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 Planning Commission 
  
 
REGULAR MEETING AGENDA 

Date:   7/14/2025 
Time:  7:00 p.m. 
Location:  Zoom.us/join – ID# 846 9472 6242 and  
  City Council Chambers 
  751 Laurel St., Menlo Park, CA 94025 
 

Members of the public can listen to the meeting and participate using the following methods. 
  
How to participate in the meeting 

• Access the live meeting, in-person, at the City Council Chambers   
• Access the meeting real-time online at:  

zoom.us/join – Meeting ID# 846 9472 6242 
• Access the meeting real-time via telephone (listen only mode) at:  

(669) 900-6833 
Regular Meeting ID # 846 9472 6242 
Press *9 to raise hand to speak 

• Submit a written comment online up to 1-hour before the meeting start time: 
planning.commission@menlopark.gov* 
Please include the agenda item number related to your comment.  

 
*Written comments are accepted up to 1 hour before the meeting start time. Written messages are 
provided to the Planning Commission at the appropriate time in their meeting.  

Subject to change: The format of this meeting may be altered or the meeting may be canceled. You may 
check on the status of the meeting by visiting the city website menlopark.gov. The instructions for logging on 
to the webinar and/or the access code is subject to change. If you have difficulty accessing the webinar, 
please check the latest online edition of the posted agenda for updated information 
(menlopark.gov/agendas). 
 

Regular Meeting 
 
A. Call To Order 

 
B. Roll Call 

 
C. Reports and Announcements 

 
D.  Public Comment  

 Under “Public Comment,” the public may address the Commission on any subject not listed on the 
agenda. Each speaker may address the Commission once under public comment for a limit of three 
minutes. You are not required to provide your name or City of residence, but it is helpful. The 

  

https://zoom.us/join
https://zoom.us/join
http://menlopark.gov/
http://menlopark.gov/agendas
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Commission cannot act on items not listed on the agenda and, therefore, the Commission cannot 
respond to non-agenda issues brought up under Public Comment other than to provide general 
information. 
 

E.  Consent Calendar 

E1. Approval of minutes from the June 23, 2025 Planning Commission meeting (Attachment) 

F.  Public Hearing Items 

F1. Use Permit/Rex McLean/1221 Windermere Ave.: 
Consider and adopt a resolution to approve a use permit to determine the Floor Area Limit (FAL) 
on a lot less than 5,000 square feet in area, and to remodel and construct first- and second-story 
additions to an existing nonconforming one-story, single-family residence on a substandard lot with 
regard to minimum lot width, depth, and area in the R-1-U (Single Family Urban Residential) 
zoning district. The proposal would exceed 50 percent of the replacement value in a 12-month 
period and requires use permit approval. The proposal would also exceed 50 percent of the 
existing floor area and is considered equivalent to a new structure. Continue to August 11, 2025. 

 
F2. Use Permit/Seyed Ali Modarres Najafabadi/303 Concord Dr.: 

Consider and adopt a resolution to approve a use permit to construct first-floor additions and 
conduct interior modifications to an existing nonconforming single-story residence at 303 Concord 
Dr. in the R-1-U (Single Family Urban Residential) zoning district. The proposed work would 
exceed 75 percent of the replacement value of the existing structure, which requires a use permit. 
Determine this action is categorically exempt under CEQA Guidelines Section 15303, Class 3 
exemption for new construction or conversion of small structures. The proposal includes the 
addition of an attached accessory dwelling unit (ADU) and a junior accessory dwelling unit (JADU), 
which are permitted uses and not subject to discretionary review. (Staff Report #25-029-PC) 

 
F3. Use Permit/Steve Rawlings/3000 Sand Hill Rd.: 

Consider and adopt a resolution to approve a use permit to 1) modify the previously approved 
State of California Alcoholic Beverage Control (ABC) license type 41 (on-sale beer and wine – 
eating place) to type 47 (on-sale general – eating place), which would allow the sale of beer, wine, 
and distilled spirits for consumption at an existing restaurant, and 2) modify the restaurant hours of 
operation to 8 a.m. to 7 p.m. seven days a week, at 3000 Sand Hill Rd. in the C-1-C(X) 
(Administrative, Professional, and Research District, Restrictive, Conditional Development Permit) 
zoning district. Determine these actions are categorically exempt under CEQA Guidelines Section 
15301, Class 1 exemption for existing facilities. (Staff Report #25-030-PC) 

