propose a second to the motion if they could incorporate some kind of privacy 
into that. He said he did not know if Commissioner Doran’s comment about frosted glass on that 
second-floor bedroom would be incorporated into the motion, but he would support that. He said 
with the need for four parking spaces for two residential structures that it made sense to him to 
build only one residence. He said overall the project design was nice and was an added bonus to 
the neighborhood. 
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Replying to Chair Barnes, Commissioner Kahle said he was looking for something to provide more 
privacy on both the north and south sides of the project and that could be a taller wall or something 
that grew tall like pittosporum or bamboo on the property line on the far side of the driveway. 
 
Recognized by the Chair, Carol Aebi said she grew up in the house when there were a lot of 
single-family homes and vacant lots. She said it was their dream to move back into the property in 
their old age and make use of the site’s proximity to the downtown. She said they planned on 
plantings as they did not want to be exposed on the balcony. She said the big window on the 
second floor would be shaded. She said on the west side of the deck it lined up pretty much with 
the balcony of the apartments that belong to the Rajis. She said on the other side there was a 
somewhat dilapidated building and she thought the back apartment only had one window that 
would look out onto their balcony. 
 
Replying to the Chair, Commissioner Kahle referred to sheet A1.01 showing multiple second floor 
windows facing the dilapidated building. He said from what he could see that building had multiple 
windows as well. He said his concern was with privacy from both directions. He said the deck was 
rather large and not a small balcony. 
 
Chair Barnes suggested Mr. Hesse discuss with his clients how to address the concerns raised.  
 
Mr. Hesse said planting along both property lines was intended and appealing to the owners. He 
said that was their preference in providing more privacy. 
 
Chair Barnes confirmed that a conformance review process was supported by Commissioner 
Kahle for additional conditions. 
 
Replying to Chair Barnes, Commissioner Riggs said that he would add to his motion for a 
landscaping plan for the rear only be provided to show planting along the south property line to 
address potential privacy conflicts between the proposed rear deck and the adjacent property’s 
windows. He said for the north property line they needed to leave an option given the location of 
the driveway between planting against the balcony, which would only work after the plants got 
above the first floor plate, or introducing a five foot tall screen wall on that side of the deck noting 
that currently it was a three-foot-six-inch metal railing. He asked Mr. Hesse if either of those alone 
would provide privacy to the north. Mr. Hesse said part of the vision of the open rail on the right 
side and the planted roof next to that was to provide greenery to the occupants. He said if the 
guard rail were to go to a solid wall that would make the planted roof useless as it would not be 
visible. He said the idea of planting along the property line although it was a tight space because of 
the driveway would be the preference. He said that might mean adjusting the driveway at least at 
the back to provide a little more planting space between the property line and the far-left edge of 
the driveway. 
 
Commissioner Riggs said his motion then would include a landscape plan for the north property 
line as well for staff’s review and approval. 
 
Chair Barnes asked if Commissioner Kahle as the maker of the second wanted a conformance 
memo circulated to the Commission of the landscape plan. Commissioner Kahle said that the 
landscape plan could be reviewed and approved by staff. 
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Planner Smith said the additional condition was for a landscape plan to be provided showing 
landscape screening along the south property line and the south facing edge of the second story 
balcony. He asked if they were still including the mitered corners, larger horizontal siding and 
obscured stair well windows only facing that property line. 
 
Commissioner Kahle confirmed with Commissioner Riggs that he wanted a landscape plan 
showing screening for both the north and south property lines, and seconded Commissioner Riggs’ 
motion. 
 
Commissioner Doran asked Commissioner Riggs whether he included landscape screening for the 
large window on the second story on the south facing elevation. Commissioner Riggs said he had 
not as there was not space with the light well for plantings and he thought it somewhat persuasive 
that there was 25 feet between the buildings whereas in his neighborhood for example that setback 
was five feet. Commissioner Doran said he was still concerned with that window. He said it 
bothered him because the light well was encroaching into the setback and the setback would 
normally be available for plantings to provide screening. He said he thought there was still space 
between the light well and where the pathway was for some plantings. He said he could support 
the project if that was included in the landscape plan. 
 
Commissioner Riggs confirmed with Mr. Hesse that they could accommodate landscape screening 
there as well. 
 
Replying to Chair Barnes, Planner Smith said the landscape plan was also to include screening 
along this side to help with the second-story center window. 
 
ACTION: Motion and second (Riggs/Kahle) to approve the item with the following modifications; 
passes 5-0-2 with Commissioners Kennedy and Tate absent. 
 
1. Make a finding that the project is categorically exempt under Class 3 (Section 15303, “New 

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

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

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

a. Development of the project shall be substantially in conformance with the plans prepared by 
Square Three Design Studios, consisting of 15 plan sheets, dated received September 17, 
2019 and approved by the Planning Commission on October 21, 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. 
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c. Prior to building permit issuance, the applicants shall comply with all requirements of the 
Building Division, Engineering Division, and Transportation Division that are directly 
applicable to the project. 

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

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

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

shall submit plans indicating that the applicant shall remove and replace any damaged and 
significantly worn sections of frontage improvements. The plans shall be submitted for 
review and approval of the Engineering Division. 

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

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

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

pursuant to the Heritage Tree Ordinance and the arborist report by Advanced Tree Care 
dated October 10, 2019. 

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

 
a. Areas shown on the approved elevations as horizontal fiber cement or wood siding 

shall utilize a product with thicker boards, such as the Artisan Collection by James 
Hardie or a similar style. 
 

b. Portions of the building clad in siding shall have mitered corners. 
 

c. On the south elevation of the residence, only the stairwell windows facing the side 
property line shall be obscured with translucent glazing.  

 
d. Prior to approval of a building permit, the applicant shall provide a partial landscape 

plan for the rear portion of the lot indicating landscape screening to enhance privacy 
along the north and south sides of the proposed balcony, as well as landscape 
screening in the vicinity of the second-story window with a three-foot sill height on 
the south elevation of the proposed residence. The partial landscape plan shall be 
subject to review and approval by Planning staff. 

 
H. Informational Items 
 
H1. Future Planning Commission Meeting Schedule 

 
• Regular Meeting: November 4, 2019 
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Planner Perata said the November 4 agenda would have a number of single-family homes and 
also multifamily use permits. He said there would be a one-year check-in for the Wine Bank use 
permit revision. He said staff liaison for the Planning Commission meetings would transition to 
Senior Planner Corinna Sandmeier. He said he and she would be at the next meeting with Ms. 
Sandmeier leading the meeting and she would take over as the liaison beginning with the 
November 18 meeting. 
 
• Regular Meeting: November 18, 2019 
• Regular Meeting: December 9, 2019 

 
I. Adjournment 

 
Chair Barnes adjourned the meeting at 9:38 p.m. 
 
 
Staff Liaison: Kyle Perata, Principal Planner 
 
Recording Secretary: Brenda Bennett 



Planning Commission 

 

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

 
 
REGULAR MEETING MINUTES - DRAFT 
Date:   11/4/2019 
Time:  7:00 p.m. 
City Council Chambers 
701 Laurel St., Menlo Park, CA 94025 

 

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

Present: Andrew Barnes (Chair), Michael Doran, Larry Kahle, Camille Kennedy, Henry Riggs (Vice 
Chair), Michele Tate  
 
Absent: Chris DeCardy 

 
Staff: Ori Paz, Associate Planner; Matt Pruter, Associate Planner; Corinna Sandmeier, Senior 
Planner 

 
C. Reports and Announcements 

 
Senior Planner Corinna Sandmeier said the City Council on November 5, 2019 would hold a study 
session at 5 p.m. on recent state housing legislation and the 2022 Housing Element Update. She 
said also on that agenda was the Transportation Impact Fee Nexus Study and a draft ordinance to 
update the fee. She said the Council would receive informational items on the Local Business 
Development Program and the Downtown Street Café Program.  

 
D. Public Comment 

 
 None 
 
E. Consent Calendar 
 
E1. Approval of transcript from the October 7, 2019, (1350-1390 Willow Road, 925-1098 Hamilton 

Avenue, and 1005-1275 Hamilton Court, Proposed Willow Village Master Plan Project 
Environmental Impact Report Scoping Hearing), Planning Commission meeting. (Attachment) 
 
Commissioner Henry Riggs suggested a number of items be clarified, changed or confirmed. 
 
ACTION: Motion and second (Riggs/Michael Doran) to approve the consent calendar with the 
following modifications; passes 5-0-1-1 with Commissioner Larry Kahle abstaining and 
Commissioner Chris DeCardy absent. 
 

• Page 45, lines 1 to 4, clarify the remarks made by speaker Adina Levin;  

https://www.menlopark.org/DocumentCenter/View/23327/October-7-2019_Reporter-Transcript
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• Page 56, line 6, change 40 minutes to 40 years; 
• Page 59, line 25, correct spelling of ways to Wayz;  
• Page 60, lines 18 to 22, clarify remarks made;   
• Page 61, line 9, add a comma after Facebook; 
• Page 61, line 10, capitalize signature development and add a comma after Signature 

Development;  
• Page 64, line 9, change 900 – 2,000 square feet to 962,000 square feet; and 
• Page 64, line 23, change rebuilding to building.  

 
F. Public Hearing 
 
F1. Use Permit Revision/Gary Ahern/1012 Cotton Street: 

Request for a use permit revision for interior and exterior modifications to an existing two-story, 
single-family residence on a substandard lot with respect to lot width in the R-E (Residential 
Estate) zoning district. The modifications include additions on the first and second floor. The 
residence is nonconforming with respect to the right side daylight plane, and the proposed new 
work value would exceed 50 percent of the existing value. The applicant is also requesting to 
maintain a fence greater than four feet in height within the front yard setback. The previous use 
permit was granted in 1983. (Staff Report #19-077-PC) Continued from the meeting of October 
21, 2019 
 

 Staff Comment: Associate Planner Matt Pruter said staff had no additions to the written report.  
 

Applicant Presentation: Brad Weber, property owner, introduced his wife Kelly Weber, noting they 
had purchased their home in 2014. He said his understanding was the previous owners had 
custom built the existing home around 1983. He said the home had three bedrooms and two and a 
half baths and they were proposing to add an additional bedroom and bathroom. He said with that 
work they proposed to update and renovate both the interior and exterior of the home. He 
introduced Gary Ahern, the project architect. 
 
Commissioner Kahle asked if they had considered not keeping the little gable roof over the existing 
second floor entry area. Mr. Ahern said they wanted to keep it as a secondary feature. He said the 
new gable was the primary design feature and they thought it would make it a little plain there to 
remove the existing one. 
 
Commissioner Kahle asked if the horizontal siding corner boards would be painted as an accent or 
to match the horizontal siding. Mr. Ahern said the intent was to match the siding. Commissioner 
Kahle asked about the windows in the kitchen area as they seemed to have a Gothic top to them. 
Mr. Ahern said they were very special windows that his clients wanted. Commissioner Kahle said 
the fence they wanted to keep would not match the updated design. Mr. Weber said with their 
children and pets it was important to them to have the fence in the front area. 
 
Commissioner Kahle said he was friends with the project architect through Dreams Happen-
Rebuilding Together but there was no conflict of interest. 
 
Chair Barnes opened the public hearing and closed it as there were no speakers. 
 
Commission Comment: Commissioner Kahle said it was a very nice upgrade and a supportable 
project. He said visiting the site he found that the fence was quite different from other neighbors’ 

https://www.menlopark.org/DocumentCenter/View/23323
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fences, which were low and open. He said another fence down and across the street was a solid 
brick fence. He said he thought the fence should be removed. 
 
Replying to Chair Barnes, Planner Pruter said a use permit was granted in 1984 for the existing 
two-story home on the site. He said the requested revisions to the first and second story and the 
extensive exterior changes were triggering the use permit revision requirement. He said 
additionally the existing project had been found to be nonconforming as to the right-side daylight 
plane. He said the work was in excess based on a nonconforming work value calculation 
spreadsheet, which was another trigger for a use permit revision. He said additionally a fence was 
greater than four feet in height in locations in the front setback. He said they asked if the applicant 
wanted to keep the fence as part of the use permit revision request. 
 
Chair Barnes said he thought the upgrades to the house were very nice. He said the front fence 
matched the current home’s materials with stucco and brick and related some to the brick fence 
mentioned by Commissioner Kahle. He said he thought it was punitive to ask them to remove the 
fence, but he would like to see some landscaping outside the fence. He suggested that would help 
with the materials difference between the fence and proposed exterior. He moved to approve with 
a condition to provide landscaping in front of the fence. Commissioner Kahle seconded the motion. 
 
Planner Sandmeier said the area proposed for landscaping was in the public right of way. She said 
to plant there she believed the applicants would need an encroachment permit and permission 
from Public Works Department if paving needed to be removed to plant. She said the condition 
could be made subject to approval of Public Works and Planning. 
 
ACTION: Motion and second (Barnes/Kahle) to approve the item with the following modifications; 
passes 6-0-1 with Commissioner Chris DeCardy absent.  
 
1. Make a finding that the project is categorically exempt under Class 1 (Section 15301, “Existing 

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

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

 
3. 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 
Focal Point Design, consisting of 14 plan sheets, dated received October 23, 2019, and 
approved by the Planning Commission on November 4, 2019, except as modified by the 
conditions contained herein, subject to review and approval of the Planning Division. 
 

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

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

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

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

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

g. Heritage trees in the vicinity of the construction project shall be protected pursuant to the  
Heritage Tree Ordinance and the arborist report prepared by Kielty Arborist Services, LLC, 
dated received May 31, 2019. 
 

