Planning Commission

DRAFT
Date: 12/16/2019
Time: 7:00 p.m.

rvor City Council Chambers

MENLO PARK 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), Michele Tate
Absent: Camille Kennedy
Staff: Kyle Perata, Principal Planner; Corinna Sandmeier, Senior Planner; Tom Smith, Senior
Planner

C. Reports and Announcements
Principal Planner Kyle Perata said he would be the staff liaison for this meeting. He said Senior
Planner Corinna Sandmeier would present the first public hearing item as Associate Planner Matt
Pruter, the planner for the project application, was absent.
Planner Perata reported that the City Council held a special meeting earlier in the evening where it
reviewed public comments on the Notice of Preparation for the proposed Willow Village project and
voted to confirm the scope of those comments. He said Council offered some additional comments
and guidance as well and authorized the contract for preparation of the Environmental Impact
Report.
Planner Perata said the City Council at its December 17 meeting was expected to adopt the
Building Code Update for 2019 with the second reading of its associated ordinance.

D. Public Comment
None

E. Consent Calendar

None
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F. Public Hearing

F1. Use Permit/Tali Ariely/328 Trenton Way:
Request for a use permit to demolish an existing one-story single family residence and construct a
new two-story single family residence on a substandard lot with regard to minimum lot width and
area in the R-1-U (Single Family Urban Residential) district. (Staff Report #19-088-PC)

Staff Comment: Planner Sandmeier said four additional pieces of correspondence were received
on the proposed use permit application. She said the comments primarily expressed concerns with
the proposed architectural style and its fit within the neighborhood and privacy impacts. She said
copies were at the dais and at the table in the back of the room.

Applicant Presentation: Ryan Keerns, Axelrod Designs, said he was presenting on behalf of the
applicants Tali Ariely and Miki. He said also present was the proposed builder Drew Maran. He
said the project was designed based on many factors including the clients’ desired lifestyle of being
able to live both indoors and outdoors. He said considerable consideration was given to privacy
concerns for neighbors across the street, north and south, and to the rear of the property. He said
the project was designed to move away as much as possible from neighboring properties. He said
the footprint for the new residence was smaller than the existing residence.

Mr. Keerns referred to the balcony on the second floor noting it conformed with all setback
requirements and that no variances were requested for the proposal. He said the project included a
basement. He said to address concerns about the basement that they would work with structural
engineers for the excavation. He said their builder could provide some general context on how they
had addressed such concerns on other properties within the Willows and neighboring communities
on the peninsula.

Mr. Keerns said the clients wanted a very simple and humble home. He said the design referenced
the California modern tradition and the Case Study house tradition. He said the simple, stucco
building was largely sympathetic to the materials uses on a lot of the houses in the neighborhood.
He said the residence was white and it would reflect the quality of the greenery and the sky. He
said the house entry had been reemphasized to provide clarity between the garage and pedestrian
pathway. He said the proposal was a passive cooled house and they were not envisioning any
HVAC system. He said the daylight planes had been managed and allowed for ample daylight for
both its backyard and the neighbor’s backyard by the placement of the mass. He said the public
spaces around the property were maintained. He said looking at the back and how privacy was
maintained the back roof deck was surrounded with plantings both as an inaccessibility measure,
so only a portion of the deck was accessible to occupation, and a privacy mechanism to allow for
privacy from the second floor vantage points. He said they had studied sight lines and a variety of
sun angles and the proposed structure would not provide any overt shadows or daylight occlusion
from a variety of perspectives. He said they were looking at the treatment of glass and how the
glass for the master bedroom could be frosted up to the height of the guardrail to further enhance
the privacy.

Commissioner Henry Riggs asked if they were anticipating small patio trees on the first-floor roof
deck. Mr. Keerns said they would engage a landscape architect to define the correct species for
that space. Replying further to Commissioner Riggs, Mr. Keerns said it would be a tall planted
material.
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Commissioner Riggs said the closets were not defined by walls and asked if that was because they
were using cabinetry. Mr. Keerns said it would be. Commissioner Riggs suggested they might want
to reposition door D10 unless it was actually in the cabinetry.

Chair Barnes asked if there was a materials board and if they could see the screen that was being
contemplated. Mr. Keerns said they did not have a materials board. He said they had material
samples at their office, and he believed they included some photographs of screening material for
distribution. Chair Barnes noted the representations on A8.01 were in black and white and asked if
any color representations were available. Planner Sandmeier said they did not have any at this
time. Chair Barnes asked whether staff had requested that the applicant provide material samples
noting the proposed screening was rather unusual for a residential application. Planner Sandmeier
said staff had not. She said the actual material had not yet been determined. Mr. Keerns said it
was a perforated metal and they had submitted sample photographs. He said they described it in
the architectural section also on A8.01 with a scaled figure as a stand-in to better describe the
relative scale of the proposed perforation pattern to a human figure.