 
F4. Use Permit/Steve Rawlings/125-135 Constitution Dr.: 

Consider and adopt a resolution to approve a use permit for the sale of beer and wine for on-site 
consumption (State of California Alcoholic Beverage Control license type 41), which is considered 
a special use, at existing corporate campus cafeterias at 125-135 Constitution Dr. in the M-3(X) 
(Commercial Business Park, Conditional Development Permit) zoning district. Determine these 
actions are categorically exempt under CEQA Guidelines Section 15301, Class 1 exemption for 
existing facilities. (Staff Report #25-031-PC) 
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G.  Informational Items 

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

 
• Regular Meeting: July 28, 2025 
• Regular Meeting: August 11, 2025 

 
H.  Adjournment 
 

At every regular meeting of the Planning Commission, in addition to the public comment period where the 
public shall have the right to address the Planning Commission on any matters of public interest not listed on 
the agenda, members of the public have the right to directly address the Planning Commission on any item 
listed on the agenda at a time designated by the chair, either before or during the Planning Commission’s 
consideration of the item. 
 
At every special meeting of the Planning Commission, members of the public have the right to directly address 
the Planning 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 before, the public hearing. 
 
Any writing that is distributed to a majority of the Planning 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 by 
request by emailing the city clerk at jaherren@menlopark.gov. Persons with disabilities, who require auxiliary 
aids or services in attending or participating in Planning Commission meetings, may call the City Clerk’s Office 
at 650-330-6620. 
 
Agendas are posted in accordance with Cal. Gov. Code §54954.2(a) or §54956. Members of the public can 
view electronic agendas and staff reports by accessing the city website at menlopark.gov/agendas and can 
receive email notifications of agenda postings by subscribing at menlopark.gov/subscribe. Agendas and staff 
reports may also be obtained by contacting City Clerk at 650-330-6620. (Posted: 7/9/2025) 

mailto:jaherren@menlopark.gov
https://menlopark.gov/agendas
https://menlopark.gov/susbscribe
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 Planning Commission 
  
 
REGULAR MEETING DRAFT MINUTES 

Date:   6/23/2025 
Time:  7:00 p.m. 
Location:  Zoom.us/join – ID# 846 9472 6242 and  
  City Council Chambers 
  751 Laurel St., Menlo Park, CA 94025 
 

A. Call To Order 
 
Chair Andrew Ehrich called the meeting to order at 7:01 p.m. 
 

B. Roll Call  
 
Present: Andew Ehrich (Chair), Ross Silverstein (Vice Chair), Katie Behroozi, Linh Dan Do, 
Jennifer Schindler, Misha Silin 
 
Absent: Katie Ferrick 
 
Staff: Matthew Pruter, Associate Planner; Corinna Sandmeier, Principal Planner; Mariam Sleiman, 
City Attorney’s Office 
 

C. Reports and Announcements 
 

Principal Planner Corinna Sandmeier said the City Council at its June 24, 2025 meeting would 
review the proposed budget for the upcoming fiscal year. 
 

D.  Public Comment  
  
 Chair Ehrich opened public comment and closed it as no persons requested to speak. 
  
E.  Consent Calendar 
 
E1. Approval of minutes from the June 9, 2025 Planning Commission meeting (Attachment) 
 
  Chair Ehrich opened public comment on the Consent Calendar and closed it as no persons 

requested to speak. 
 
 ACTION: Motion and second (Behroozi/Schindler) to approve the Consent Calendar consisting of 

the minutes from the June 9, 2025 Planning Commission meeting; passes 6-0 with Commissioner 
Ferrick absent. 