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

a. If future frontage improvements, such as sidewalks, are installed by the City along the front  
property line, then the City may request the driveway gate be relocated to a minimum of 20 
feet from edge of sidewalk, based on potential conflicts with pedestrian, bicycle, and vehicle 
traffic conditions, subject to review and determination by the Transportation Division. If the 
Transportation Division determines that the existing gate would not create potential conflicts 
with pedestrians, bicyclists, or vehicles then no modifications to the gate location would be 
required. 
 

b. Simultaneous with the submittal of a complete building permit application, the 
applicant shall submit revised plans providing landscaping in the public right of way 
in front of the existing front property line fencing, subject to review and approval by 
the Public Works Department and the Planning Division.  

 
F2. Use Permit Revision/Sebastian Heilgeist/530 Laurel Avenue: 

Request for a use permit revision to perform interior and exterior modifications to an existing two-
story single-family residence on a substandard lot with respect to lot width in the R-1-U (Single 
Family Urban Residential) zoning district. The modifications include additions on the second floor. 
The previous use permit was granted in 1992. (Staff Report #19-078-PC) 
 
Staff Comment: Planner Sandmeier said the location map was incorrect in the printed report but 
had been updated online. She said the staff report had not included the survey, but that was 
provided now to the Commission at the dais and for the public at the rear table.  
 
Applicant Presentation: Sebastian Heilgeist, property owner, said the existing two-bedroom home 

https://www.menlopark.org/DocumentCenter/View/23322
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had a master bedroom that was the entire second floor with the second bedroom on the ground 
floor. He said they wanted to add bedrooms for their growing family and to increase ceiling heights 
to accommodate his height.  
 
Replying to Commissioner Kahle, Ayesha Sikander, the project architect, said they would like to 
keep as much of the exterior walls as possible. She said the interior of the home was very 
segregated and compartmentalized and her clients wanted a more open floor plan. Commissioner 
Kahle asked about the choice to paint the brick on the gable on the second floor. Mr. Heilgeist said 
that was his wife’s choice and she liked painted brick. Ms. Sikander said that the color choice with 
the stucco and painted brick was monochromatic and somewhat mute to support the modern 
farmhouse style the owners wanted. Commissioner Kahle said the front façade was very balanced 
except on the left side there was a single window above and a single window below while on the 
right there were a pair of windows above and a pair of windows below. He said looking at the floor 
plans it seemed those could be matched one way or the other. Ms. Sikander said they potentially 
could do that.  
 
Commissioner Kahle said he wanted to be sure the Commission had the survey as on the side 
elevation there were windows on both sides with fairly tall windows. He asked if any were frosted 
for privacy. Ms. Sikander said the one on the left side for the bathroom they planned to keep 
frosted. Commissioner Kahle asked about the stairwell. Ms. Sikander said they wanted to keep 
those clear to capture as much light as possible. Commissioner Kahle referred to the neighborhood 
outreach most of which seemed to be about the trees in the back and asked if anyone had 
expressed concerns about privacy. Ms. Sikander said no one had spoken with them or the Planner 
about the project. She said they were keeping the redwood tree in the rear yard. 
 
Commissioner Kahle asked if the soffits were closed or open. Ms. Sikander said they were keeping 
them open at this point as they were still five feet  from the property line and did not need to have 
them fire rated. Commissioner Kahle said he asked because on both the front and rear gables 
there was a fascia return, a little boxlike shape that was usually for a closed soffit. He said if there 
were no closed soffits his personal preference was for that element to go away and match the 
eaves they had on the side of the house. 
 
Chair Barnes opened the public hearing and closed it as there were no speakers. 
 
Commission Comments: Commissioner Riggs said he appreciated that the front elevation 
maintained the image of the original house. He said that stair wells provided a panoramic view of 
neighbors’ side yards and side windows and sometimes the rear yard. He said the quantity of light 
through clear windows was no greater than that through textured windows. He said he 
recommended the stair window be textured glass at least to some proportion. Ms. Sikander said 
they could look into that as there were many textured glasses and frosted design patterns. 
Commissioner Riggs said that anything below three feet above the second-floor level should be 
textured or design glass. Ms. Sikander indicated assent. Commissioner Riggs asked about the 
landscaping as he did not recall seeing mature landscaping. Ms. Sikander said there were a lot of 
existing redwood trees in the rear of the house.  
 
Commissioner Riggs moved to approve with a condition to alter the stair glazing using textured 
glass or design glass from three foot above the second level and down.  
 
Commissioner Kahle said he wanted to support the project, but he was having problems with the 
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detailing and proportions, and how it came together with the materials such as the metal columns. 
He said he thought the design needed more refinement. 
 
Commissioner Riggs said he would like to add to his motion the modification to the eaves at the 
front as suggested by Commissioner Kahle. Chair Barnes seconded the motion. 
 
ACTION: Motion and second (Riggs/Barnes) to approve the item with the following modifications; 
passes 5-1-1 with Commissioner Kahle opposing and Commissioner DeCardy absent. 
 
1. Make a finding that the project is categorically exempt under Class 1 (Section 15301, “Existing 

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

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

 
3. 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 

MA Dimensions INC, consisting of 10 plan sheets, dated received October 28, 2019, and 
approved by the Planning Commission on November 4, 2019, except as modified by the 
conditions contained herein, subject to review and approval of the Planning Division. 
 

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

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

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

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

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

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

shall submit plans indicating that the applicant shall remove and replace any damaged and 
significantly worn sections of frontage improvements. The plans shall be submitted for 
review and approval of the Engineering Division. 
 

f. Simultaneous with the submittal of a complete building permit application, the applicant 
shall submit a Grading and Drainage Plan for review and approval of the Engineering 
Division. The Grading and Drainage Plan shall be approved prior to the issuance of 
grading, demolition or building permits. 
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g. Heritage trees in the vicinity of the construction project shall be protected pursuant to the 

Heritage Tree Ordinance and the arborist report prepared by Advanced Tree Care, dated 
October 22, 2019. 

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

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

shall submit revised plans showing the removal of the decorative window awning on the 
right elevation so that the elevation complies with the daylight plan intrusion requirements, 
subject to review and approval by the Planning Division. 
 

b. Simultaneous with the submittal of a complete building permit application, the 
applicant shall submit revised plans showing all the eaves to be consistent with 
eaves on the second story side elevations and confirming that no eave returns are 
proposed, subject to review and approval of the Planning Division.  

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

applicant shall submit revised plans showing textured or distorted glass for the 
portions of all window above the first floor but below a point three feet above the 
second floor, finished floor, subject to review and approval of the Planning Division.  

 
F3. Use Permit/Mehdi Jazayeri/713-715 Partridge Avenue:  

Request for a use permit to demolish two existing single-family residences and construct two new 
two-story, single-family residences on a substandard lot with respect to width in the R-2 (Low 
Density Apartment) zoning district. The proposal includes a request to place the detached garage 
on the front half of the lot. (Staff Report #19-079-PC) 
 
Staff Comment: Associate Planner Ori Paz said the only update was Commissioner Kennedy was 
recusing herself as her residence is within the 1,000-foot radius of the subject property. He said at 
the dais was an email with an eave detail and a color and materials sheet was being distributed.  
 
Chair Barnes confirmed Commission Kennedy was recused and had left the dais and chambers.  
 
Applicant Presentation: Rick Hartman, Hometec Architecture, said similar to other sites on 
Partridge Avenue, this proposal was a single-family residence in front and one in the rear with the 
front house having a detached garage and the rear unit having an attached garage. He said the 
design style was modern ranch. He noted open wood eaves with wood fascia and wood trim 
around doors and windows. He said a belly band was proposed to break up the wall massing. 
 
Commissioner Kahle said the drawings noted aluminum-clad wood windows and the materials 
sheet said vinyl windows. Mr. Hartman confirmed they would be aluminum-clad wood windows. 
Commissioner Kahle asked why they were doing slab on grade and whether it was a height issue 
to have the crawl space. Mr. Mehdi Jazayeri, property owner, said he would prefer to have crawl 
space, if possible. Mr. Hartman clarified if it could meet the daylight plane.  
 
Commissioner Kahle said the front elevations of both houses had three posts each and suggested 
the middle one was not really needed. Mr. Hartman said it was a decorative device and not in the 
direct path of anything. Commissioner Kahle said they were taking a very minimalist approach that 

https://www.menlopark.org/DocumentCenter/View/23324
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he appreciated and recommended simplifying the posts. He asked if they had considered an 
accent material as there was a lot of stucco. Mr. Hartman said just the wood trim and the belly 
band. Commissioner Kahle asked about privacy on the sides and whether any of the windows 
there were frosted. Mr. Hartman said the second story bathroom window that was the slightly taller 
one was. Commissioner Kahle asked about the stair tower windows on the front house. Mr. 
Hartman said that was on the driveway side. He said he was the architect for the next-door 
neighbor project and its driveway would be adjacent to this one so the distance between the 
houses was good.  
 
Chair Barnes opened the public hearing and closed it as there were no speakers. 
 
Commission Comment: Commissioner Riggs said a belly band on a traditional form house 
bothered him as he expected to see a clean two-story wall. He said in situations where mass 
needed to be broken up and a wall could not be set back then the compromised default was to add 
a belly band. Replying to Commissioner Riggs, Planner Paz said the belly band was the architect’s 
choice. Mr. Jazayeri said his idea to use the belly band came from the house across from this site 
that was built in 2016. He said it could be removed.   
 
Commissioner Kahle said he found the belly band was a nod to an apartment building, but he had 
not brought it up earlier as in wrapping around the corner it helped to break up the two-story walls. 
He said he thought the double channel relief would be a good idea and suggested giving the 
applicant flexibility to do something other than the belly band to break up the massing. 
 
Commissioner Riggs moved to approve with the condition that the belly band be removed with the 
option for a different treatment through staff review and approval. Commissioner Kahle asked if the 
motion could include removing the middle post from the front facades and to clarify the windows 
were aluminum-clad windows and not vinyl windows. Commissioner Riggs agreed. Commissioner 
Kahle seconded the motion. 
 
Chair Barnes said he thought the level of design changes proposed far outstripped the review that  
would be required of a single-family residential project not needing a use permit. He asked if the 
makers of the motion and the second could support having those changes as recommendations 
and not conditions. Commissioner Riggs said the applicant was interested in the belly band option 
and he did not think the applicants had strong feelings about keeping the middle column on the 
front façade. Mr. Jazayeri said he liked the idea of two columns instead of three.   
 
Chair Barnes said he supported the project as proposed but not the proposed motion for approval.  
 
Commissioner Kahle said he shared Chair Barnes’ grief about over-designing, but he agreed with 
Commissioner Riggs on this one.  
 
ACTION: Motion and second (Riggs/Kahle) to approve the item with the following modifications; 
passes 4-1-1-1 with Commissioner Barnes opposed, Commissioner Kennedy recused and 
Commissioner DeCardy absent. 
 
1. Make a finding that the project is categorically exempt under Class 3 (Section 15303, “New 

Construction or Conversion of Small Structures”) of the current California Environmental 
Quality Act (CEQA) Guidelines. 
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2. Make findings, as per Section 16.82.030 of the Zoning Ordinance pertaining to the granting of 
use permits, that the proposed use will not be detrimental to the health, safety, morals, comfort 
and general welfare of the persons residing or working in the neighborhood of such proposed 
use, and will not be detrimental to property and improvements in the neighborhood or the 
general welfare of the City. 

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

 
a. Development of the project shall be substantially in conformance with the plans prepared by 

Hometec Architecture, Inc., consisting of 18 plan sheets, received October 30, 2019, and 
approved by the Planning Commission on November 4, 2019, except as modified by the 
conditions contained herein, subject to review and approval by the Planning Division. 

 
b. 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. 

 
c. Prior to building permit final inspection, all public right-of-way improvements, including 

frontage improvements and the dedication of easements and public right-of-way, shall be 
completed to the satisfaction of the Engineering Division.  

 
d. 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. 
 

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

 
f. 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.  

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

shall submit plans for: 1) construction safety fences around the periphery of the 
construction area, 2) dust control, 3) air pollution control, 4) erosion and sedimentation 
control, and 5) tree protection fencing. The plans shall be subject to review and approval by 
the Building, Engineering, and Planning Divisions. The fences and erosion and 
sedimentation control measures shall be installed according to the approved plan prior to 
commencing construction. 

 
h. 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. Post-construction runoff into the storm drain shall not exceed pre- construction 
runoff levels. A Hydrology Report will be required to the satisfaction of the Engineering 
Division. Slopes for the first 10 feet perpendicular to the structure must be 5% minimum for 
pervious surfaces and 2% minimum for impervious surfaces, including roadways and 
parking areas, as required by CBC §1804.3. 
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i. Simultaneous with the submittal of a complete building permit application, the applicant 
shall provide documentation indicating the amount of irrigated landscaping. If the project 
proposes more than 500 square feet of irrigated landscaping, it is subject to the City's 
Water Efficient Landscaping Ordinance (Municipal Code Chapter 12.44). 

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

shall submit a plan for any new utility installations or upgrades for review and approval 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. 

 
k. If construction is not complete by the start of the wet season (October 1st through April 

30th), the Applicant shall implement a winterization program to minimize the potential for 
erosion and sedimentation, subject to review and approval of the Engineering Division. As 
appropriate to the site and status of construction, winterization requirements shall include 
inspecting/maintaining/ cleaning all soil erosion and sedimentation controls prior to, during, 
and immediately after each storm event; stabilizing disturbed soils through temporary or 
permanent seeding, mulching, matting, tarping or other physical means; rocking unpaved 
vehicle access to limit dispersion of mud onto public right-of-way; and covering/tarping 
stored construction materials, fuels, and other chemicals. Plans to include proposed 
measures to prevent erosion and polluted runoff from all site conditions shall be submitted 
for review and approval of the Engineering Division prior to beginning construction. 

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

shall submit a heritage street tree preservation plan, detailing the location of and methods 
for all tree protection measures. 

 
m. Prior to building permit issuance, the applicant shall pay all Public Works fees. Please refer 

to City of Menlo Park Master Fee Schedule for fee information. 
 