Commissioner Chris DeCardy asked Mr. Keerns to bring up the slide related to sight lines. He said
it was referenced in terms of setbacks but there was an image of a person. He asked him to
describe what the black line was doing. Mr. Keerns said that was a person standing inside of the
residence approximately five feet back from the operable glass wall and what they were seeing
through the glass. He said the line was drawn to just clip the parapet on the roof there and
continued to the line of the privacy fence to the rear. He said below that line things were occluded
by the fence or the edge of the roof. He said anything above that line up to the base of the tree
canopy would be obscured, however partially, through the metal fence, the planting on the roof and
existing trees at the back of the property and neighbors’ properties. Commissioner DeCardy said
potentially that a person could come to the edge of the metal fence and asked if that would signify
the back of the balcony on the second floor. Mr. Keerns said that was right. Commissioner
DeCardy said without knowing what the planting was going to be that a person would be able to
look straight down into the yard of the rear neighbor’s lot pretty significantly. Mr. Keerns said he did
not have the dimension of that but agreed. He said in terms of the site plan and how it was drawn
that the adjacent street to Trenton Way went off to a slight angle, so this had caught the house at
its closest point to the neighboring property.

Chair Barnes asked where there were examples of the proposed metal screen on similar projects.
Mr. Keerns said there were some photographs of domestic applications attached to the elevations
on A2.03. Commissioner Barnes asked if there were examples of this in the local area. Mr. Keerns
said he did not have a specific example locally.

Chair Barnes opened the public hearing.
Public Comment:

e Drew Maran said his small company built custom homes in the area and he supported the
project. He said the property owners asked him to address the issues of constructability. He
said comments passed on to him were about the feasibility of basements. He said his firm had
built 20 to 30 basements in the local area. He said this one would probably involve about 40
feet of shoring along the sides and that would insure that adjoining properties would not be
affected by the removal of the dirt for the basement. He said it was also a fairly modest
basement. He said a soils report would be obtained and if dewatering was needed that was

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



Draft Minutes Page 4

something his firm had done. He said dewatering had been done extensively in this area and
had not caused subsidence or any damage to neighbor properties. He said an arborist would
be used to ensure trees were protected. He said the basement was located at a distance from
the redwood tree and it was highly unlikely to be affected by the proposed excavation. He said
trees on the property and neighboring properties would have protection zones placed around
them. He explained measures builders would use to mitigate construction disruption to the
neighborhood.

e Gregory Valiant, Trenton Way, said he and neighbors thought a two-story home in the
neighborhood was fine until they saw the rendering on A8. He said that was not shown in the
slide presentation. He said the fagade had no window or door and was just plain white stucco
with perforated metal. He said based on the scale and minimal 20-foot setback on the street
that the proposed residence looked like it would dominate and loom over the street. He said the
facade needed windows or something to soften it. He said he hoped the Commission would
take into consideration that the neighbors were upset with the proposal.

e Marc Demas, rear neighbor on Concord Drive, gave the Commission a copy of the rendering
referred to by the last speaker that was not shown in the slide presentation. He said neighbors
were angry that their concerns had not been responded to by the applicants. He said the view
of the proposed home from the street was abhorrent. He said the project would not have any
stone, glass or wood materials or angles. He said it was an industrial design. He said his house
to the rear of the subject property was glass from bottom to top. He said the proposed balcony
would look directly into his family’s bedrooms and their living room. He asked that the
Commission deny any terrace feature or at least would require that it to be shorter, so his
home’s privacy was maintained. He said the presentation did not show the line of sight from the
edge of the balcony. He said their several requests for that information received no response
from the applicants. He said it would affect property value as a buyer would not want a home
that lacked privacy. He said the redwood tree was on his property and he would need solid
evidence that there would be no impacts to it. He said he would like to see how sunlight was
affected at sunrise as there were a lot of trees proposed that would impact his daylight in his
home. He said in summary the issues were privacy, design, property value, trees, daylight, and
cooperation with the neighbors.

¢ Diana Haven said she lived next door to the project site, facing the property, on the left side.
She said they had done a home remodel a couple of years prior and supported the property
owners’ endeavor to make their house more usable. She said her two primary concerns were
privacy and the exterior design. She said the second story balcony and floor to ceiling windows
on the second floor created significant privacy concerns for her family. She said the lots in the
Willows were very small and they did not have the benefit of trees, shrubs or space separating
them from the balconies or the windows. She said she would like the balcony removed from the
plan and the windows to have higher sills to prevent a clear line of sight into her home and
backyard. She said the exterior design reminded her of structures found in a commercial or
industrial setting. She said Trenton Way was characterized by charming, small, ranch-style
homes. She said the proposed stark white concrete stucco and metal structure would be better
served by setting the second floor back some from the front and including more variation in the
structure. She said the metal should be replaced with wood, brick, stone or some other element
found in the surrounding neighborhood.
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o Eileen Carp said she lived just one home removed from the subject property. She said her
main concern was that the proposed home was completely out of place aesthetically on their
street. She said their neighborhood had a warm and welcoming feel and was the kind of place
where neighbors knew each other and talked to each other. She said the proposed home
looked like a commercial building. She said the property owners had received consistent
feedback regarding the neighbors’ concerns with the proposed project. She restated neighbors’
concerns regarding privacy, closer proximity to the street than other homes on the block, and
potential impacts to neighboring heritage trees and homes’ foundations.

e Paul Vodak said his home on Trenton Way was on the same side as the subject property and
two properties away from it. He said he strongly opposed the proposed design and thought it
would substantially and significantly impact the look and the feel of the neighborhood. He
restated that it appeared more like a commercial building than a residence. He reiterated that it
had no design elements of the other houses in the neighborhood and that with the small lots in
the neighborhood it would dominate and be a focal point. He said it was bigger and closer to
the street than surrounding houses and there were no trees to screen it. He said he hoped the
Commission would require the owners to redesign to make the residence more compatible with
the look and feel of Trenton Way. He said his second concern was the second-story balcony.
He said being two houses away he would like proof that when the occupants were walking on
that balcony that they could not see into his backyard. He said the plan called for trees on the
right and left sides of the balcony, but he questioned what happened if the trees did not grow
quickly or were not maintained and died. He said he would like the Commission to deny the
balcony element and if that was not possible then he would like to see something to screen
views of neighboring properties that was more permanent than trees.