  
F.  Regular Business Item 
 
F1. Architectural Control/Stanford University/200 and 300 El Camino Real: 

Consider and adopt a resolution to approve an architectural control permit for minor alterations to 
two existing office buildings at 200-300 El Camino Real, including the installation of metal roll-up 
gates for two rear-facing underground parking garage entrances at 300 El Camino Real, and the 
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installation of metal roll-up gates for two rear-facing underground parking garage entrances and a 
metal gate for one side-facing pedestrian entrance at 200 El Camino Real, in the SP-ECR/D (El 
Camino Real/Downtown Specific Plan) zoning district, and determine this action is categorically 
exempt under CEQA Guidelines Section 15301’s Class 1 exemption for existing facilities. (Staff 
Report #25-028-PC) 

 
 Associate Planner Matthew Pruter said staff had no additions to the written report. 
 
 Michelle Coplan, property manager, spoke on behalf of the project.  
 
 Chair Ehrich opened for public comment on the project and closed public comment as no persons 

requested to speak. 
 
 ACTION: Motion and second (Silverstein/Behroozi) to adopt a resolution approving the item as 

presented; passes 6-0 with Commissioner Ferrick absent. 
 
G.  Informational Items 
 
G1. Future Planning Commission Meeting Schedule  
 

• Regular Meeting: July 14, 2025 
 
Planner Sandmeier said the agenda for the July 14 meeting had some single family home projects 
and some smaller commercial projects. 
 
• Regular Meeting: July 28, 2025 
 
Planner Sandmeier said the Parkline project was tentatively scheduled for the July 28 agenda. 
 
Commissioner Silverstein said he  would be absent from the July 14 meeting. Chair Ehrich noted 
that Commissioner Ferrick would also be absent from the July 14 meeting.  

 
H.  Adjournment  
 
 Chair Ehrich adjourned the meeting at 7:26 p.m. 
 
 Staff Liaison: Corinna Sandmeier, Principal Planner 
 
 Recording Secretary: Brenda Bennett 



Community Development 
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STAFF REPORT 

Planning Commission    
Meeting Date:   7/14/2025 
Staff Report Number:  25-029-PC 
 
Public Hearing:  Consider and adopt a resolution to approve a use 

permit to construct first-floor additions and conduct 
interior modifications to an existing nonconforming 
single-story residence in the R-1-U (Single Family 
Urban Residential) zoning district at 303 Concord 
Drive and determine this action is categorically 
exempt under CEQA Guidelines Section 15303, 
Class 3 exemption for new construction or 
conversion of small structures. The proposal 
includes the addition of an attached accessory 
dwelling unit (ADU) and a junior accessory dwelling 
unit (JADU), which are permitted uses and not 
subject to discretionary review.  

 

Recommendation 
Staff recommends that the Planning Commission adopt a resolution approving a use permit to construct 
first-floor additions and conduct interior modifications to an existing nonconforming single-story residence in 
the R-1-U (Single Family Urban Residential) zoning district. The proposed work would exceed 75 percent of 
the replacement value of the existing structure, which requires a use permit. The proposal includes the 
addition of an attached accessory dwelling unit (ADU) and a junior accessory dwelling unit (JADU), which 
are permitted uses and not subject to discretionary review. The draft resolution, including the recommended 
actions and conditions of approval, is 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 project. 

 

Background 

Site location 
The subject property is located at the northeastern corner of Concord Drive and Trenton Way, in the 
Willows neighborhood. Concord Drive is considered the front property line because it has a shorter frontage 
than the Trenton Way frontage. All neighboring properties are also located in the R-1-U district. A location 
map is included as Attachment B. The surrounding neighborhood consists of single- and two-story 
residences, many featuring ranch and bungalow architectural styles. 
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Analysis 
Project description 
The residence is nonconforming with regard to the side setbacks. To the south along Trenton Way, the 
residence is set back from the property line 9.7 feet, where a 12-foot corner side setback is required. Along 
the north property line, the residence is set back five feet and the garage is set back 3.7 feet, where a 6.8 
feet setback is required. The lot is presently occupied by a 1,710 square-foot single-story, single-family 
residence with two-car garage, originally built in 1948 in the ranch style. The front entrance and driveway of 
the residence face Concord Drive. 
 