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

 
o. During the design phase of the construction drawings, all potential utility conflicts shall be 

potholed with actual depths recorded on the improvement plans submitted for City review 
and approval. 

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

shall submit engineered off-site improvement plans including specifications & engineers 
cost estimates. All public improvements shall be designed and constructed to the 
satisfaction of the Engineering Division. 

 
q. All lateral connections to overhead electric, fiber optic, and communication lines shall be 

placed in a joint trench. 
 

r. Prior to issuance of each building permit, the applicant shall pay the applicable Building 
Construction Street Impact Fee in effect at the time of payment, to the satisfaction of the 
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Public Works Director. The current fee is calculated by multiplying the valuation of the 
construction by 0.0058. 

 
s. All agreements shall run with the land and shall be recorded with the San Mateo County 

Recorder’s Office prior to building permit final inspection. 
 

t. Prior to final inspection, the Applicant shall submit a landscape audit report. 
 

u. Heritage trees in the vicinity of the construction project shall be protected pursuant to the 
Heritage Tree Ordinance and the arborist report prepared by Advanced Tree Care dated 
March 29, 2019. 

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

a. Simultaneous with the submittal of a complete building permit application, the 
applicant shall submit revised plans showing the window materials to be aluminum-
clad wood windows subject to review and approval by the Planning Division.  

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

applicant shall submit revised plans with the front, center post at the front porch 
removed for both units, subject to review and approval by the Planning Division.  

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

applicant shall submit plans modifying the exterior of both units to remove the 
wooden “belly band” feature. The applicant shall have the flexibility to propose an 
alternative 12-inch relief feature, subject to review and approval by the Planning 
Division.  

 
F4. Use Permit/MidPen Housing Corporation/1345 Willow Road:  

Request for a use permit to construct a fence that exceeds the seven-foot maximum height, along 
the rear of the property in the R-4-S (AHO) (High Density Residential, Special – Affordable Housing 
Overlay) zoning district. (Staff Report #19-080-PC) 
 
Chair Barnes noted that Commissioner Kennedy had returned to the dais. 
 
Staff Comment: Associate Planner Pruter said staff had no updates to the written report. 
 
Application Presentation: Kristen Belt, Mithun, project architect, said the request was for a use 
permit to construct a fence at the rear of the site for a project featuring 140 affordable living units 
and amenities spaces. She said during community outreach for the project they had a number of 
conversations with residents of Carlton Avenue single-family homes located behind the subject 
property. She said although the neighbors were generally supportive of the project, they wanted 
privacy maintained to whatever extent possible while understanding that a four-story multi-family 
building behind them would fundamentally change the condition of the subject property. She said 
the most significant response the project made was to pull the building as close as possible to 
Willow Road to create the greatest buffer at the rear between the project and property line. She 
said the neighbors expressed great interest in a fence at the rear to prevent any direct sight lines 
into the Carlton neighbors’ yards. She said what they were presenting was a slightly complicated, 
technical proposal. She said the site was about 1,000 feet long with four to five instances of grade 

https://www.menlopark.org/DocumentCenter/View/23325
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change from one end of the site to the other end. She said the north end of the property was the 
lowest as it reached toward the Bay. She said to deal with FEMA requirements and ADA access 
requirements into the building they were proposing a grade change at the northern end of the site 
that would raise it anywhere from 18- to 24-inches. She said that created a condition where 
pedestrians in the rear of the multi-family housing would potentially have a direct sight line into 
some of the Carlton Avenue neighbors’ backyards. She said the proposal was to build the fence 
tall enough to preclude any direct sight line of any pedestrian on the subject property into the 
neighbors’ yards. She said the existing grading was complicated, the proposed grading was an 
additional complication, and there was also an existing CMU (concrete masonry unit) wall along 
the length of the property that also varied in height along the length of the property. She said the 
CMU wall was from five-and-a-half- to six-and-a-half-feet tall depending where a person was. She 
said the proposal was to put a fence in front of the CMU wall on the subject property side that 
would increase that height as the result of the grade change to anywhere from seven-foot-six- to 
nine-foot-three-inches high depending where a person was on the property. She said that was the 
height required to preserve the privacy from pedestrians on the subject property into Carlton 
Avenue rear yards. 
 
Ms. Belt said the fence would be a simple cedar wood slat fence with the slats being varying 
dimensions to create texture and variation. She said it would be placed as close to the CMU wall 
as possible. She said they were not able to take the CMU wall down because of varying conditions 
with some neighbors building sheds next to it. She said this precast CMU wall did not allow for just 
building on top it. She said they were holding the slats above grade about 16-inches to prevent 
creating a cavity between it and the CMU wall so it could be accessed for maintenance. She said 
there would be some plantings at the base of the fence of a low water native plant mix that would 
grow to approximately 24-30 inches tall that would conceal the gap at the bottom of the fence. She 
said the 20-foot swath between the building and the proposed fence was a 20-foot public utility 
easement (PUE) for sewer so nothing substantial was allowed to be planted that would prohibit 
access to that line. 
 
Commissioner Michele Tate said she understood the neighbors wanted to make sure there would 
be trees so from the units there was no sight line into their properties. She asked what happened 
to that request. Ms. Belt said trees would be planted along the rear of the building that would 
eventually provide some screening but those were not within the 20-foot PUE. She said fortunately 
most of the properties along Carlton Avenue had mature trees in their backyards that would create 
a natural buffer. She said the arborist had provided some additional information about hand digging 
the footings to protect existing heritage trees in the Carlton Avenue neighbors’ yards.  
 
Commissioner Tate asked staff it this was an instance where larger trees might be conditioned to 
provide screening sooner. She said she had visited the Sequoia project to look at units and was 
very surprised to find she had a direct sight into peoples’ homes on Carlton Avenue from it. She 
said the people on the 1300 block of Carlton Avenue really wanted to prevent something like that 
happening to them. 

 
Planner Pruter said his understanding was that the trees proposed for planting were an appropriate 
box size that over time would grow larger with greater canopy. He said for some additional context 
for this site there was a zoning requirement for plantings along the rear behind the Carlton Avenue 
properties but because of the PUE that could not occur. He said the agreement and discussion 
with the applicant was that they provide as many trees as possible along the rear of the building as 
close as possible to the PUE area.  



Draft Minutes Page 13 

 

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

 
Commissioner Tate asked when the species of trees proposed for planting would grow to maturity 
to screen the neighbors’ homes. Ms. Belt said she thought it would take a while. She said because 
of legal issues surrounding the title and use of frontage road for the Sequoia project that building 
could not be built closer to Willow Road and further from Carlton Avenue like this project was 
proposing to do.  
 
Planner Pruter said staff would need to check with the City Arborist regarding the length of time for 
the trees to reach maturity. He said the Arborist Compliance Review was completed and approved 
and the Commission held a study session on the project.  He said to find a nexus to try to change 
or alter tree planting was not technically feasible for this particular approval request. Commissioner 
Tate said that the study session was before her time on the Commission. She said privacy was a 
concern of the Carlton Avenue residents. She said she would not be doing due diligence for her 
community if she did not pose the question.  
 
Nesreen Kawar, Midpen Housing, said at Sequoia they were not given the opportunity to do what 
they were trying to do here by placing a wooden fence in front of the CMU wall. She said from the 
units at Sequoia there was a sight line into neighbors’ yards and that was why very intentionally 
with this project they were making efforts to avoid that. She said other outreach they did and/or 
changes in their design was that the building was both three and four stories. She said the building 
for portions of the rear was lowered to three stories. She said also intentionally they were putting a 
lot of their community residents’ services on the upper floors, so people were not living there 24/7 
looking out into neighbors’ rear yards. She said because of the West Bay Sanitary District sewer 
line in the PUE through their property they could not plant there so they worked with Planning to 
plant trees along the rear of the building. She said they went with the bigger boxed trees that were 
required and they were willing to look into the plantings with staff and see if there was anything 
else that could be done. She said here the fence was being proposed to improve privacy because 
of the lesson learned from the Sequoia project. She said they were not able to do a higher fence 
for the Sequoia project and had other constraints working with West Bay Sanitary District there.   
 
Commissioner Kennedy said it appeared the developer had learned from past projects how to work 
better with the community for this project. She said topographical challenges existed. She said she 
was cognizant of Commissioner Tate’s due diligence around community concerns. She said any 
screening no matter how quickly it grew was not a perfect solution as it was not known how space 
and adjacent properties would be used over time. She said the proposal request seemed a 
workable solution and the community had a lot of input into the developer. She moved to approve.  
 
Commissioner Tate noted that public comment had not been opened. 
 
Chair Barnes opened the public hearing and closed it as there were no speakers. 
 
Commission Comment: Commissioner Kahle said he would second the motion to approve. 
 
ACTION: Motion and second (Kennedy/Kahle) to approve the item as recommended; passes  
6-0-1 with Commissioner DeCardy absent. 
1. Make a finding that the project is categorically exempt under Class 3 (Section 15303, “New 

Construction or Conversion of Small Structures”) of the current California Environmental 
Quality Act (CEQA) Guidelines. 
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2. Make findings, as per Section 16.82.030 of the Zoning Ordinance pertaining to the granting of 
use permits, that the proposed use will not be detrimental to the health, safety, morals, comfort 
and general welfare of the persons residing or working in the neighborhood of such proposed 
use, and will not be detrimental to property and improvements in the neighborhood or the 
general welfare of the City. 

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

a. Development of the project shall be substantially in conformance with the plans prepared by 
Mithun, consisting of eight plan sheets, dated received October 24, 2019, and approved by 
the Planning Commission on November 4, 2019, except as modified by the conditions 
contained herein, subject to review and approval of the Planning Division. 
 

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

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

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

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

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

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

shall submit 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.  

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

Heritage Tree Ordinance and the arborist report prepared by HortScience, dated received 
October 9, 2019. 

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

 
a. If applicable, prior to issuance of a building permit the applicant shall submit documentation 

of an approved encroachment permit from the West Bay Sanitary District, for the location of 
the fence, subject to review and approval of the Planning Division.  
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G. Regular Business 
 
G1. One Year Review/Don Fox, WineBank/1320-A Willow Road: 

Request that the Planning Commission conduct a one-year review of the use permit revision to 
increase the signage and advertising permitted, adjust the minimum prices of wines available for 
sale and consumption on-site, provide daily wine tastings, and host up to 150 wine tasting events 
per year at an existing wine storage facility in the LS (Life Sciences) zoning district. Continued to 
the PC meeting of November 18, 2019 

 
G2. Review of Draft 2020 Planning Commission Meeting Dates. (Staff Report #19-081-PC) 

 
Staff Comment: Planner Sandmeier said staff had nothing to add to the written report. 
 
Commission Comments: Chair Barnes said he would be absent for the proposed July 13, 2020 
meeting. Commissioner Tate said she would be absent for the proposed April 20, 2020 meeting.  

 
H. Informational Items 
 
H1. Future Planning Commission Meeting Schedule 

• Regular Meeting: November 18, 2019 
 
Planner Sandmeier said for the November 18, 2019 the agenda would include consideration of 
General Plan consistency for a right of way vacation on Woodland Avenue, a single-family 
residential development on Haight Street, a use permit for a preschool at a church on Ravenswood 
Avenue, the one year review of the WineBank continued from the November 4, 2019 agenda, and 
at 1200 El Camino Real consideration of alcohol sales at an existing service station. 
 
Replying to Chair Barnes, Planner Sandmeier said staff had not received revised plans since the 
Commission’s last study session on a proposed boardinghouse on Willow Road. She said usually 
after a year if no plans were received, staff would contact the applicant to see if they still wanted to 
move forward on the project. She said she was not aware of any Code Enforcement issues with 
the parcel. She said demolition would only be required if there was a health and safety issue and 
that would go through Code Enforcement.  
  
• Regular Meeting: December 9, 2019 
• Regular Meeting: December 16, 2019 

 
I. Adjournment 

 
Chair Barnes adjourned the meeting at 8:36 p.m. 
 
Staff Liaison: Corinna Sandmeier, Senior Planner 
 
Recording Secretary: Brenda Bennett 

https://www.menlopark.org/DocumentCenter/View/23326
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STAFF REPORT 

Planning Commission    
Meeting Date:   11/18/2019 
Staff Report Number:  19-082-PC 
 
Public Hearing:  Use Permit/Danning Jiang/203 Haight Street  

 
Recommendation 
Staff recommends that the Planning Commission approve a use permit to partially demolish, construct a 
new addition, and perform interior modifications to an existing single-story, single-family residence in the 
R-1-U (Single Family Urban Residential) zoning district, at 203 Haight Street. The existing residence is 
nonconforming with respect to the required left side setback and the daylight plane along both sides, and 
the proposed new work value would exceed 75 percent of the replacement value of the existing structure 
in a 12-month period. 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 proposed use permit. 

 
Background 
Site location 
The subject property is located at 203 Haight Street, in the R-1-U zoning district. Haight Street is a short 
street that runs parallel to US 101. Using Haight Street in the north-south orientation, the subject property 
is located on the western side of Haight Street, between Laurel Avenue and Menalto Avenue. A location 
map is included as Attachment B. Haight Street is a residential street that extends across the 
neighborhood, making a dead end facing the Willow Road-US 101 interchange in the north and at Menalto 
Avenue in the south, near the City of East Palo Alto. 
 
Houses along Haight Street include both one- and two-story residences. While the majority of residences 
in the neighborhood are one-story in height, a few two-story residences exist as a result of new 
development and older residences with second-story additions. The residences mainly reflect a ranch or 
traditional architectural style, although some are developed in contemporary and craftsman styles. The 
neighborhood features predominantly single-family residences that are also in the R-1-U zoning district. 