¢ Nancy Rankin said her home was three properties away from the subject property but on the
same side. She said she wanted to reiterate her concern with the proposed basement. She
said she had lived in the Willows for 40 years and she could not remember another basement
being built there. She said they were living on unconsolidated fill that was prone to rapid
shaking in a bad earthquake. She said she wanted the City to really look into the engineering to
make sure the basement would not destabilize any of the neighboring homes. She said she
would also like the City to seek advice from a competent arborist related to protection of the
tree base and roots from construction activities. She said she had looked at a number of
modern houses that had been built in the Willows and nearly all of those had elements of wood,
stone, or different color variations or where the front was offset in one place or another to add
softening or interest. She said that could be achieved with this proposal without completely
redesigning it.

e Carol Cunningham said her home was next door to the project facing the property to its right.
She said her perspective was not only as a neighbor but also as a realtor. She said the
computer-generated rendering shocked her as the facade was more extreme than she could
have ever imagined based on the sketches and silhouettes provided to her. She said in terms
of property values she was concerned because in a market with two or more homes and all
things being equal and listed such as similar condition, similar location and similar price point,
buyers would choose to purchase the home where there was conformity. She said they would
not choose to live next door or near a home that stood out like a sore thumb. She said a
specific concern was the location of the front door as it was to the right and would directly face
their home and front bedroom. She said generally the front door was in the middle of a house
and that protected privacy and minimized disruption from people coming and going, deliveries,
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mail and service people. She said she also echoed the concerns regarding privacy and light
noting her property already had issues with limited light on the side facing the subject property.
She asked that the Commission work with the property owners to hopefully alter the design to
resolve the stated issues.

e Carol Jamieson said her home was located across the street from the proposed project. She
said as stated the proposed home would not fit within the neighborhood and seemed more
commercial than residential. She said as stated the boxlike design was very imposing with a
vertical front and no variation in it. She said the proposed metal mesh and stucco exterior
contributed to the imposing look of the design and could be replaced with more organic and
natural materials that might soften the visual impact of the structure. She said the basement
would be very close to neighboring homes and neighbors were concerned about any structural
impacts that building it might have on neighboring properties. She said there were a number of
heritage redwood trees quite close to the proposed basement and there could be physical
disturbance to the roots during construction. She said also they were very close to a 100-year
flood zone and the depth of the water table was unknown. She said they would like to be
satisfied that any removal of water from or around the basement either during construction or
subsequent to construction would not affect the redwood trees now or in the future. She said
they would like to see an independent arborist’s report to address the issues around physical
disturbance and any changes to the water around the redwood trees’ roots. She said they were
also concerned with the impact of the balcony and its precedence in this area. She said it did
not directly impact her property but caused concern about future development of properties in
the Willows. She said they thought the proposal would be better suited to a larger lot and a
mixed-use zoning district. She said while landscaping was welcome to soften the impact of the
design that they did not think landscaping alone was enough to mitigate the problems. She
asked that the design be changed to more permanently address the issues stated.

Chair Barnes closed the public hearing.

Commission Comment: Commissioner Doran said he understood neighbors’ concerns with the
proposal. He asked if the Commission might potentially deny the use permit based on its
determination related to the architecture. Planner Sandmeier said staff was recommending that the
Commission continue the project with direction to the applicant on a number of items that were
listed on the top of page 3.

Commissioner Doran said the applicant indicated they met the zoning ordinance setbacks and
daylight plane requirements and asked if the second-story balcony was a discretionary feature of
the architecture. Planner Sandmeier said that the project met the setbacks for the deck and house
but since the lot was substandard a two-story home needed a use permit. She said that process
could include privacy considerations. Commissioner Doran said he fully understood neighbors’
concerns and would like considerable modifications to the proposal.

Commissioner Kahle said he was least concerned with the basement out of all of the issues raised.
He said a soils report would be required and the City had a consultant who would review the
report. He said any excavation close to a property line would require shoring. He said the City’s
Building Department knew how to handle basement construction. He said his concern was the
neighborhood outreach. He said it was not surprising the neighbors were upset with the proposed
design, which was a severe, modern design. He said it was a statement piece that could work
perhaps in a commercial area, but in a residential area it would have to be a perfect design and the
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proposal fell short of that. He said he looked at the architect’'s website and they had some amazing
work on it. He said this proposal however was an industrial design that did not fit the context of the
neighborhood. He said his main concern was about privacy. He said the deck was huge and

would rely on plants and a gardener to make it work. He said it was also relying on extensive use
of frosted glass for privacy and that seemed too much. He said he also saw a welded bar to keep a
window from opening too far. He said he thought there was a lot that was not working. He said the
metal screening was possible and would help but he did not think it was sufficient. He said the staff
report talked about continuing the application, but he did think there was enough to work with to
continue it. He said he would support project denial.