The applicant is proposing to construct first floor additions and interior modifications to the existing 
residence, expanding the building footprint and also adding an attached 660 square-foot ADU to the rear 
(west) and converting/expanding the existing garage at the front (east) to a 490 square-foot JADU. New 
walls and rooms are proposed at the front and rear of the residence within the front and rear setbacks, while 
select portions of nonconforming walls, along the northern and southern sides of the property are proposed 
to retain the existing nonconforming side setbacks. The proposal increases the existing primary residence 
square footage, excluding garage, by approximately 621 square feet and the front entrance and driveway 
would continue to be oriented towards Concord Drive. The new ADU at the rear (west) would have 
independent access through double doors oriented south and the new garage conversion JADU at the front 
(east) would have independent access through a door oriented to the north. The primary residence would 
include three bedrooms, two bathrooms, dining room, kitchen, and family room spaces in an open layout. 
 
The proposed residence would meet all Zoning Ordinance requirements for floor area limit (FAL), building 
coverage, setbacks, daylight plane, height, and parking. Of particular note with regard to Zoning Ordinance 
requirements: 
• The total proposed FAL would be 3,091 square feet, where a maximum of 2,800 square feet is permitted. 

– The project is allowed to exceed the FAL by up to 800 square feet in order to accommodate the 660 
square-foot ADU. 

• The total proposed building coverage would be 2,977 square feet, where a maximum of 2,609 square 
feet is permitted. 
– The project is allowed to exceed the maximum building coverage by up to 800 square feet in order to 

accommodate the 660 square-foot ADU. 

• The primary residence would meet front and rear setbacks and would continue to maintain the 
nonconforming setback of five feet to the north where 6.8 feet is required, and also 9.7 feet to the south 
where 12 feet is required. All new portions of the primary residence would meet setback requirements. 
The existing garage, which has a north side setback of 3.7 feet would maintain this setback with the 
conversion to the JADU. The proposed attached ADU would meet setback requirements. 

• The proposed building height would be 19.8 feet, where a maximum building height of 28 feet is 
permitted. The existing residence is 17.8 feet tall. 
 

The proposed project would be approximately 90 percent of the replacement cost of the existing 
nonconforming structure and thereby exceeds the 75 percent nonconforming structures threshold per 
Municipal Code section 16.80.030 and requires a use permit. The applicant’s project plans and project 
description letter are included as Attachment A, Exhibits A and B, respectively. A data table summarizing 
parcel and project attributes is included as Attachment C. 
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Parking and circulation 
The property has an existing driveway along Concord Drive which provides access to an attached two-car 
garage. The driveway location is proposed to remain and a future concrete driveway would effectively 
provide two uncovered parking spaces with at least one parking space being required by the new ADU. No 
parking spaces are required for the JADU and since the existing two-car garage is being converted to the 
JADU, no replacement parking is required for the primary residence. The proposed JADU includes space 
for bicycle storage. 
 
Design and materials  
The applicant describes the architectural style as Mediterranean and highlights features such as stucco 
siding, arched doorways and windows, and a wrought-iron entrance. Stone molding around doors and 
gridded windows as well as tile wainscotting are proposed. The applicant states the color palette would 
include warm earth tones such as beige, terracotta, and limestone veneer. A standing seam metal roof is 
proposed above the main entrance and an asphalt shingle roof is proposed elsewhere. The entrance to the 
JADU bicycle storage area would feature a wood sectional roll-up door facing Concord Drive. Multiple 
skylights are proposed for the primary residence, ADU, and JADU. 
 
Trees and landscaping 
The applicant submitted an arborist report (Attachment A, Exhibit C), detailing the species, size (trunk 
diameter), and conditions of on-site and nearby trees, summarized in Table 1 on the following page. 
 