 
Analysis 
Project description 
The subject property is currently occupied by a single-story residence with an attached one-car garage 
that is nonconforming with respect to the left side setback and the left and right daylight planes. The 
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applicant is proposing to construct additions at the rear of the existing residence and perform interior 
modifications throughout the residence. As a result of these changes, the residence would increase from a 
two-bedroom, one-bathroom house to a four-bedroom, three-bathroom house. 
 
Of particular note with regard to Zoning Ordinance requirements: 
• The addition is 1,372 square feet in size, which would constitute an increase of more than double the 

existing floor area of 1,292 square feet. 
• Based on the scale of work, the proposed new work value would be 162 percent of the replacement 

value of the existing structure in a 12-month period. 
• An existing, detached 88-square-foot shed, located in the rear of the property, would be removed. 
• The existing building footprint, which would be retained, effectively limits the potential to bring the 

parking into full compliance. The parking for the property would remain legally nonconforming, with one 
nonconforming covered parking space in the attached garage, which may be permitted on 
remodel/expansion projects like the proposed project. 

• The existing driveway would continue to provide an unofficial parking space within the front setback, 
which would not meet the off-street parking requirement but would provide some flexibility for 
additional parking needs. 
 

With the exception of the aforementioned encroachment into the left side setback, the intrusions into both 
daylight planes, and the nonconforming parking, the proposed project conforms to the development 
standards of the R-1-U zoning district. Furthermore, the addition would adhere to the required setback and 
daylight plane requirements. A data table summarizing parcel and project attributes is included as 
Attachment C. The project plans and the applicant’s project description letter are included as Attachments 
D and E, respectively. 
 

Design and materials 
The applicant states that the residence would continue to be a ranch style home. The front façade 
primarily contains large shingle siding above a lower section of horizontal siding, with a small section 
featuring brick veneer and stucco finish. The proposed front façade would continue to have a stucco finish 
and brick veneer, but the shingle and horizontal siding would be replaced with stucco to simplify the front 
façade. The exterior along the rear and sides of the residence would continue to have a consistent stucco 
finish. The roofing material would be comprised of composition shingles. Existing windows proposed to 
remain consist of vinyl with wood casing, and the proposed windows would match the existing.  
 
The size and scale of the proposed project would maintain compatibility with existing residential 
development throughout the neighborhood. Square footage would be added to the rear of the residence, 
with no massing changes near the front half of the property. The front entry would feature a simplified, 
predominantly stucco façade, to offer a less complex design facing Haight Street. Apart from the brick 
veneer at the front, stucco would consistently remain the predominant feature around the perimeter of the 
residence. 
 
Staff believes that the scale, materials, and style of the proposed residence are consistent with the 
broader neighborhood, given the similar architectural styles and sizes of structures in the area. Staff also 
believes that the style of the proposed residential addition would be generally attractive, well-proportioned, 
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and compatible with the existing elements of the main residence that are proposed to remain. By virtue of 
the residence’s one-story nature, privacy impacts would be minimal.  
 
Flood zone 
The subject property is located within the “AE” zone established by the Federal Emergency Management 
Agency (FEMA). Within this zone, flood-proofing techniques are required for new construction and 
substantial improvements of existing structures. Stated in general terms, the finished floor must be at least 
one foot above the base flood elevation (BFE). The Public Works Department has reviewed and 
tentatively approved the proposal for compliance with FEMA regulations. The elevations and sections 
(Plan Sheets A3.1 through A3.4 and A4.1 in Attachment D) show the BFE (25.6 feet) in relation to the 
existing average natural grade (approximately 25.6 feet) and the finished floor elevation (27.1 feet). 
 

Trees and landscaping 
Three trees are currently located on the subject property. Two six-inch, non-heritage trees (a wild cherry 
and a Chinese bayberry) would conflict with the proposed addition and are proposed for removal. The third 
tree, a six-inch, non-heritage glossy privet tree, located at the rear left corner of the property, would 
remain. Two small street trees, located in front of the subject property, would also remain. There was a 
heritage-sized ash tree located in the central, rear half of the property that fell earlier in 2019. The 
applicant has worked with the City Arborist to complete a retroactive heritage tree removal permit to 
account for its prior removal. As part of that application, an accolade elm tree has been proposed and 
tentatively approved by the City Arborist as the required replacement tree, to be planted in the general 
location of the fallen ash tree. 
 

Correspondence  
Staff has not received any correspondence for the project. The applicant states in their project description 
letter that the applicant team has informed the neighboring properties of the proposed project and received 
no feedback. 
 

Conclusion 
Staff believes that the design, scale, and materials of the proposed residence are compatible with the 
surrounding neighborhood, and that the proposed addition would result in a consistent aesthetic approach. 
The ranch architectural style of the proposed residential additions would be generally attractive, well-
proportioned, and compatible with the existing elements of the main residence. The front façade would 
feature a simpler and less visually complex appearance along Haight Street. No heritage tree impacts are 
anticipated, and the applicant has provided an adequate replacement tree for the ash tree that previously 
fell in the rear of the property. Staff recommends that the Planning Commission approve the proposed 
project. 

 
Impact on City Resources 
The project sponsor is required to pay Planning, Building and Public Works permit fees, based on the 
City’s Master Fee Schedule, to fully cover the cost of staff time spent on the review of the project. 
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Environmental Review 
The project is categorically exempt under Class 1 (Section 15301, “Existing Facilities”) of the current 
California Environmental Quality Act (CEQA) Guidelines.  

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

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

 
Attachments 
A. Recommended Actions 
B. Location Map 
C. Data Table 
D. Project Plans 
E. 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: 
Matt Pruter, Associate Planner 
 
Report reviewed by: 
Corinna Sandmeier, Senior Planner 
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LOCATION: 203 Haight 
Street 

PROJECT NUMBER: 
PLN2019-00026 

APPLICANT: Amaranta 
Hernandez 

OWNER: Danning Jiang 

PROPOSAL: Request for a use permit to partially demolish, construct a first-floor addition, and perform 
interior modifications to an existing single-story, single-family residence in the R-1-U (Single Family 
Urban Residential) zoning district. The existing residence is nonconforming with respect to the required 
left side setback and the daylight plane along both sides, and the proposed new work value would 
exceed 75 percent of the existing value. 

DECISION ENTITY: Planning 
Commission 

DATE: November 18, 2019 ACTION: TBD 

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

ACTION: 

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

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

3. 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
T Square Consulting Group, Inc., consisting of 17 plan sheets, dated received October 31,
2019, and approved by the Planning Commission on November 18, 2019, except as
modified by the conditions contained herein, subject to review and approval of the Planning
Division.

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

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

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

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

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

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

ATTACHMENT A

A1



City of Menlo Park

203 Haight Street
Location Map

Date: 11/18/2019 Drawn By:4,000 MAP Checked By: CDS1: Sheet: 1Scale:

ATTACHMENT B

B1



203 Haight Street – Attachment C: Data Table 

PROPOSED 
PROJECT 

EXISTING 
PROJECT 

ZONING 
ORDINANCE 

Lot area 7,553.0 sf 7,553.0 sf 7,000 sf min. 
Lot width 50.0 ft. 50.0  ft. 65 ft. min. 
Lot depth 151.3 ft. 151.3  ft. 100 ft. min. 
Setbacks 

Front 25.1 ft. 25.1 ft. 20 ft. min. 
Rear 49.9 ft. 79.0 ft. 20 ft. min. 
Side (left) 4.6 ft. 4.6 ft. 5 ft. min. 
Side (right) 5.2 ft. 5.2 ft. 5 ft. min. 

Building coverage 2,747.0 
36.4 

sf 
% 

1,462.0 
19.4 

sf 
% 

2,961.5 
39.2 

sf max. 
% max. 

FAL (Floor Area Limit) 2,577.0 sf 1,292.0 sf 2,938.2 sf max. 
Square footage by floor 2,367.0 

210.0 
163.0 

7.0 

sf/1st 
sf/garage 
sf/porches 
sf/fireplaces 

914.0 
290.0 
163.0 

7.0 
88.0 

sf/1st 
sf/garage 
sf/porches 
sf/fireplaces 
sf/shed 

Square footage of 
buildings 

2,747.0 sf 1,462.0 sf 

Building height 16.8 ft. 14.8 ft. 28 ft. max. 
Parking 1 covered 1 covered 1 covered/1 uncovered 

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

Trees Heritage trees* 0 Non-Heritage trees** 5 New Trees* 1 
Heritage trees proposed 
for removal 

0 Non-Heritage trees 
proposed for removal 

2 Total Number of 
Trees 

4 

* A heritage-sized ash tree had fallen earlier in 2019, and is being replaced by a heritage accolade
elm tree, in coordination with the City Arborist.
**Of the five non-heritage trees, three are located within the subject property and two are street
trees in front of the property.
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T  SQUARE CONSULTING GROUP, INC. 

October 31, 2019 

Planning Department 
City of Menlo Park 
701 Laurel St, 
Menlo Park, Ca 94025 

Project: Single Family Addition 
Project Address: 203 Haight St 
Subject: Use Permit Review, Project Description 

Case Number: PLN2019-00026 
Attention: Matthew Pruter 

Scope of Work: 
An existing 915 S.F. one-story house with a 298 S.F. attached one-car garage will undergo an 
addition of 1,371 S.F. at the back of the building. 
Remodel areas include the existing 298 S.F. attached one-car garage will be reduced to 218 S.F., 
converting an 80 S.F. section of existing garage to a new laundry room. Existing 176 S.F. kitchen 
will be converted to a new dining room. Remodel existing bathroom #1, like-for-like conditions. 
Scope of work also includes new roof over existing structure where addition occurs. 
Existing house has a total of 2 bedroom and 1 bathroom, living room, kitchen and attached 
garage. Proposed house will have a total of 4 bedrooms, 3 bathrooms, living room, kitchen, dining 
room, and a secondary living room at the rear. Replace existing deck at rear with new wood deck, 
exiting front covered-patio to remain. No change to existing windows except for a new window at 
new laundry room at existing garage wall. 

Purpose of the proposal: 
The valuation of the project exceeds the 75% valuation threshold; the proposed project valuation 
is 167% value from the existing value. 

Architecture style: 
The existing house is a ranch style house with low composition roof and a front porch. The front 
facade finish consist primarily of large shake-shingle siding, a small section of the front facade 
has a brick wainscot and stucco finish. Rear and side facades have a stucco finish. The house is 
painted in a cool grey, white trim and garage doors, accented by the red brick wainscot and teal 
front door. Wood frame construction method. 

Basis for site layout: 
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T  SQUARE CONSULTING GROUP, INC. 
 
 

The addition will comply with zoning ordinance by having a 5’-0” setback at each side of the 
building way from side property lines. No alterations will be take place at the front of the building. 
 
The addition will be at the rear of the building, allowing the existing kitchen to be converted to a 
new dining room that lead to the new kitchen and 2nd living room are situated on the right side of 
the property. A new bedroom, common bathroom, and master bedroom are situated on the left 
side of the property similarly to the existing bedrooms. The furthest point of the addition is 44’ 
away from the rear property line. Trees at the rear of the property will not be disturbed; two fruit 
trees will be removed where the new master bedroom will be situated. Existing shed will be 
removed to comply with Building Coverage calculation and because it encroaches on the 6”-0’ 
utility easement at the rear of the property. 
 
Existing and proposed uses: 
The existing use of the house is a single family house; the proposed use will remain the same. 
 
Outreach to neighboring properties: 
The owner has informed the neighbors in person of the proposed addition and welcomed any 
feedback; no concerns have being voiced by the immediate neighbors as of October 31, 2019.   
 
Please don’t hesitate to call the office if you have any questions. 
Respectfully, 
_______________________________ 
Sy-Cheng Tsai, AIA, Architect 
T Square Consulting Group, Inc. 
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 City of Menlo Park 701 Laurel St., Menlo Park, CA 94025  tel 650-330-6600  www.menlopark.org 

 
 
STAFF REPORT 

Planning Commission    
Meeting Date:   11/18/2019 
Staff Report Number:  19-083-PC 
 
Public Hearing:  Use Permit/Magda Bach/201 Ravenswood Avenue 

 
Recommendation 
Staff recommends that the Planning Commission approve a use permit to operate a child daycare center 
within an existing church in the R-1-S (Single-Family Residential, Suburban) zoning district. At maximum 
capacity, the daycare center would have 60 children, ages two to six years old, and six staff members. 
The daycare center would operate between the hours of 7:00 a.m. and 6:30 p.m., Monday through Friday, 
and be independent of the church, which would continue operations outside the proposed daycare hours. 
The recommended actions are included as Attachment A. 

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

 
Background 
Site Location 
The subject site is located at 201 Ravenswood Avenue near the intersection with Middlefield Road. For 
purposes of this site location description, Ravenswood Avenue is considered to run in the north-south 
direction. The properties on the west side of this portion of Ravenswood Avenue are located within the 
Town of Atherton. Properties on the east side are located within Menlo Park city limits. The subject 
property is zoned R-1-S (Single-Family Residential, Suburban). The neighboring parcel to the north, on 
the east side of Ravenswood Avenue, is zoned P (parking), and to the east and south are properties 
belonging to SRI International, zoned C1(X) (Administrative and Professional District, Restrictive, 
Conditional Development Permit). The eastern portion of the subject parcel borders West 1st Street, a 
private street, which connects SRI’s parking lot, to the north of the subject property, to Ravenswood 
Avenue. A location map is included as Attachment B. 
 