Commissioner Riggs said he thought the design was fantastic and he would like to see it built but it
would need more land. He said it did not work in the Willows. He said the applicants and architect
would be served better by starting with the concept of fitting within the Willows.

Commissioner DeCardy asked about tree protection zones and concern about root damage.
Planner Sandmeier said the applicant submitted an arborist’s report that was included in the staff
report and the report had been reviewed by the City Arborist. She said there were not concerns
about the heritage trees due to the distance between them and the project. She said that had been
confirmed by the City Arborist and the fencing would be sufficient to protect those heritage trees.
She said there were some recommended measures for the liquid amber street tree. She said the
City Arborist agreed with the submitted arborist’s report.

Commissioner DeCardy said having served on the Environmental Quality Commission and looking
at tree placement that he would tend to concur. He said the City Arborist did an excellent job at
looking at these types of situations. He said tree protection during construction was important to
protect the beautiful trees. He said his main concern was privacy. He said if the project was
continued he wanted in addition to neighbor outreach that the renderings be much clearer as to
where windows were on adjacent properties so they could see where the front door was relevant to
the comment received and the view to rear neighbors. He said they needed to understand more
clearly the implications for sight lines. He said he appreciated the point that plants died and
construction lived on but he would still like to see a more detailed landscaping plan as to what
exactly was envisioned relative to trees or large green screenings, including clarity about the
replacement location of the heritage tree in the front. He said seeing the materials proposed and
having a better understanding of where the metal screening had been used successfully in other
residential areas would be helpful if this proposed design was continued. He said the Willows had
many successful modern homes and agreed with the suggestion to soften the look of the design.

Replying to Chair Barnes about the difference between a denial and a continuance, Planner
Sandmeier said if the Planning Commission denied the project, the applicant would need to appeal
to the City Council to move forward; otherwise they would generally need to wait a year and
redevelop new plans to bring to the Planning Commission. She said staff was recommending a
continuance. She said the feedback could be broad related to the massing, the design, privacy,
and other such things. Chair Barnes asked with a denial whether the applicants were precluded
from bringing back plans for the redevelopment of the site for a 12-month period. Planner Perata
said that was correct and with a denial that the applicant would have to bring forth a completely
different project and it should not have elements of the denied project. He said with a continuance
the applicants could possibly modify the existing proposal following Commission direction and
working with staff to bring back a revised project to the Commission.

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



Draft Minutes Page 8

Replying to Chair Barnes, Mr. Keerns said they would favor a continuance to work with the
neighbors and the Commission’s direction to bring back a modified plan. Chair Barnes noted that it
seemed that considerable modification of the project might be necessary within the continuance
process.

Commissioner Riggs said there was a difference between modification and redesign.

Commissioner Kahle said the project would have to change in such a significant way that he could
not see what modifications would suffice to address privacy and compatibility with the
neighborhood. He said he thought the project should be denied so the applicants would have to
come back with a completely different project. He said that could be a modern project and modern
design but not the proposed project.

Commissioner DeCardy said he thought the proposed project had much to commend it such as no
variance requests and that in many ways a lot of thought had gone into it. He said he would
support continuance with as much clarity as possible from the Commission about a redesign. He
said that gave the applicants some options about how they would proceed and what level of
modifications to make to the proposed project. He said that seemed reasonable recognizing the
feedback they had received about the current proposal.

Commissioner Riggs said he did not seek the specific function of a denial, but he agreed with
Commissioner Kahle that it would serve the purpose. He said he did not think a modified version of
the proposed project design would pass after an interval and a return to the Planning Commission.
He said he thought it needed to be a new project and would qualify as a new project as described
by Planner Perata. He said if there was a motion and second for continuance he would want, at
least for himself, to make sure the applicant was clear that it would have to be a new project. He
said he would regret having the proposed lovely building modified by nicking off the corners, pulling
back the balcony, and changing the materials to fit the Commission’s concept of what might fit
better in the Willows.

Commissioner Doran said he had only been on the Commission 10 or so months and in that time,
he had never seen such a level of neighborhood opposition as was seen with this proposal. He
said the neighborhood outreach had not worked in this case. He said he thought the way to get a
project that was contextual and one that the neighbors would support would be to start again on
the proposal. He said he was not an architect and the architects on the Commission did not
support a continuance. He said he would support denial.

Commissioner Michele Tate said she would have agreed with a continuance, but she was not an
architect. She said the architects seemed to think that the applicants had to start over to make the
project work. She said she thought she would still support a continuance if that was the motion.

Commissioner Kahle referred to the staff report and said it seemed that staff had provided some
feedback that was ignored by the applicants. He noted for the applicants that the Commission had
seen a severe modern design proposal for a project on Hobart Street that was denied. He said the
applicants came back a year or so later with a design much more compatible with the
neighborhood that was approved. He said the applicants might want to speak with Planning staff
as to what was done there with that project proposal. He moved to deny the project due to its
design’s lack of compatibility with the neighborhood and the lack of privacy. Commissioner Doran
seconded the motion.
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Commissioner DeCardy said with a denial that a future project application would have to be a
completely separate project that did not hark back to this one. He asked regarding a continuance
whether there was leeway to make substantial changes to the application submitted. Planner
Sandmeier said with a continuance the project proposal did not have to look the same to come
back to the Commission for a hearing. She said the Commission could provide feedback that
substantial changes were needed. She said a denial required detailed denial findings.