Table 1: Tree summary and disposition 

ID # Species Trunk 
Diameter Condition Status Removal or 

Retention 
Off-site or 

On-site 

242 Sweetgum 34 Fair Heritage Retention Off-site 
(street) 

243 Cheesewood 10 Fair Non-heritage Retention Off-site 
(street) 

244 Cheesewood 11 Fair Non-heritage Retention Off-site 
(street) 

245 Orange 17 Very poor Heritage Retention On-site 

246 Plum 15 Very poor Heritage Retention On-site 

247 Birch 8 Dead Non-heritage Removal On-site 

248 Black acacia 5 Good Non-heritage Retention On-site 

249 Lemonwood 4 Good Non-heritage Retention On-site 

250 Common 
camelia 4 Good Non-heritage Retention On-site 

251 Common 
camelia 9 Good Non-heritage Retention On-site 

252 Common 
camelia 9 Good Non-heritage Retention On-site 

253 Common 
camelia 7 Good Non-heritage Retention On-site 

254 Cheesewood 10 Good Non-heritage Retention Off-site 
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255 Common 
camelia 5 Good Non-heritage Retention Off-site 

266 Common 
camelia 5 Good Non-heritage Retention Off-site 

257 Common 
camelia 5 Good Non-heritage Retention Off-site 

 
The project arborist inventoried a total of 16 trees on-site and surrounding the property, with three trees 
being considered heritage trees (two on-site and one street tree). All heritage trees would be retained. Of 
the non-heritage trees, one dead on-site birch tree would be removed and all other non-heritage trees would 
be retained. The arborist report specifies tree protection measures, including two tree protection zones to 
minimize potential injury to trees during construction. Two new street trees (gingko and Chinese flame) are 
proposed along Concord Drive. The City Arborist has reviewed the application, including review for the new 
street trees, and all recommended tree protection measures identified in the arborist report would be 
implemented and ensured as part of draft condition of approval 1h (see Attachment A, Exhibit D). 
 
Correspondence  
The applicant states in their project description letter that they have made efforts to inform and engage 
neighboring property owners and the proposal has received positive responses. As of the completion of this 
report, staff has not received any correspondence. 
 

Conclusion 
The proposed project would update and improve the housing condition of the existing residence originally 
constructed in 1948. Staff believes the design and materials of the proposed residence are compatible with 
the surrounding neighborhood, which features a mixture of single- and two-story residence with varied 
architectural styles. The proposed project would feature a consistent, harmonious architectural style 
between the main house, attached ADU, and JADU, and would increase the local housing stock by 
supporting the addition of two living units to an existing single-family residence, for a total of three living 
units on the site. Staff recommends that the Planning Commission approve the proposed project. 
 

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

 

Environmental Review 
The project is categorically exempt under Class 3 (Section 15303, “New construction or conversion of small 
structures”) of the current California Environmental Quality Act (CEQA) Guidelines. 

 

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

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

Attachments 
A. Draft Planning Commission resolution approving the use permit 

Exhibits to Attachment A 
A. Project plans  
B. Project description letter 
C. Arborist report 
D. Conditions of approval 

B. Location map 
C. Data table 
 
 
Report prepared by: 
Calvin Chan, Senior Planner 
 
Report reviewed by: 
Tom Smith, Principal Planner 



ATTACHMENT A

PLANNING COMMISSION RESOLUTION NO. 2025-0XX 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF 
MENLO PARK APPROVING A USE PERMIT TO CONSTRUCT 
FIRST-FLOOR ADDITIONS AND CONDUCT INTERIOR 
MODIFICATIONS TO AN EXISTING NONCONFORMING SINGLE-
STORY RESIDENCE IN THE R-1-U (SINGLE FAMILY URBAN 
RESIDENTIAL) ZONING DISTRICT AT 303 CONCORD DRIVE. 

WHEREAS, the City of Menlo Park (“City”) received an application requesting a use 
permit to construct first-floor additions and conduct interior modifications to an existing 
nonconforming single-story residence in the R-1-U (Single Family Urban Residential) 
zoning district (collectively, the “Project”) from Seyed Ali Modarres Najafabadi 
(“Applicant” and “Owner”), at 303 Concord Drive (APN 062-333-200) (“Property”). The 
proposal also includes the addition of an attached accessory dwelling unit (ADU) and a 
junior accessory dwelling unit (JADU), which are permitted uses and not subject to 
discretionary review. The Project use permit is depicted in and subject to the development 
plans and project description letter, which are attached hereto as Exhibit A and Exhibit B, 
respectively, and incorporated herein by this reference; and 

WHEREAS, the Property is located in the Single Family Urban Residential (R-1-U) 
district. The R-1-U district supports single-family residential uses and accessory dwelling 
units; and 