Analysis 
Project Description 
The applicant is requesting a use permit to operate a private daycare center, Alpha Kids Academy, within 
a portion of the existing Sunday school building located at 201 Ravenswood Avenue. The site is currently 
developed with a one-story church and one-story Sunday school building, both belonging to the First 
Church of Christ, Scientist. The applicant has indicated they intend to utilize 2,346 square feet of the 
existing Sunday school building and the nine parking spaces in front of the church building. No changes to 
the existing church building are proposed and the existing Sunday school use would continue. At full 
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capacity the daycare center would have six employees and 60 students, although the applicant has 
indicated they anticipate having 45 students enrolled daily. The daycare center would operate between the 
hours of 7:00 a.m. and 6:30 p.m., Monday through Friday. The proposed operations of the daycare center 
align with those of a private pre-school. Special uses, such as private schools, require use permit approval 
in the R-1-S zoning district.  
 
Physical improvements to the project site would be limited as part of the proposed project. No 
improvements that would require a building permit are proposed and recommended condition of approval 
4e would require the applicant to submit revised plans with all unused notes removed for clarity. Although 
the plans currently indicate only portable fencing, the applicant indicates improvements to the site would 
consist of new four-foot-tall fencing around the proposed outdoor play area, and any landscape 
improvements required to comply with state licensing requirements.  A portable fence would be installed 
around the paved area beneath the covered entry to the Sunday school building, connecting the 
classrooms on the interior to the uncovered exterior area at the rear. The uncovered area at the rear 
would be improved to meet state requirements by installing turf or another safe play surface.  Per 
condition 4d, the applicant would be required to provide specific information on the type, style, material 
and height of both the permanent and portable fencing to the Planning Division for review and approval 
prior to issuance of a business license. The fencing and ground cover would also require review and 
approval as part of the state licensing process.  
 
Staff recently became aware of a possible discrepancy between the property boundary shown in the plans 
and the actual property lines. Due to the fact that the project is not proposing additional square footage, a 
boundary survey was not required. The applicant would be required to provide updated plans clarifying the 
discrepancy and noting the dimensions of the property lines through project specific condition of approval 
4e. Further, per condition 4f, should the plans reveal the proposed outdoor play area is outside of the 
property boundary, the applicant would be required to secure and submit authorization from the 
neighboring property owner to improve and use the play area identified on the plans or revise the 
proposed location of the outdoor play area and provide updated plans, subject to the review and approval 
of the Planning Division. The project plans are included as Attachment C and the project description letter 
is included as Attachment D.   
 
Special Uses 
Private schools are regulated through the Zoning Ordinance as “Special Uses.” Section 16.78.020 of the 
Zoning Ordinance lists three factors, not necessarily findings, to be considered in determining whether the 
characteristics of the special use are compatible with the uses permitted in the surrounding area:   
 

1. Damage or nuisance from noise, smoke, odor, dust or vibration;  
2. Hazard from explosion, contamination, or fire;  
3. Hazard occasioned by unusual volume or character of traffic, or the congregation of a large 

number of people or vehicles. 
 
Staff believes the proposed daycare center use would not create any such hazard or nuisance. Though 
there would be a slight increase in noise associated with children playing outside, the site is surrounded 
primarily by surface parking lots. In addition, schools are a common feature of residential neighborhoods 
in Menlo Park and elsewhere, and as such, the sound of children playing would not be unusual. As 
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discussed below, the applicant’s proposed TDM (Transportation Demand Management) plan would limit 
the permitted number of peak hour trips as well as identify the parking demand for the use. Staff believes 
the proposed use would serve an important need in the community, and the proposed location would be 
compatible with the existing use. 
 
Parking and Circulation 
The nine existing parking spaces on site were designed to be accessed by way of West 1st Street, a 
private road extending around the subject site connecting the parking lot belonging to SRI to the north of 
the subject site, to Ravenswood Avenue. A portion of West 1st Street belongs to the church and the portion 
to the rear of the church belongs to SRI. The church was granted access to use spaces in this neighboring 
lot during church services. Outside service hours, the gates connecting Ravenswood Avenue to the 
parking lot and the parking lot to West 1st Street are typically locked. During these times the spaces in 
front of the church are accessed from Ravenswood Avenue. The applicant is not planning to restripe the 
site as part of this project. Rather, the applicant has received authorization from SRI to utilize SRI’s portion 
of West 1st Street for staff parking and circulation through the parking lot. Daycare staff would unlock the 
gate to West 1st Street during proposed drop-off and pick-up times, and lock them at the end of the 
designated times. The existing nine spaces would be used for drop-off and pick-up, as outlined in the 
applicant’s TDM plan. The TDM plan also notes the location of the five parallel parking spaces for staff to 
use in the West 1st Street area. This plan was approved by SRI and the Transportation Division, and is 
included as Attachment F. Per ongoing project specific condition of approval 5e, the applicant would be 
required to follow this TDM plan. This condition further specifies that should ownership of the parking lot, 
change hands, or SRI formally rescinds approval of the use of their property, the applicant would be 
required to secure authorization from the new owner or submit a revised TDM plan outlining a new parking 
and circulation plan, subject to review and approval by the Transportation and Planning Divisions.  
 
The off-street parking requirement for this special use is established by the use permit. The Transportation 
Division has indicated that for a pre-school with six employees, the five parking spaces proposed for use 
on SRI’s property, plus the additional nine spaces provided for drop-off and pick-up, would be sufficient for 
the proposed use. Because there would be no overlap in the times the church and daycare operate, 
additional spaces would not be needed.  
 
As part of the review of this project the Transportation Division requested a trip generation study, included 
in the TDM plan. This was due to the fact that the daycare use types often generate a high number of 
peak hour trips. The threshold for providing a Transportation Impact Analysis (TIA) is a 10,000-square foot 
office building, which would generate approximately 16 peak hour trips. The applicant’s proposal includes 
a TDM plan illustrating they would not exceed the trip threshold of 16 peak hour trips and therefore would 
not require the TIA. The recommended actions include ongoing project specific conditions of approval 
from the Transportation Division to monitor the operations of the daycare and ensure the trip threshold is 
not exceeded (Conditions 5a through 5m). These conditions explain the process by which the daycare will 
be audited and the steps to rectify a violation of their TDM plan, or complaints by neighbors. The existing 
church would continue to operate as authorized outside of the daycare hours, and would not follow the 
TDM plan. 
 
The applicant would also be required to pay a Traffic Impact Fee (TIF), per condition 5b, to mitigate any 
impacts to the transportation infrastructure within the City. This fee is based on the proposed area of the 
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use. Per project specific condition of approval 5c, should the applicant expand the area of their operations 
to accommodate the full 60-student roster studied in the TDM plan, they would be responsible for notifying 
the City of the increase, and payment of an increased TIF reflecting the new area.   
 
Correspondence 
 
The applicant has indicated that they held a neighborhood outreach meeting regarding the proposed 
project and indicated the response was positive. As part of the review of the TDM plan, the applicant 
received authorization from SRI to use a portion of their parking lot during designated drop-off and pick-up 
hours. Staff received a letter of concern from the owner of a neighboring office building on Middlefield 
Road, over the prospect of increased traffic on Middlefield Road; however, the authorization by SRI and 
the associated TDM plan appear to address their concern. All correspondence received by staff is 
included as Attachment E. As stated earlier, staff believes that traffic impacts would be limited. 
 
Conclusion 
 
Staff believes that the proposed business would complement the existing uses in the area and would not 
be detrimental to the existing use at this location or those in the neighborhood. The use would operate 
Monday through Friday during standard business hours, when the majority of the residents of adjacent 
homes would be at work. Further, staff believes the proposed use would serve an important need in the 
community. The applicant has provided a TDM plan illustrating their plan to limit the peak hour trips, and 
the proximity to residential units may provide the opportunity for some clients of the business to walk their 
children to school. Staff recommends that the Planning Commission approve the proposed project. 

 
Impact on City Resources 
The project sponsor is required to pay planning, building and public works permit fees, based on the City’s 
Master Fee Schedule, to fully cover the cost of staff time spent on the review of the project.  

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

 
Public Notice 
Public Notification was achieved by posting the agenda, with the agenda items being listed, at least 72 
hours prior to the meeting. Public notification also consisted of publishing a notice in the local newspaper 
and notification by mail of owners and occupants within a 300-ft radius of the subject property.  
 
Appeal Period 
The Planning Commission action will be effective after 15 days unless the action is appealed to the City 
Council, in which case the outcome of the application shall be determined by the City Council. 
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Attachments 
A. Recommended Actions 
B. Location Map 
C. Project Plans 
D. Project Description Letter 
E. Correspondence 
F. Transportation Demand Management (TDM) Plan 

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

 
Exhibits to Be Provided at Meeting 
None 
 
Report prepared by: 
Ori Paz, Associate Planner 
 
Report reviewed by: 
Corinna Sandmeier, Senior Planner 
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201 Ravenswood Avenue – Attachment A: Recommended Actions 

PAGE: 1 of 4 

LOCATION: 201 
Ravenswood Avenue 

PROJECT NUMBER: 
PLN2018-00113 

APPLICANT: Magda 
Bach 

OWNER: First Church 
of Christ Scientist  

REQUEST: Request for a use permit to operate a child daycare center within an existing church in the 
R-1-S (Single Family Suburban Residential) zoning district. At maximum capacity, the daycare center
would have 60 children, ages two to six years old, and six staff members. The daycare center would
operate between the hours of 7:00 a.m. and 6:30 p.m., Monday through Friday, and be independent of
the church, which would continue operations outside the proposed daycare hours.

DECISION ENTITY: Planning 
Commission 

DATE: November 18, 2019 ACTION: TBD 

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

ACTION: 

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

2. Make findings, as per Section 16.82.030 of the Zoning Ordinance pertaining to the granting of use
permits, that the proposed use would 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
Xie Associates, Inc. consisting of six plan sheets, dated received November 13, 2019, and
the project description letter received November 13, 2019, and approved by the Planning
Commission on November 18, 2019, except as modified by the conditions contained herein,
subject to review and approval of the Planning Division.

b) The applicant shall comply with all Sanitary District, Menlo Park Fire Protection District, and
utility companies’ regulations that are directly applicable to the project.

c) The applicant shall comply with all requirements of the Building Division, Engineering
Division, and Transportation Division that are directly applicable to the project.

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

4. Approve the use permit subject to the follow project specific conditions

a) Prior to operating at the subject property, the applicant shall obtain a business license from
the City of Menlo Park and demonstrate they have secured the appropriate state and
county licensing.

b) Prior to business license issuance, the applicant shall pay the Transportation Impact Fee
(TIF) in compliance with Chapter 13.26 of the Municipal Code. The current estimated TIF is
$11,753.46 based on the proposed 2,346-square foot childcare area at a fee rate of $5.01
per square foot. Please note the City is currently updating its TIF fee schedule, tentatively
scheduled to be adopted by early 2020. If payment is made after adoption of the new fee
schedule, the fee shall be calculated per the new fee schedule.

c) The applicant shall notify the Planning Division within 30 days if the square footage used for
child daycare is expanded beyond 2,346 square feet, for the calculation of additional TIF
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LOCATION: 201 
Ravenswood Avenue 

PROJECT NUMBER:  
PLN2018-00113 

APPLICANT: Magda 
Bach 

OWNER: First Church 
of Christ Scientist  

REQUEST: Request for a use permit to operate a child daycare center within an existing church in the 
R-1-S (Single Family Suburban Residential) zoning district. At maximum capacity, the daycare center 
would have 60 children, ages two to six years old, and six staff members. The daycare center would 
operate between the hours of 7:00 a.m. and 6:30 p.m., Monday through Friday, and be independent of 
the church, which would continue operations outside the proposed daycare hours. 

DECISION ENTITY: Planning 
Commission 

DATE: November 18, 2019 ACTION: TBD 

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

ACTION: 

per the fee schedule current at that time. After being notified of the additional TIF, the 
applicant shall then have 30 days to pay.  

d) Prior to business license issuance, the applicant shall submit specific information on the 
type, style, material, and height of both the permanent and temporary fencing, subject to 
review and approval of the Planning Division. 

e) Prior to business license issuance the applicant shall submit revised plans clarifying the 
extent of their property boundary, noting the dimensions of the property boundaries, 
identifying the locations, heights and materials of both the proposed permanent and 
temporary fencing, and removing unused labels and legend items, subject to review and 
approval of the Planning Division.  

f) If the proposed outdoor play area is not on the subject property, the applicant shall be 
required to provide approval from the neighboring property owner to landscape and use the 
outdoor play area in the proposed location, as necessary, or revise the proposed location 
subject to review and approval by the Planning Division.  

5. Approve the use permit revision subject to the following ongoing, project-specific conditions: 

a) All regular student instruction and school activities shall operate within the maximum 
enrollment of 60 students and six staff members. The applicant must obtain a Special Event 
permit for any major events outside of these regular activities. Any increase in student 
enrollment, staff numbers, and/or changes to the hours of operation shall require approval 
of a use permit revision by the Planning Commission. 

b) The applicant shall submit a copy of the student enrollment roster to the Planning Division 
for the purposes of verifying the student enrollment. The roster shall be submitted annually, 
with the first roster submitted three months after the issuance of the business license. The 
Planning Division shall return the roster to the school after completion of review. The City 
shall not make copies of the roster or disseminate any information from the roster to the 
public to the extent allowed by law. 

c) Subleasing of the site, or allowing use of the site for non-school or church related activities, 
shall require approval of a use permit revision by the Planning Commission. 

d) The school shall generate no more than 16 vehicle trips during the morning peak hour (8:00 
a.m. – 9:00 a.m.) and no more than 16 vehicle trips during the evening peak hour (4:45 
p.m. – 5:45 p.m.). Vehicle trips include, but are not limited to: student drop-off/pick-up trips, 
staff trips, service and goods delivery trips, etc. 

e) The applicant shall follow the Transportation Demand Management (TDM) program 
prepared by DKS Associates, dated May 30, 2019 and approved by a representative of SRI 
International, the property owner of the adjacent parking lot, identifying parking for the child 
daycare use, feasible TDM measures to reduce peak hour and daily new vehicle trips. If the 
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LOCATION: 201 
Ravenswood Avenue 

PROJECT NUMBER:  
PLN2018-00113 

APPLICANT: Magda 
Bach 

OWNER: First Church 
of Christ Scientist  

REQUEST: Request for a use permit to operate a child daycare center within an existing church in the 
R-1-S (Single Family Suburban Residential) zoning district. At maximum capacity, the daycare center 
would have 60 children, ages two to six years old, and six staff members. The daycare center would 
operate between the hours of 7:00 a.m. and 6:30 p.m., Monday through Friday, and be independent of 
the church, which would continue operations outside the proposed daycare hours. 