Commissioner DeCardy said he heard the neighbors and agreed with the sentiments and
comments of his fellow Commissioners, but he did not think it right to deny the project and
hamstring the property owners and architect. He said it did not seem reasonable for the
Commission to do that when there was an alternative under which the project could be changed to
address the concerns raised that would be less onerous.

Planner Perata said a continuance could be as either broad as the Commission would like or as
defined in terms of guidance. He said a number of items had been mentioned that the applicant
could take to address with a continuance. He said the Commission could even continue the project
for a redesign. Replying to Chair Barnes, Planner Perata said with a continuance that the
applicants could begin neighbor outreach and move toward a project resubmittal. He said if the
project was denied, the applicants, if they wanted to appeal the decision, would have to do so
within 15 days. He said the appeal would be heard by the City Council but no action on the project
could be made during the appeal process.

Commissioner Riggs asked whether the applicant could choose to not appeal the denial and do a
redesign and submit. Planner Perata said with a denial that the applicants would not be allowed to
submit a new project for a year and the level of change would have to be substantial and a new
project, not just veneer or materials change. He said basically the applicants would need to
abandon this proposal and submit a new project.

Commissioner Riggs asked about fee impacts to the applicants for either a denial or continuance.
Planner Sandmeier said with a denial the applicant would pay a deposit for a new application but
fees were based on staff time so she did not think there would be a significant difference in fees for
a denial versus a continuance.

Replying to Chair Barnes’ question about preference for denial or continuance noting that a
continuance would require significant modifications to the proposal, Mr. Keerns said he did not
know and would need to consult with the property owners.

Replying to Chair Barnes, Planner Sandmeier said findings needed to be made for a denial and
referred to the proposed Condition 2 for approval as a starting point.

Commissioner Kahle said the proposed design was detrimental to the general health and welfare
of those residing in the neighborhood due to privacy impacts and lack of compatibility aesthetically
with other homes.

Replying to Chair Barnes, Planner Sandmeier said to approve the project all of Condition 2 was

necessary to be met. She said she thought that the issue of privacy brought up was sufficient to
deny the project and make the findings.
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Chair Barnes said based on the architect not knowing if the property owners would be willing to
modify the project that he thought it would be really hard to take the plans for one design and
aesthetic, and impact and twist it to work fundamentally different from how it was envisioned and
intended. He said he would support denial as well.

Commissioner Riggs said privacy could not be the only basis for denial. He said the project did not
have greater privacy challenges than other projects they had seen. He said those challenges
though had not been responded to. He said he would be more comfortable with the finding of
denial that the project was detrimental to the comfort and general welfare, and detrimental to
property and improvements in the neighborhood.

Chair Barnes asked whether privacy was included within general welfare. Planner Perata said what
he was hearing from the Commission might be stated, noting Condition 2, to make findings that the
proposed architectural design of the development would be detrimental to the health, safety,
morals, comfort and general welfare... He said he was hearing architectural design and
incompatibility with the neighborhood. He suggested by inserting in the condition that the proposed
architectural design and overall incompatibility with the neighborhood would be detrimental that
would support the findings for denial. He said staff could work on the language for the findings
within those parameters if the Commission agreed.

Chair Barnes said he did not see those being detrimental to the health and welfare. He said unless
the individual elements of Condition 2 could be pared down to specificity that he would have to
support a continuance rather than a denial.

Planner Perata said if the Commission were to approve the project that they would need to make
all the findings under Condition 2. He said that elements of Condition 2 that were in conflict with
approval could be called out separately for denial.

Commissioner Riggs suggested that the language might be that the Commission was unable to
find that the project would not be detrimental to all of the elements of Condition 2 required for
approval.

Replying to Chair Barnes, Commissioner Kahle said he was comfortable with that. Commissioner
Doran as the maker of the second said the modified motion under Condition 2 was the
Commission is unable to determine that the application as submitted 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 the Commission is unable to find that the project would
not be detrimental to property and improvements in the neighborhood or the general welfare of the
City. Commissioner Kahle as the maker of the motion agreed with the modification.

ACTION: Motion and second (Kahle/Doran) to deny the project with the following modifications to
the recommended actions; passes 4-2-1 with Commissioners Barnes, Doran, Kahle and Riggs in
favor, Commissioners DeCardy and Tate opposing, and Commissioner Kenney 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
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granting of use permits, that the Commission is unable to determine that the project as
submitted 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 the Commission is unable to find that the project would not be detrimental to
property and improvements in the neighborhood or the general welfare of the City.

3. Deny the use permit.

F2 and G1 are associated items with a single staff report.

F2.

G1.