WHEREAS, the proposed project would comply with all objective standards of the R-1-U 
district; and 

WHEREAS, the proposed project includes a new attached ADU and a new JADU 
converted/expanded from an existing garage, which are permitted uses and not subject 
to discretionary review; and 

WHEREAS, the Applicant submitted an arborist report prepared by Monarch Consulting 
Arborists, incorporated herein as Exhibit C, which was reviewed by the City Arborist and 
found to be in compliance with the Heritage Tree Ordinance, and proposes mitigation 
measures to adequately protect heritage trees in the vicinity of the project; and 

WHEREAS, the proposed Project was found to be in compliance with City standards; and 

WHEREAS, the Project, requires discretionary actions by the City as summarized above, 
and therefore the California Environmental Quality Act (“CEQA,” Public Resources Code 
Section §21000 et seq.) and CEQA Guidelines (Cal. Code of Regulations, Title 14, 
§15000 et seq.) require analysis and a determination regarding the Project’s
environmental impacts; and

A1



Resolution No. 2025-0XX 
 

WHEREAS, the City is the lead agency, as defined by CEQA and the CEQA Guidelines, 
and is therefore responsible for the preparation, consideration, certification, and approval 
of environmental documents for the Project; and  

WHEREAS, the Project is exempt from environmental review pursuant to CEQA 
Guidelines section 15303 (New construction or conversion of small structures); and 

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

WHEREAS, at a duly and properly noticed public hearing held on July 14, 2025, the 
Planning Commission fully reviewed, considered, and evaluated the whole of the record 
including all public and written comments, pertinent information, documents and plans, 
prior to taking action regarding the Project. 

NOW, THEREFORE, THE MENLO PARK PLANNING COMMISSION HEREBY 
RESOLVES AS FOLLOWS: 
 
Section 1.  Recitals.  The Planning Commission has considered the full record before it, 
which may include but is not limited to such things as the staff report, public testimony, 
and other materials and evidence submitted or provided, and the Planning Commission 
finds the foregoing recitals are true and correct, and they are hereby incorporated by 
reference into this Resolution. 

Section 2.  Conditional Use Permit Findings.  The Planning Commission of the City of Menlo 
Park does hereby make the following Findings:   

The approval of the use permit to construct first-floor additions and conduct interior 
modifications to an existing nonconforming single-story residence is granted based on the 
following findings, which are made pursuant to Menlo Park Municipal Code Section 
16.82.030: 

1. That the establishment, maintenance, or operation of the use applied for will, 
under the circumstance of the particular case, not be detrimental to the health, 
safety, morals, comfort and general welfare of the persons residing in the 
neighborhood of such proposed use, or injurious or detrimental to property and 
improvements in the neighborhood or the general welfare of the city because: 
 

a. Consideration and due regard were given to the nature and condition of 
all adjacent uses and structures, and to general plans for the area in 
question and surrounding areas, and impact of the application hereon; in 
that, the proposed use permit is consistent with the R-1-U zoning district 
and the General Plan because nonconforming single-story residences 
are allowed to be modified and expanded beyond 75 percent of the value 
of the proposed new work in any 12-month period on substandard lots, 
subject to granting of a use permit.  

A2



Resolution No. 2025-0XX 
 

 
b. The proposed project would refresh and improve the housing condition of 

the existing residence originally constructed in 1948. The primary 
residence would meet front and rear setbacks and would continue to 
maintain the nonconforming interior side setback of five feet to the north 
where 6.8 feet is required, and also 9.7 feet to the south where a corner 
side setback of 12 feet is required. All new portions of the primary 
residence would meet setback requirements. The existing garage, which 
has a north side setback of 3.7 feet would maintain this setback with the 
conversion to the JADU. The proposed attached ADU would meet 
setback requirements. 

 
c. The proposal would be compliant with all parking requirements and  would 

include a new driveway in the existing location and effectively provide two 
uncovered parking spaces, as well as bicycle parking for the proposed 
JADU. 

 
d. The proposed Project is designed to meet all the applicable codes and 

ordinances of the City of Menlo Park Municipal Code and the Commission 
concludes that the Project would not be detrimental to the health, safety, 
and welfare of the surrounding community as the proposed residence 
would be located in a single-family neighborhood and has been designed 
in a way to complement the existing scale of surrounding homes.  
 