DECISION ENTITY: Planning 
Commission 

DATE: November 18, 2019 ACTION: TBD 

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

ACTION: 

ownership of the parking lot changes or SRI International rescinds their approval of it’s use, 
the applicant shall be required to secure authorization from the new owner or submit a 
revised TDM plan outlining a new parking and circulation plan, subject to review and 
approval by the Transportation and Planning Divisions. To the greatest extent possible, the 
applicant shall promote and encourage families to carpool to school. If necessary, the 
applicant shall implement a carpool or bus/shuttle program and monitor its progress. If a 
bus/shuttle program is to be developed, the applicant shall provide proposed bus stop 
locations and schedule for approval by the Transportation and Planning Divisions. The 
Transportation and Planning Divisions may request additional supplemental information 
regarding the bus/shuttle program for a comprehensive view.  

f) The applicant shall retain a transportation/traffic consultant, to be approved by the City, to 
monitor the peak hour trip caps by surveying all site driveways over three (3) “typical” 
weekdays (Tuesday, Wednesday, or Thursday) in October-November of each year. 
“Typical” weekdays shall exclude days immediately before or after holidays or long 
weekends, days of holiday periods, and days of inclement weather conditions. The trip 
count shall be the average of the three weekday counts and shall include vehicle, bicycle, 
and walk trips. If requested, the applicant shall provide evidence of student residency to 
support the surveyed travel mode splits.  

The survey results shall be submitted to the Transportation Division in a report for review. 
The City will work with the consultant to finalize the scope and reserves the right to modify it 
yearly, if necessary. Note, the City may conduct its own additional monitoring, at the 
applicant’s expense, if desired. 

g) If the monitoring shows that one of the peak hour trip caps is exceeded, the applicant will 
have 60 days to prepare a revised TDM program that incorporates additional TDM 
measures, and an additional 60 days to implement the revised TDM program in order to 
bring the site into compliance with the trip cap. A subsequent monitoring will be conducted 
after 60 days. If the subsequent monitoring indicates that the site still exceeds the trip cap, 
then the applicant shall be required to reduce student enrollment accordingly to bring the 
site into compliance with the trip cap. Non-compliance may also result in review of the use 
permit by the Planning Commission. Any proposed changes to the trip cap and/or 
enrollment cap will require a revision to the use permit. 

h) During normal operation of the school, school-related vehicles are not permitted to park on 
any public street. During school events, the applicant shall minimize any parking overflow 
into the surrounding neighborhood. 

i) All student drop-off/pick-up shall occur within the school site’s parking lot, or designated 
loading and unloading zones as specified on plans approved by the City’s Transportation 
Division. 

A3



201 Ravenswood Avenue – Attachment A: Recommended Actions 

PAGE: 4 of 4 

LOCATION: 201 
Ravenswood Avenue 

PROJECT NUMBER:  
PLN2018-00113 

APPLICANT: Magda 
Bach 

OWNER: First Church 
of Christ Scientist  

REQUEST: Request for a use permit to operate a child daycare center within an existing church in the 
R-1-S (Single Family Suburban Residential) zoning district. At maximum capacity, the daycare center 
would have 60 children, ages two to six years old, and six staff members. The daycare center would 
operate between the hours of 7:00 a.m. and 6:30 p.m., Monday through Friday, and be independent of 
the church, which would continue operations outside the proposed daycare hours. 

DECISION ENTITY: Planning 
Commission 

DATE: November 18, 2019 ACTION: TBD 

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

ACTION: 

j) The applicant shall manage the drop-off/pick-up and parking demand so that school-related 
vehicles will not overflow into the surrounding neighborhood. The applicant shall 
communicate in writing to all parents of enrolled students the designated areas for drop-
off/pick-up and parking. Consultant and City staff observations and resident complaints will 
be used to determine if there is neighborhood impact. If an overflow of school-related 
vehicles is found to occur in the neighborhood, including drop-off/pick-up or parking 
vehicles, then the applicant will have 30 days to implement measures to reduce the school 
demand and prevent overflow into the neighborhood. If overflow demand continues to occur 
in the neighborhood after the 30 days, the applicant will need to reduce student enrollment 
in order to reduce the demand. Non-compliance may also result in review of the use permit 
by the Planning Commission. 

k) No outdoor sound amplification shall be permitted. 

l) If after five (5) consecutive years of monitoring, no violations of the trip cap and vehicle 
demand overflow into the neighborhood have occurred, monitoring can be discontinued. 
Monitoring may be resumed at any time if the City receives complaints of the school 
regarding the trip cap and vehicle demand overflow. After a complaint has been received, 
the City will evaluate whether a potential violation has occurred, and the Community 
Development Director shall have the discretion to resume the monitoring. If monitoring is 
deemed warranted, the City will notify the applicant of the determination at least one week 
before initiating the monitoring program, at the applicant’s expense. 

m) The Community Development Director shall review any complaints received by the City 
regarding operation of the school. The Community Development Director and her/his 
designee shall work with the applicant and the neighbors to try to resolve such complaints, 
when possible. The Community Development Director shall have the discretion to bring 
complaints to the Planning Commission for review. 
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Revised Project Description Letter #6 
201 Ravenswood Avenue, Menlo Park, CA 94025 Alpha Kids Academy LLC Use permit 
PLN2018-0113 

Alpha Kids Academy LLC is a preschool center that will be operating a preschool program at 
First Church of Christ, Scientists Menlo Park, 201 Ravenswood Avenue, Menlo Park, CA 94025 
Sunday School Building. 
Operating hours are Monday - Friday from 7:00am to 6:30pm. Number of students will not 
exceed 60 students ages 2-6 years old with anticipated enrollment of about 45 children daily 
and six staff members. The Preschool will be operating at the Sunday school building and more 
space in the Sunday school building is available if the program needs to expand to the 60 kids 
enrollment and no interior work is needed. 
Church and Sunday school operating hours are Sunday morning 10am to 11am and 
Wednesday evening at 7:30pm-8:30pm. The preschool operation hours are Monday-Friday 
7:00am-6:30pm and does not alter any regular church functions and all the church services are 
held at other times so there is no correlation between preschool and church operating hours 
and use. The preschool and the Sunday school will be sharing the space but at different times. 
The preschool has different operating hours, all of the furniture will stay the same and the 
Sunday school will be using the same space for the young children that attend the Sunday 
school. 
Alpha Kids does not have a license number yet, however will apply for a license from 
Community Care Licensing once the project is approved. Below is the address for the 
Community Care Licensing Regional office in San Bruno, California that oversees the 
application process. 
SAN BRUNO REGIONAL OFFICE 
851 Traeger Avenue, Suite 360, MS 29-24 San Bruno, CA 94066 

We will be using banners of the allowed size following the Menlo Park signage ordinance. If a 
sign permit is required, we will be obtaining that permit. 

Public outreach letter has been mailed and a public meeting was held at the church on January 
29th, 2019 at 5:30pm to give an opportunity for the neighbors to address and discuss any 
concerns. The outcome was positive with no concerns brought up at the meeting. A 
representative from SRI which is the neighboring property owner had reviewed the approved 
and proposed TDM plan, which accounts for the potential traffic issues at this location. 

We will not be having a commercial grade play structure, we will be using play houses, bikes, 
gardening and plastic play equipment and slides that do not need any special installations or 
permits. The designated outside area is shown on the architectural plans. There will be portable 
fencing around the designated outside area to keep children safe while outside by the patio 
cover and a permanent metal fence around the back area. The portable fence will be taken out 
every Monday morning and put away every Friday evening by our 
staff members, it will be stored in our storage room inside the Sunday school building. 
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From: Michael Wright
To: Paz, Ori; Pete Schwartz
Cc: magdabach@aol.com; Suzanne Erne; Robin Allen; Josh Pilachowski
Subject: Re: Most Recent TDM proposal
Date: Wednesday, May 8, 2019 11:08:12 AM
Attachments: 201 Ravenswood TDM Memo - V3[2].docx

Ori,

With the changes that Pete mentioned below SRI finds the TDM
acceptable. 

Michael L. Wright
Sr. Director Real Estate and Development
SRI International
333 Ravenswood
Menlo Park Ca, 94025
650-859-4727
650-859-2222 (Main)
www.sri.com

From: Pete Schwartz <peter.s16@icloud.com>
Date: Tuesday, May 7, 2019 at 1:12 AM
To: Michael Wright <michael.wright@sri.com>
Cc: "OriPaz@menlopark.org" <OriPaz@menlopark.org>, "magdabach@aol.com"
<magdabach@aol.com>, Suzanne Erne <suzanne.erne@sri.com>, Robin Allen
<nanierobin@yahoo.com>, Josh Pilachowski <Josh@dksassociates.com>
Subject: Most Recent TDM proposal

Michael,

We are in complete agreement with you that the TDM should list Alpha Kids Academy as responsible
for unlocking and locking the gates at specified times. I couldn't understand why Magda, Ori, and
Josh felt that the TDM covered this information and no additional updates were necessary.  Earlier
this evening, Robin contacted Magda and asked that the locking and unlocking of the parking lot
gates be addressed, as to when and by whom, in the TDM. Magda returned the copy of the TDM
below stating that is has already been done. I reviewed the TDM, and found two sentences inserted
under the "Parking and Circulation Plan” section, which were not in the TDM copy which I had
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Transportation Demand Management Plan

		DATE:

		

		April 9, 2019



		TO:

		

		Magda Bach| Alpha Kids Academy



		FROM:

		

		Josh Pilachowski | DKS Associates

Erin Vaca | DKS Associates

Mahdi Rouholamin | DKS Associates



		SUBJECT:

		

		201 Ravenswood Avenue – Transportation Demand Management Plan

		Project #18049-001







Introduction

This memorandum presents the Transportation Demand Management (TDM) plan for the proposed pre-school located at 201 Ravenswood Avenue in Menlo Park, CA. The goal of this TDM is to outline measures employed by the Alpha Kids Academy in order to comply with the City of Menlo Park’s Conditions of Approval and other applicable design guidelines. The TDM plan includes options to reduce the number of trips, provides a site parking and circulation plan for drop-off and pick-up, and a plan for monitoring the vehicle trips over the next five years to ensure compliance.

Tdm Measures

The following measures have been identified to reduce the overall number of vehicle trips, limit the number of peak hour vehicle trips, and ensure safe and efficient pick-up and drop-off operations. 

Overall Trip Reduction

Alpha Kids Academy makes arrangements to facilitate carpooling among families upon enrollment based on the families’ residency location, employment status, availability, and the route to the pre-school in order to reduce the total number of vehicle trips. Furthermore, depending on the proximity of the residency location to the pre-school, walking and biking for drop-off/pick-up will also be strongly encouraged. As presented below, the goal is to have at least 15 percent of families use these measures to reduce the overall number of vehicle trips. 	Comment by Mahdi Rouholamin: Can you specify how you will encourage? Tuition discounts, prize, other incentives?

Peak Hour Trip Reduction

Alpha Kids Academy has devised a transportation plan to limit the impact of generated peak hour trips on the morning/afternoon commute congestion around this area, which usually lasts longer than the traditional one morning/afternoon peak hours. Alpha Kids Academy will be offering two morning drop-off and two afternoon pick-up time options. Upon enrollment, parents will be selecting the time that works best for them.

Morning drop-off periods include:

Option 1: Morning drop-off window from 7:00 AM to 8:00 AM

Option 2: Morning drop-off window from 9:00 AM to 9:30 AM

Afternoon pick-up periods include:

Option 1: Afternoon pick-up window from 3:30 PM to 4:45 PM

Option 2: Afternoon pick-up window from 5:45 PM to 6:30 PM

Drop-off between the hours of 8:00 AM to 9:00 AM and pick-up between the hours of 4:45 PM to 5:45 PM will be limited to 16 families to accommodate special and/or medical needs. These families will be identified based on any special needs and accommodation upon enrollment. Staff members will arrive prior to 8:00 AM or after 9:00 AM and will be dismissed before 4:45 PM or after 5:45 PM. These procedures will ensure that no more than 16 peak hour trips will occur during the peak hours of 8:00 –9:00 AM and 4:45 – 5:45 PM, as specified in the Conditions of Approval.

The number of vehicle trips expected to occur during the peak hour shoulders (one hour before and after the peak hours) is approximately 20, based on a target of 15 percent trip reduction as described below:

The number of vehicle trips allowed during both morning and afternoon peak hours is limited to 16.

A maximum of 60 children will be enrolled; these are conservatively assumed to come from different households (i.e. assume no siblings).

Daycare center staff would generate six additional vehicle trips during the peak hour shoulders.

The peak shoulder trips would be evenly distributed between the hours preceding and following the peak hours.

A 15 percent reduction in trips by families would result in a total of 51 vehicle trips to pick-up and drop-off children. 

Assuming a maximum of 16 trips would happen during the peak hours, a total of 41 (51-16+6 staff) trips are expected immediately before and after the peak hours. This would mean approximately 20 trips before and after each peak hour.

Alpha Kids Academy will make every effort to balance out the number of drop-off/pick-up during peak and off-peak hour periods so that the effect on the traffic congestion in the area will be minimal.