Environmental Impact Report (EIR) Scoping Session/Andrew Morcos/141 Jefferson Drive and
180-186 Constitution Drive (Menlo Uptown):

Request for environmental review, use permit, architectural control, lot line adjustment, major
subdivision, heritage tree removal permits, and below market rate housing agreement to redevelop
three parcels with 483 multi-family dwelling units, comprised of 441 rental units split between two
seven-story apartment buildings with above-grade two-story parking garages integrated into the
proposed buildings and 42 for-sale townhome-style condominium units, located in the R-MU-B
(Residential Mixed Use, Bonus) zoning district. The 42 proposed condominium units would contain
approximately 82,600 square feet of gross floor area (GFA). The proposed 441 apartment units
would contain approximately 383,500 square feet of GFA. The proposed floor area ratio (FAR) for
the overall project would be approximately 222 percent. The proposal includes a request for an
increase in height and FAR under the bonus level development allowance in exchange for
community amenities. The project site currently contains two single-story office and industrial
buildings that would be demolished. (Staff Report #19-089-PC)

Item F2 was transcribed by a court reporter.

Study Session

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

(Menlo Uptown):

Request for environmental review, use permit, architectural control, lot line adjustment, major
subdivision, heritage tree removal permits, and below market rate housing agreement to redevelop
three parcels with 483 multi-family dwelling units, comprised of 441 rental units split between two
seven-story apartment buildings with above-grade two-story parking garages integrated into the
proposed buildings and 42 for-sale townhome-style condominium units, located in the R-MU-B
(Residential Mixed Use, Bonus) zoning district. The 42 proposed condominium units would contain
approximately 82,600 square feet of gross floor area (GFA). The proposed 441 apartment units
would contain approximately 383,500 square feet of GFA. The proposed floor area ratio (FAR) for
the overall project would be approximately 222 percent. The proposal includes a request for an
increase in height and FAR under the bonus level development allowance in exchange for
community amenities. The project site currently contains two single-story office and industrial
buildings that would be demolished. (Staff Report #19-089-PC)

Staff Comment: Planner Smith said the applicant presentation made for item F2 provided a good
overview of the project. He said he had no additions to the written report.

Chair Barnes noted that Commissioner Tate had left the meeting.
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Commissioner DeCardy asked about the income level proposed for the BMR units noting he
concurred with comments made by Ms. Jones and Commissioner Tate to provide 20% BMR units.
He asked the applicant to speak on the potential to have BMR housing for lower income levels
rather than moderate income levels. Mr. Morcos said they were using the City’s code of 15% BMR
at an average of income level that could be made up of different income levels. He said the
community benefit process was the process through which either additional affordable units or
different affordability levels might be considered. He said until they completed that process, they
could commit at this time to only what was required.

Commissioner DeCardy said the staff report noted that the total of publicly accessible open space
had declined since the last time the project was before the Commission. Mr. Morcos said in the first
application they included the frontages of the townhomes and multi-family building as publicly
accessible open space. He said while it looked like the publicly accessible open space decreased,
they actually consolidated all of the publicly accessible open space and removed from that the
frontages of the townhomes. Commissioner DeCardy confirmed that the publicly accessible open
space shown on the slide had not been taken from elsewhere on the site and actually expanded
the amount of publicly accessible open space at that location. He asked if the applicant could
comment on the connectivity of the publicly accessible open space with the surrounding
community. Mr. Morcos said the zoning contemplated a connection from the future paseos. He
showed a slide of the paseo along their site and where future paseos would run on future projects.
Commissioner DeCardy asked if the connections were bicycle paths rather than paseos or
walkable. Mr. Morcos said the green line on the slide showed bicycle paths and there would be
sidewalks.

Chair Barnes said the staff report on page 18 enumerated considerations for the Commission that
would be helpful feedback to the applicant.

Commissioner Kahle referred to the elevation drawings and said there was a dashed line at the 55-
foot level. He asked if that was the threshold from base level to bonus level. Planner Smith said
there was a specified distance called the base height in the zoning district that was not linked to
the amount of development on the site. He said it was linked to the design standards and so it set
some of the different modulations and some of the requirements about exterior appearance of the
building. Commissioner Kahle asked what was triggering bonus level development. Planner Smith
said it was the height, floor area and number of units proposed.

Commissioner Kahle asked what the target market for the units was. Mr. Morcos said Greystar had
a strict fair housing policy and leasing was open to anyone who was interested in their units.
Commissioner Kahle referred to the commercial space and asked about the retail options for it. Mr.
Morcos said the commercial space was about 2,100 square feet. He said they intended the space
to contribute to the community benefit. He said they wanted feedback on what that might be. He
said they had gotten feedback from the community. He said it certainly could be a café. He said the
space would be open to the public except for the bicycle room. Commissioner Kahle asked about
the bicycle repair space. Mr. Morcos said at the moment it was not contemplated as open to the
public.

Commissioner Kahle said the leasing office was fairly large. He asked if that was permanent or
whether when the building was fully leased that space would be available for other uses. Mr.
Morcos said the leasing office would include a fithess center, soft seating, and co-working space.
He said the leasing office would be a small part of the space.
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Commissioner Kahle referred to the automated parking system and asked how that typically
worked. Mr. Morcos said The Hive in Oakland used a parking system that was fully automated,
and he could send the Commission a video of that in action. He said the system was basically an
elevator for cars and there could be some wait time. He said they had worked with the parking
consultant and parking vendor to assume five to 10 minutes to take a car in and out. He said there
were three bays. He said eventually they would like to incorporate technology so a person could
request their car so as to make it a more seamless process for the residents. Commissioner Kahle
asked about guest or temporary parking. Mr. Morcos said it was provided onsite. He said there
would be no street parking. He said they would encourage walking and bicycling. He said there
were 30 to 40 guest parking spaces with some surface spaces and some in the automated parking
system.