Parking and Circulation Plan

Figure 1 and Figure 2 show the site parking layout and planned circulation plan (for drop-off and pick-up), respectively. As can be seen in Figure 1, five parallel parking spots, with the dimensions specified per the City of Menlo Park Parking Area Design Guidelines, are dedicated to the staff and an additional eight student pick-up and drop-off spots are designated closer to the southern boundary of the site. As shown in Figure 2, entry to the property for drop-off and pick-up will happen from Ravenswood Avenue through a right-in only, unlocked gate. For the drop-off period, Alpha Kids Academy Staff will unlock the two gates at the beginning of the first drop-off period at 7:00 AM and relock them after the third drop-off period at 9:30 AM. For the pick-up period, Alpha Kids Academy Staff will unlock the two gates at the beginning of the first pick-up period at 3:30 PM and relock it after the third pick-up period at 6:30 PM. Traffic circulates clockwise around the church for drop-off and pick-up and then exits from W 1st Street onto Ravenswood Avenue.

[image: Picture 1]

[bookmark: _Ref5623450]Figure 1. Site Parking Layout
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[bookmark: _Ref5623454]Figure 2. Planned Circulation for Drop-off and Pick-up


Bus/Shuttle Program (Optional)

Peak hour vehicle trips will be monitored (as outlined below) per the Conditions of Approval. Should monitoring show that additional TDM measures are required, a bus/shuttle program may be considered to allow for remote pick-up and drop-off. The remote bus/shuttle stop location will be selected to minimize the effect on existing traffic, subject to City approval.

monitoring

Alpha Kids Academy will retain a transportation/traffic consultant, approved by the City, to provide for five years of monitoring. Annual monitoring is to take place over three typical weekdays (Tuesday through Thursday) in October and November of each school year. As specified in the Conditions of Approval, should one of the three-day average peak hour counts exceed the threshold of 16, the school will have 60 days to prepare an enhanced TDM plan and an additional 60 days to implement the enhanced plan. A follow up three-day monitoring would take place 60 days after implementation of the additional TDM measures. 
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received on April 17 and had forwarded to you for review and approval. The two sentences state as
follows: "For the drop-off period, Alpha Kids Academy Staff will unlock the two gates at the
beginning of the first drop-off period at 7:00 AM and relock them after the third drop-off period at
9:30 AM. For the pick-up period, Alpha Kids Academy Staff will unlock the two gates at the beginning
of the first pick-up period at 3:30 PM and relock it after the third pick-up period at 6:30 PM. “

I am so sorry that we all have not been communicating about the same TDM!  Please review the
attached TDM below which hopefully includes the additional information that you requested. The
only difference between the TDM sent on April 17 and the one below appears to be just the
inclusion of the two additional sentences.  If the TDM is acceptable, please email Ori SRI’s approval.

Thanks so much for your patience and insistence that we all get this right,

Pete
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Paz, On

From: Steve Sund <ssund@mccandlessco.com>
Sent: Friday, November 16, 2018 10:57 AM
To: Paz, Cr1
Cc: Becky whiteside
Subject: RE: 201 Ravenswood Ave
Attachments: McCandless land and driveway easemnt north end.pdf

Thank you for the quick response On. Our land actually extends north of where you indicated and includes the access
easement to the Ringwood stoplight for SRI (see attached). The detailed map (second page) was prepared by SRI due to
a paving project last year on the access easement. It is indicated in red which is our property, and you can see the
Church parcel too.

When we designed and the City approved our Project in 1978, a 45,000 514th building was proposed on the corner parcel
as part of the EIR. However that corner remained SRI land. We had a right of refusal for a few years that expired. Over
the years however I proposed to SRI several times to sell us that corner parcel so we could build that building, but they
were never interested. When I was studying the corner property, it was encumbered by a Ground Lease for the church
to use that parcel for parking during non-business hours for Church parking. That was in addition to the Church owned
parcel as I don’t think they had any parking. That was what I was referring about a Ground Lease, which could have given
them access through the easement to the Ringwood stoplight.

However, that was 30 years ago when I read it and that Lease may have expired (I think it was a 51 year lease) so that
may not be an issue any longer. As long as the Daycare center/church cannot gain access in and out of the Ringwood
stoplight and their only ingress and egress is on Ravenswood, then my initial concerns are much less. Then it just comes
down to general traffic issue like anyone else in the neighborhood.

Call me to discuss if you like or send me a parcel map and reassurance that all access will be from Ravenswood. I will call
SRI as well to see how they view this proposal and if they intend to provide any parking and or access to the Church.

Sincerely, Steve

Steven E. Sund
President
McCandless Management Corporation
750 University Ave #270
Los Gatos, CA 95030
408-354-2960 (office)
408-806-6802 (cell)

From: Paz, On [mailto:OriPaz©menlopark.org]
Sent: Thursday, November 15, 2018 1:10 PM
To: Steve Sund
Cc: Becky whiteside
Subject: RE: 201 Ravenswood Ave

Dear Mr. Sund,

Thank you for the voicemail and email. I have responded to some of your questions, in-line below. I have also
requested clarification on some of the concerns that you have raised. I intend to forward your email to the
applicant for their review, please let me know if there is anything else that you would like me to include. The
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email will also be discussed in the staff report and included in the public record if the concerns are not
addressed to your satisfaction in advance of the meeting.

Please let me know if you have any additional questions.

Sincerely,
On

, On Paz
Assistant Planner
City Hall - 1st Floor
701 Laurel St.
tel 650-330-671 1
menlopark.org

MENLo PARK

From: Steve Sund [mailto:ssund@mccandlessco.comJ
Sent: Wednesday, November 14, 2018 4:30 PM
To: Paz, On <OriPaz@menlopark.org>
Cc: Becky whiteside <bwhiteside@mccandlessco.com>
Subject: 201 Ravenswood Ave

Mr. Paz: I left you a voice message yesterday afternoon. We are concerned about the proposed Day Care project at the
church. We built and own the 6.5 acres adjoining the property to the south with the three office buildings—525, 535 and
545 Middlefield Road. Further, we own the road/driveway off the Ringwood stop light and provided an ingress and
egress easement only for the benefit of SRI to access their land behind us.

Is SRI involved in this application and have they approved it as far as the church ground lease is concerned? To my
knowledge, there is not a representative from SRI associated with this project. I have not received any correspondence
from them at this time. They should have received the notice of the application, given their proximity to the project site.
Our parcel information indicates that the Church is the owner of the property at 201 Ravenswood Ave. Please clarify the
ground lease that you are referring to. If so, who is the person in charge at SRI working on this so perhaps I could meet
with them to discuss their view? Further, we own the road/driveway off the Ringwood stop light and provided an ingress
and egress easement only for the benefit of SRI to access their land behind us that did not contemplate the proposed
type of use and resulting traffic.
It appears the Church has historically used W. 1st st. to access their existing parking spaces. Please see the
screenshot, below. Please confirm whether the concern is over the use of D st. for access to the church for the
day care use.
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We have had an ongoing issue with the High School and constant battle to keep the students parking and parents
picking up their children on our property. SRI installed the gates a number of years ago to avoid use of their land at the
church by the High School. Further, there events at school regularly that cause a lot of traffic and parking issues. We
have allowed the High School to use our lot during graduation to be accommodating. This proposed use will exacerbate
that problems and overall traffic at the Middlefield/Ravenswood intersection, which is already severely impacted at the
proposed drop off and pick up times and afternoon commute times.

I trust you will address our concerns in your staff analysis and report of this project. I would like to see a traffic study
when it is commissioned. The applicant will be required to demonstrate that the proposed project will not exceed the
Transportation Division’s threshold for a Traffic Impact Analysis (TIA). At this point Transportation Division staff have
flagged a number of Transportation related issues to be relayed as part of the review of this proposal. The
Transportation Demand Management plan is an outstanding requited item. If a traffic study is commissioned it will be
available for review at City Ha II.

Sincerely,

I
201 Ravenswood
Ave. access on W.
1st st

I
Roadway for SRI?
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TRANSPORTATION DEMAND MANAGEMENT PLAN 

DATE: May 30, 2019 

TO: Magda Bach| Alpha Kids Academy 

FROM: Josh Pilachowski | DKS Associates 

Erin Vaca | DKS Associates 

Mahdi Rouholamin | DKS Associates 

SUBJECT: 201 Ravenswood Avenue – Transportation Demand Management 
Plan Project #18049-001 

INTRODUCTION 

This memorandum presents the Transportation Demand Management (TDM) plan for the proposed pre-
school located at 201 Ravenswood Avenue in Menlo Park, CA. The goal of this TDM is to outline 
measures employed by the Alpha Kids Academy in order to comply with the City of Menlo Park’s 
Conditions of Approval and other applicable design guidelines. The TDM plan includes options to reduce 
the number of trips, provides a site parking and circulation plan for drop-off and pick-up, and a plan for 
monitoring the vehicle trips over the next five years to ensure compliance. 

TDM MEASURES 

The following measures have been identified to reduce the overall number of vehicle trips, limit the 
number of peak hour vehicle trips, and ensure safe and efficient pick-up and drop-off operations.  

OVERALL TRIP REDUCTION 

Alpha Kids Academy makes arrangements to facilitate carpooling among families upon enrollment based 
on the families’ residency location, employment status, availability, and the route to the pre-school in 
order to reduce the total number of vehicle trips. Furthermore, depending on the proximity of the 
residency location to the pre-school, walking and biking for drop-off/pick-up will also be strongly 
encouraged. As presented below, the goal is to have at least 15 percent of families use these measures 
to reduce the overall number of vehicle trips.  

PEAK HOUR TRIP REDUCTION 

Alpha Kids Academy has devised a transportation plan to limit the impact of generated peak hour trips 
on the morning/afternoon commute congestion around this area, which usually lasts longer than the 
traditional one morning/afternoon peak hours. Alpha Kids Academy will be offering two morning drop-off 
and two afternoon pick-up time options. Upon enrollment, parents will be selecting the time that works 
best for them. 

ATTACHMENT F
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Morning drop-off periods include: 

 Option 1: Morning drop-off window from 7:00 AM to 8:00 AM 

 Option 2: Morning drop-off window from 9:00 AM to 9:30 AM 

Afternoon pick-up periods include: 

 Option 1: Afternoon pick-up window from 3:30 PM to 4:45 PM 

 Option 2: Afternoon pick-up window from 5:45 PM to 6:30 PM 

Drop-off between the hours of 8:00 AM to 9:00 AM and pick-up between the hours of 4:45 PM to 5:45 
PM will be limited to 8 families to accommodate special and/or medical needs. These families will be 
identified based on any special needs and accommodation upon enrollment. Staff members will arrive 
prior to 8:00 AM or after 9:00 AM and will be dismissed before 4:45 PM or after 5:45 PM. These 
procedures will ensure that no more than 16 peak hour trips (arrival and departure) will occur during the 
peak hours of 8:00 – 9:00 AM and 4:45 – 5:45 PM, as specified in the Conditions of Approval. 

The number of vehicle trips expected to occur outside of peak hours (one hour before and after) is 
approximately 20, based on a target of 15 percent trip reduction as described below: 

 The number of vehicle trips allowed during both morning and afternoon peak hours is limited to 
16. 

 A maximum of 60 children will be enrolled; these are conservatively assumed to come from 
different households (i.e. assume no siblings). 

 Daycare center staff would generate twelve additional vehicle trips, six before or after the AM 
peak hour and six before or after the PM peak hour. 

 The peak shoulder trips would be evenly distributed between the hours preceding and following 
the peak hours. 

 A 15 percent reduction in trips by families would result in a total of 102 vehicle trips (arrival and 
departure) each for pick-up and drop-off operations.  

 Assuming a maximum of 16 trips would happen during the peak hours, a total of 92 (102-16+6 
staff) trips are expected immediately before and after the peak hours. This would mean 
approximately 46 trips an hour distributed before and after each peak hour. 

Alpha Kids Academy will make every effort to balance out the number of drop-off/pick-up during peak 
and off-peak hour periods so that the effect on the traffic congestion in the area will be minimal. 

PARKING AND CIRCULATION PLAN 

Figure 1 and FIGURE 2 show the site parking layout and planned circulation plan (for drop-off and pick-
up), respectively. As can be seen in Figure 1, five parallel parking spots, with the dimensions specified 
per the City of Menlo Park Parking Area Design Guidelines, are dedicated to the staff and an additional 
eight student pick-up and drop-off spots are designated closer to the southern boundary of the site. As 
shown in FIGURE 2, entry to the property for drop-off and pick-up will happen from Ravenswood Avenue 
through a right-in only, unlocked gate. For the drop-off period, Alpha Kids Academy Staff will unlock the 
two gates at the beginning of the first drop-off period at 7:00 AM and relock them after the third drop-
off period at 9:30 AM. For the pick-up period, Alpha Kids Academy Staff will unlock the two gates at the 
beginning of the first pick-up period at 3:30 PM and relock it after the third pick-up period at 6:30 PM. 
Traffic circulates clockwise around the church for drop-off and pick-up and then exits from W 1st Street 
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onto Ravenswood Avenue. The owner of the adjacent lot, SRI, has reviewed and approved the use of the 
gate during drop-off and pick up times. 

 

FIGURE 1. SITE PARKING LAYOUT 

 

 

 

 

  

FIGURE 2. PLANNED CIRCULATION FOR DROP-OFF AND PICK-UP  
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BUS/SHUTTLE PROGRAM (OPTIONAL) 

Peak hour vehicle trips will be monitored (as outlined below) per the Conditions of Approval. Should 
monitoring show that additional TDM measures are required, a bus/shuttle program may be considered 
to allow for remote pick-up and drop-off. The remote bus/shuttle stop location will be selected to 
minimize the effect on existing traffic, subject to City approval. 

MONITORING 

Alpha Kids Academy will retain a transportation/traffic consultant, approved by the City, to provide for 
five years of monitoring. Annual monitoring is to take place over three typical weekdays (Tuesday 
through Thursday) in October and November of each school year. “Typical” weekdays shall exclude days 
immediately before or after holidays or long weekends, days of holiday periods, and days of inclement 
weather conditions. The survey results shall be submitted to the City of Menlo Park Transportation 
Division in a report for review. The City will work with the consultant to finalize the scope and reserves 
the right to modify it yearly, if necessary. As specified in the Conditions of Approval, should one of the 
three-day average peak hour (8:00 – 9:00 AM and 4:45 – 5:45 PM) counts exceed the threshold of 16, 
the school will have 60 days to prepare an enhanced TDM plan and an additional 60 days to implement 
the enhanced plan. A follow up three-day monitoring would take place 60 days after implementation of 
the additional TDM measures.  
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STAFF REPORT 

Planning Commission    
Meeting Date:   11/18/2019 
Staff Report Number:  19-085-PC 
 
Public Hearing:  One Year Review/Don Fox/1320-A Willow Road  

 
Recommendation 
Staff recommends that the Planning Commission conduct a one-year review of a revision to a use permit 
(originally granted in 2001 and extended in 2003) for the retail sale and on-site consumption of wine in 
association with the operation of a wine storage facility. The revision, granted in October 2018, allowed 
additional signage and advertising indoors, outdoors, and in print; adjusted the minimum prices of wines 
available for sale and consumption on-site to 30 dollars or more per bottle; permitted daily wine tastings 
from noon to 8 p.m. seven days a week; and permitted up to 150 wine tasting events per year between the 
hours of noon and 10 p.m. The project site is located at 1320 Willow Road in the LS-B (Life Sciences, 
Bonus) zoning district. 
 

Policy Issues 
As part of the approval of a use permit revision granted on October 8, 2018, the Planning Commission 
added a condition requiring a one-year review. The one-year review is an opportunity for the applicant, 
staff, the public, and/or the Planning Commission to consider and comment on business operations over 
the past year. No formal action will be taken as part of the one-year review. 

 
Background 
Previous use permits 
The Planning Commission unanimously approved a use permit for the retail sale and on-site consumption 
of wine in association with the operation of a wine storage facility in March 2001. The decision was 
appealed to the City Council after four members of the public spoke against the proposal based on 
concerns about community problems such as loitering, drunk driving, and other social ills. The City Council 
unanimously approved the use permit for a two-year probationary period in April 2001. The owner/operator 
of WineBank, Dr. Don Fox, filed an application in 2003 requesting an extension of the use permit prior to 
expiration of the original use permit. The applicant requested that the use permit be granted permanently 
to allow for the retail sale and on-site consumption of wine in association with the operation of a wine 
storage facility. The applicant also requested to use a portion of the wine storage facility for on-site wine 
production. Members of the public spoke in favor of the proposal with no opposition to the permanent 
extension of the use permit. The Planning Commission granted the permanent use permit extension and 
additional use as an on-site wine production facility in August 2003, with the following conditions: 
• No signage or advertising for retail sales and wine tastings was permitted inside or outside of the 

building, except in secured private areas not visible to the public. 
• The viewing of a wine list was limited to private secured areas of the facility, or at the request of a 

customer. 
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• The minimum price of each bottle of wine for sale was to be in the range of $30 to $40 per bottle in 
2001 dollars, with a requirement that the minimum price increase annually by the Consumer Price 
Index (CPI) for all urban consumers for the San Francisco/Oakland Metropolitan area.  

• Wine tastings and events were only to be offered to the public on Saturdays from 11 a.m. to 6 p.m. and 
on Sundays from 1 p.m. to 7 p.m., no more than 52 times a year. 

 
After receiving the permanent use permit extension in 2003, WineBank remained in continuous operation 
with three main business components: wine storage, retail wine sales, and wine tastings. The wine 
production component of the business was never utilized due to the continued growth of the wine storage 
business. WineBank currently operates with Type 20 (off-sale beer and wine) and Type 42 (on-sale beer 
and wine) licenses from the California Department of Alcoholic Beverage Control (ABC). These licenses 
permit WineBank to sell and serve wine both on and off the premises. No ABC license is required for the 
storage of individuals’ personal wine collections. 
 
In October 2018, the Planning Commission granted WineBank a use permit revision to modify certain 
conditions set forth in the 2003 permanent use permit extension, as follows: 
• Condition 4.b. allowed the applicant to post signage or advertising inside and outside of the facility, 

including in areas visible to the public, indicating that retail sales and wine tastings are part of the 
WineBank business operations, 

• Condition 4.c. permitted the exterior signage on the site to indicate that fine wine storage, retail sales, 
and wine tastings are offered on-site, 

• Condition 4.d. allowed a list of wines being offered on the site to be posted at the counter and/or on the 
wall of the lobby and wine tasting room, on the Internet, and/or at the request of a customer, 

• Condition 4.e. permitted the WineBank to sell wines for a minimum price of $30 per bottle, removing the 
stipulation that the price be increased annually to the CPI for the region, and 

• Conditions 4.f. and 4.g. expanded the hours and number of wine tastings and wine tasting events 
allowed at the site to be offered any day of the week. Wine tastings are allowed from 12 p.m. to 8:00 
p.m., and wine tasting events could be held between the hours of 12 p.m. and 10 p.m., depending upon 
the particular request and event format. No more than 150 private, invitation-only wine tasting events 
are allowed per year (or approximately three per week). 
 

A copy of the October 2018 use permit revision staff report is provided as hyperlink Attachment A, and the 
Planning Commission minutes from the meeting are included as hyperlink Attachment B. 

 
In addition, the Commission voted to approve the use permit revision with a requirement for an initial 
review one year following commencement of the expanded business operations (Attachment C). The 
requirement for the one-year review did not include specific instructions for the content of the session, but 
staff generally understood it to take the form of a public meeting at which the applicant, staff, the public, 
and/or the Planning Commission would have an opportunity to consider and comment on the operations to 
date. No specific Planning Commission action is required at the one-year review. 
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Analysis 
Applicant comments 
The applicant has submitted a letter describing WineBank operations since the use permit revision was 
granted in October 2018 (Attachment D). The applicant states that the main change has been the addition 
of more wine tastings, with approximately 100 tastings held since October 2018 primarily on Friday 
evenings and Saturday afternoons. 
 
Based on the success of the tastings, WineBank refreshed its website, established new social media 
channels, and expanded and refined its mailing list to better market itself to potential customers. The effect 
of those efforts has been to attract Facebook employees working in the area, with Facebook employees 
making up approximately 50 percent of the patrons at Friday evening wine tastings. Some of these 
customers use Facebook shuttle buses to get to the WineBank since a shuttle stop is located 
approximately 50 yards from the business. 
 
Overall, the applicant believes that the additional wine tastings and advertising have improved WineBank 
business operations without negative consequences. 
 

Staff observations 
The Planning Division has not undertaken any systematic analysis of effects resulting from the use permit 
revision, but staff has consulted with ABC, Police, and Code Enforcement to determine if there have been 
any reports of complaints or violations since the use permit revision was granted. In the time that 
WineBank has operated on the site, the ABC has not taken any disciplinary actions related to the alcohol 
licenses associated with the business. The Menlo Park Police Department and Code Enforcement Division 
also indicated that, to their knowledge, there have been no criminal or nuisance issues with the WineBank 
within the past year. 
 

Correspondence  
No written correspondence has been received related to the use permit revision. 

 
Impact on City Resources 
The project sponsor was 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 when it 
was approved in October 2018. 

 
Environmental Review 
A one-year review is not subject to environmental review under the current California Environmental 
Quality Act (CEQA) Guidelines. 
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Public Notice 
Public Notification was achieved by posting the agenda, with the agenda items being listed, at least 72 
hours prior to the meeting. Public notification also consisted of publishing a notice in the local newspaper 
and notification by mail of owners and occupants within a 500-foot radius of the subject property. 

 
Attachments 
A. Hyperlink: October 8, 2018 Staff Report:  

https://www.menlopark.org/DocumentCenter/View/18734/F2---1320-A-Willow-Road?bidId= 
B. Hyperlink: October 8, 2018 Planning Commission Meeting Minutes: 

https://www.menlopark.org/AgendaCenter/ViewFile/Minutes/_10082018-3165  
C. Use Permit Revision Conditions of Approval 
D. Applicant 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: 
Tom Smith, Senior Planner 
 
Report reviewed by: 
Corinna Sandmeier, Senior Planner 

https://www.menlopark.org/DocumentCenter/View/18734/F2---1320-A-Willow-Road?bidId
https://www.menlopark.org/AgendaCenter/ViewFile/Minutes/_10082018-3165
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LOCATION: 1320-A 
Willow Road 

PROJECT NUMBER: 
PLN2018-00016 

APPLICANT: Sam 
Sinnott 

OWNER: Don Fox 

PROPOSAL: Request for a revision to a use permit (originally granted in 2001 and extended in 2003) 
for the retail sale and on-site consumption of wine in association with the operation of a wine storage 
and production facility. The proposed revisions would increase the amount of signage and advertising 
permitted indoors, outdoors, and online; adjust the minimum prices of wines available for sale and 
consumption on-site to 30 dollars or more per bottle and three dollars or more per tasting; provide daily 
wine tastings from noon to 8:00 PM seven days a week; and host up to 150 wine tasting events per year 
between the hours of noon and 10:00 PM. All wine tastings and events will be held indoors and will not 
exceed 50 persons at any time. The project site is located in the LS-B (Life Sciences, Bonus) zoning 
district. 

DECISION ENTITY: Planning 
Commission 

DATE: October 8, 2018 ACTION: Approved 

VOTE: 5-0 (Barnes, Combs, Goodhue, Kennedy, Strehl approved; Onken, Riggs absent) 

ACTION: 

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

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

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

a. Development of the project shall be substantially in conformance with the plans prepared by
Samuel Sinnott, consisting of four plan sheets, dated received September 24, 2018, and
the project description letter, dated received July 17, 2018, approved by the Planning
Commission on October 8, 2018, except as modified by the conditions contained herein,
subject to review and approval of the Planning Division.

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

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

a. The applicant shall comply with all regulations and guidelines set forth by the California
Department of Alcoholic Beverage Control (ABC) for the sale, on-site consumption, storage,
and production of alcoholic beverages.

b. The applicant may post signage or advertising inside and outside of the facility, including in
areas visible to the public, indicating the retail sale of alcoholic beverages and wine tastings
on the site. Retail wine sales advertising and solicitation may be made via print media, mail,
email, text messaging, and/or the Internet. All exterior signage shall comply with the City’s
Design Guidelines for Signs and Chapter 16.92 of the Municipal Code, “Signs – Outdoor
Advertising.” The applicant shall obtain the necessary sign permits prior to installation of
any exterior signage, temporary or permanent.

ATTACHMENT C

C1
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LOCATION: 1320-A 
Willow Road 

PROJECT NUMBER: 
PLN2018-00016 

APPLICANT: Sam 
Sinnott 

OWNER: Don Fox 

PROPOSAL: Request for a revision to a use permit (originally granted in 2001 and extended in 2003) 
for the retail sale and on-site consumption of wine in association with the operation of a wine storage 
and production facility. The proposed revisions would increase the amount of signage and advertising 
permitted indoors, outdoors, and online; adjust the minimum prices of wines available for sale and 
consumption on-site to 30 dollars or more per bottle and three dollars or more per tasting; provide daily 
wine tastings from noon to 8:00 PM seven days a week; and host up to 150 wine tasting events per year 
between the hours of noon and 10:00 PM. All wine tastings and events will be held indoors and will not 
exceed 50 persons at any time. The project site is located in the LS-B (Life Sciences, Bonus) zoning 
district. 

DECISION ENTITY: Planning 
Commission 

DATE: October 8, 2018 ACTION: Approved 

VOTE: 5-0 (Barnes, Combs, Goodhue, Kennedy, Strehl approved; Onken, Riggs absent) 

ACTION: 

c. Exterior signage for the site may, in conjunction with the name of the business, denote that
the facility is for fine wine storage, retail wine sales, and wine tastings.

d. The applicant may display a list of wines being offered on the site at the counter or on the
wall of the lobby and tasting room, on the Internet, and/or at the request of a customer. Any
wines for sale may be displayed inside the facility in public view.

e. The applicant may sell wines by case, bottle, glass, or tasting (a one-and-a-half to two
ounce serving). The applicant shall sell wines for a minimum price of 30 dollars per bottle.

f. The maximum number of wine tasting events shall not exceed 150 per year.

g. Wine tastings may be conducted seven days a week from 12:00 p.m. to 8:00 p.m. Wine
tasting events may be conducted seven days a week from 12:00 p.m. to 10:00 p.m. All wine
tastings and wine tasting events shall be conducted indoors.

h. Wine tastings and wine tasting events shall be limited to the lobby and tasting room areas
of the facility. The number of people seated during a wine tasting or wine tasting event shall
not exceed 25. The maximum number of seated and standing individuals at any one time
shall not exceed 50 persons.

i. The applicant shall maintain the premises in good condition, free of littering, debris, and
graffiti, and shall keep the premises well-lit during the hours that it is open to the public.

j. The hours of operation for the on-site sale and consumption of wine shall be restricted to
the regulations contained in Chapter 8.12 Business Operations After Midnight, of the City of
Menlo Park Municipal Code. Specifically, this section of the Municipal Code restricts
business operations between the hours of 12:00 a.m. and 6:00 a.m.

k. The use permit is subject to a one-year review by the Planning Commission to evaluate
compliance with the project findings and approved conditions. The review shall be
scheduled as a regular business item during a regular Planning Commission meeting, and
a notice shall be published in the newspaper and mailed to property owners within 500 feet
of the subject site prior to the meeting. The one-year review shall take place no later than
October 8, 2019.
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