Commissioner Kahle referred to the open space and sun angles. He said he thought the paseo
would work fairly well but there might be missed opportunities for sunlight with some of the other
spaces. He said the dog run and the terraces with the swimming pools would be in shadow most of
the time because of the four-story building above them. He said F1 would get some morning sun
and F2 would get some afternoon sun. Mr. Morcos described flipping the top part of the buildings
and reducing terrace sizes except for the ground floor to allow more sunlight. Commissioner Kahle
suggested they further consider how to further increase sunlight for the open space.

Commissioner Kahle referred to the inspirational images on A0.21. He said he hoped they were
inspired by those images to raise the level of design in what they were proposing. He said there
was some uniqueness in the exterior angles to the structure and that was great, but he would like
the design to come together the next time Planning Commission saw it. Mr. Morcos said their
intention was to use angles and materials to refine the design. He noted the materials board was
available to view.

Chair Barnes referred to page 5 of the staff report where it stated the development potential was
being shared across the legal parcels. He asked if that would prohibit sale of the multi-family
parcels in the future. Mr. Smith said he thought a sale would be possible, but it would limit any
further changes to the development on the site. Replying further to Chair Barnes, Planner Perata
said what was being described was a transfer of development rights. He said currently they were
anticipating as part of the approval conditions to include a requirement that the individual parcels,
once parcellation was determined, enter into deed restriction to prohibit additional development. He
said the density and FAR were not built above the maximum for the multiple parcels, so
development was not exceeding the zoning ordinance for the process. He said staff would work
with the applicant to make sure that a mechanism was legally in place and recorded on those
properties to prohibit additional development.

Chair Barnes referred to the neighborhood benefit space of 2,100 square feet and asked if that
space would count toward the overall community amenities package to be delivered at a later date
or if it was separate from that. Planner Smith said they were in the process of the development
appraisal and the specific value had not yet been identified. He said he thought the applicant’s
intent was to incorporate that space. He said the amenities list he believed identified café and
restaurant as types of amenities. He said there were multiple projects occurring at the same time
and projects further along might incorporate a café space. Planner Perata said if the community
amenities list were modified by Council during the development process as there had been some
discussion about that then the applicant would have to comply with the list in effect at the time of
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entitlements being acted upon. He said right now the list was set up so items on it were a one-time
use.

Chair Barnes confirmed with staff that the project had 582 parking spaces and that was inclusive of
the townhomes, the multi-family residential, and guest parking. He confirmed that the parking
equated to 8% over the minimum required. He confirmed that equated to 1.2 spaces per residential
unit.

Chair Barnes referred to the open space and thanked the applicant for expanding it. He said at the
previous study session they had had much discussion about the paseo and activating it. He said
what was now proposed reflected that nicely. He said they also talked about publicly accessible
open space within the townhomes area and the counting of that. He said he still did not think those
areas were publicly accessible open space. Mr. Morcos said they increased the paseo to 70 feet.
He said one of the ideas in ConnectMenlo that they tried to incorporate was to do east to west
connections as well as north to south connections. He said they intended to create some of that
east to west connection through the second and third rows of the townhomes, which in his opinion
connected to the greater paseo. He noted that they were just under twice the amount of publicly
accessible open space required so he was open to not including the townhome areas in that.
Replying to Chair Barnes, Mr. Morcos said if those areas were not publicly accessible open space
that they might make them more private, but their intent was to make an east to west connection
from the paseo.

Commissioner Kahle confirmed that the areas were open and not fenced between the townhomes
on rows two and three. He said as it was not fenced off it contributed to the overall openness of the
space and he thought what was being proposed generally worked. Chair Barnes said given that
the proposal provided almost twice what was required for publicly accessible open space it
became somewhat of a moot question. He said to Commissioner Kahle’s point that it worked but
was not needed to meet the publicly accessible open space threshold.

Commissioner Kahle said his concern was about sun in that space as well as it was a tight space
with a four-story structure.

Chair Barnes said putting the question of shadow aside that he thought the turning of the building
worked well. He said there was discussion about the abrupt change in scale from the townhomes
to the multi-family building. He said turning the building softened the change in scale.

Commissioner Riggs said he thought the project was getting better. He said he was willing to
accept what was quasi-public space in that people would use it, bicyclists would bike through
there. He said regarding light that except for late October through late February or so that there
was plenty of bounced light. He said south-facing facades, and in some cases east and west facing
facades, would be fully lit as there was enough of an angle for that. He said regarding materials
they had discussed previously integrating the two buildings, which they had succeeded in doing.
He asked the applicant to work through the first level space for him.

Mr. Morcos said they had to raise the ground from its current grade by five feet to reach the code-
required elevation. He said the entry point became somewhat of a challenge which they tried to
make into an opportunity. He said there was seating / stairs that coordinated with the publicly
accessible open space. He said they intended this space to give a feeling of home. He said they
welcomed comments on how best to accomplish that. Commissioner Riggs said the corner space
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was neighborhood benefit so potentially it could be an active space. Mr. Morcos said that was the
hope.

Commissioner Riggs said he understood the white concrete frame concept and liked it. He said he
understood the application of stone tile and varying the band widths and liked it. He asked if the
materials for the residences with the triangular balconies was aluminum siding with wood finish. Mr.
Manus said they were not balconies but a recess on the corners to provide a bit more shadow and
depth there. He said the materials were rain screen and stucco. He said they were proposing a
synthetic wood rain screen material. Commissioner Riggs asked if the rain screen was a reference
to the tile of varying band widths. Mr. Manus said that was the cement fiber panel. Commissioner
Riggs asked if that was with 1/2-inch or 3/8-inch joints. Mr. Manus said they were trying to use
different reveal patterns based on the standard material provided by the manufacturers.
Commissioner Riggs asked about the bay windows. Mr. Manus said those were metal and part of
the same materials being used for other windows. Commissioner Riggs asked about the distant
corner vertical yellow element. Mr. Manus said it was wood tone and was reading yellow but was a
warm, kind of honey-colored look material. Commissioner Riggs asked if the cement panels were
taupe. Clark said they were more terracotta and bricklike in appearance.

Replying to Commissioner Riggs’ reference to the inspirational images, Mr. Manus noted
Commissioner Kahle’s reference also to those images, and said they were open to
recommendations and suggestions. He said they made significant progress on site planning issues
and the massing associated with comments the Commission shared. He referred to Commissioner
Riggs’ comment at the last study session regarding a sense of home and said they were trying to
find materials that would not be dated in five or 10 years and have a warmth that would read more
as residential character.

Commissioner Riggs said in 2016 he had made a commitment that they could not have any more
traffic in the Bayfront area. He said the hope was that putting residential within commercial areas
solved that problem. He said people who rented there might or might not have a job within
bicycling distance. He said they would be lucky if 50% of the 480 residences represented
nonmotorized trips to work. He said traffic would be added and the site was not on the CalTrain
line and for the foreseeable future it was not on a Dumbarton line. He said it would be very helpful
if the partnership pressed for the activation of the Dumbarton line from the Bayfront to Redwood
City. Mr. Morcos said they had been involved in discussions on the Dumbarton rail. He said they
had room to be more vocal on that and other issues that affected the Belle Haven area.

Commissioner Kahle confirmed that the aluminum siding made to look like wood was the intended
material.

Chair Barnes opened the public comment period and closed it as there were no speakers.

Commission Comments: Commissioner Kahle said some design refinement was needed. He said
he was not sure if that would be the materials, massing, rooflines or a better rendering or detailing,
but something was needed to bump it up to the next level. He said the paseo, open space and
public art were all great amenities. He said the parking screening worked well. He said he would
like more retail space such as a café and restaurant. He said an elementary school as mentioned
earlier in the evening was definitely something to look into. He said he had some concern whether
the roads around the project were adequate for the size of the project in terms of handling the
capacity. He said it was a very ambitious project and the City obviously really needed housing.
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Commissioner Doran said he thought it was a great project and the City had a dire need for
housing. He said he was overall supportive of the project. He said it had improved since the last
time the Commission saw it. He said he liked the additional open space on the Constitution Drive
side and integrating that with the paseo was the best use of it. He said regarding public serving
commercial space that a café there would do well, unless someone else beat them to that. He said
one of the most needed uses was groceries, but this space was too small to be practical for that.
He suggested a pharmacy as another possibility.

Chair Barnes said a needed neighborhood benefit space was childcare. He said the challenge was
figuring out where its outdoor space would be but suggested that they could figure that out
together.

Commissioner DeCardy said overall regarding the site building design that the applicant was
headed in the right direction and he generally agreed with Commissioners’ comments. He
suggested they engage with the community regarding the public benefit space and use that to
make the site connection mentioned. He said the other opportunity for that engagement was the
public art element and he would like to involve the Belle Haven and other community members,
including the high school, to include all voices to make that happen. He noted his earlier comment
to investigate increasing BMR to 20% at lower income levels.

Staff Summary of Commission/Commissioner Feedback:

¢ A couple of Commissioners requested that the applicant explore increasing the proposed BMR
housing from 15 percent of units to 20 percent of units, with some units for those making below
60 percent of area median income.

¢ Commissioners commented on the potential for reduced sunlight on proposed terraces and
open spaces within the multifamily apartment buildings and between the rows of townhomes.
The applicant was urged to consider further development of these spaces in ways that might
increase the amount of sunlight they receive.

¢ One Commissioner requested that the applicant become more involved in discussions related
to the reactivation of the Dumbarton Corridor and advocate for service between Redwood City
and the Bayfront Area of Menlo Park.

¢ Commissioners indicated that different commercial uses could potentially work in the proposed
public-serving commercial space in building M1, such as a café or pharmacy. One
Commissioner believed strongly that childcare was the appropriate use for the space and
encouraged the applicant to explore how requirements for a childcare center could be met on
the site.

e Commissioners supported integration of public art into the proposed publicly accessible open
space.

e The general reaction of the Commission toward the proposed redesign of the open space was
positive and most stated that they believed the project was heading in the right direction.

¢ A couple of Commissioners indicated that materials and design details needed additional
refinement, but the design is an improvement over the original proposal.
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H. Informational Items
H1.  Future Planning Commission Meeting Schedule

e Regular Meeting: January 13, 2020
e Regular Meeting: January 27, 2020

No comments were made.
l. Adjournment

Chair Barnes adjourned the meeting at 10:46 p.m.

Staff Liaison: Corinna Sandmeier, Senior Planner

Recording Secretary: Brenda Bennett
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