Section 3.  Conditional Use Permit.  The Planning Commission approves Use Permit 
No. PLN2024-00044, which use permit is depicted in and subject to the development 
plans and project description letter, which are attached hereto and incorporated herein 
by this reference as Exhibit A and Exhibit B, respectively. The use permit is conditioned 
in conformance with the conditions attached hereto and incorporated herein by this 
reference as Exhibit D.   
 
Section 4.  ENVIRONMENTAL REVIEW.  The Planning Commission makes the following 
findings, based on its independent judgment after considering the Project, and having 
reviewed and taken into consideration all written and oral information submitted in this matter: 

 
1. The Project is categorically exempt from environmental review pursuant to Cal. Code 

of Regulations, Title 14, §15303 et seq. (New construction or conversion of small 
structures) 
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Resolution No. 2025-0XX 
 

Section 5.  SEVERABILITY  

If any term, provision, or portion of these findings or the application of these findings to a 
particular situation is held by a court to be invalid, void or unenforceable, the remaining 
provisions of these findings, or their application to other actions related to the Project, 
shall continue in full force and effect unless amended or modified by the City. 

I, Thomas Rogers, Principal Planner of the City of Menlo Park, do hereby certify that the 
above and foregoing Planning Commission Resolution was duly and regularly passed 
and adopted at a meeting by said Planning Commission on July 14, 2025, by the following 
votes: 

AYES:   

NOES:   

ABSENT:  

ABSTAIN:   

RECUSED:  
 
 
IN WITNESS THEREOF, I have hereunto set my hand and affixed the Official Seal of 
said City on this ____ day of July 2025. 
 
PC Liaison Signature 
 
 
 
 
______________________________ 
Thomas Rogers 
Principal Planner 
City of Menlo Park 
 
 
Exhibits 
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Arborist’s Response to City Comments

City Letter dated November 7, 2024 

1. The City is concerned about the severity of potential impacts to heritage street tree #242, which is right next to the construction 
entrance, driveway demolition and construction, and area to be graded. 

MCA: to preserve the heritage street tree #242 in front of the site the plans have been modified to retain the existing driveway 
throughout construction thus preserving the existing conditions and limiting impacts to the tree. 

a. Please provide more detailed, specific recommendations for how the grading and driveway demolition and construction should be 
conducted to reduce impacts to the liquidambar. 

MCA: The plan, as stated above, is to retain the existing driveway during construction. This will allow for access and staging in this 
area without causing harm to the tree or its roots. Once the project is near completion the existing driveway will be removed/
demolished. 

2. This permit application will only be approved once impacts to protected trees have been sufficiently mitigated with design 
changes and planned work methods (e.g., exploratory excavation, careful demolition of hardscape near trees without heavy 
machinery, having the project arborist on-site to document and guide root pruning and preservation, etc.). 

MCA: At the time the existing driveway is to be demolished and removed the project arborist will monitor and document the 
construction. If significant roots are encountered under the existing hardscape a plan to preserve them or remove them if feasible will 
occur. Selectively remove roots that can be eliminated without causing health or structural issues with the tree or shave larger roots 
where feasible. If necessary design a new driveway or raise the elevation of the driveway to bury offending roots rather than remove 
them completely. Roots greater than four inches (4”) in diameter shall not be cut without the project arborist’s written 
recommendations and documentation. When roots over four inches (4”) in diameter are encountered and are authorized to be cut or 
removed, they should be pruned by hand with a handsaw, reciprocating saw (sawzall), or chain saw rather than left crushed or torn. 
Roots should be cut beyond sinker roots or outside root branch junctions and be observed by the project arborist. When completed, 
exposed roots should be kept moist or backfilled as soon as reasonably possible and not left exposed over-night. 
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Summary 

The plans indicate a proposed home addition and remodel. The 
inventory contains sixteen (16) trees comprised of eight (8) 
different species. There are three (3) trees considered 
“Heritage” with one originating on the adjacent site. The 
remaining thirteen (13) are not large enough to be considered 
“Heritage”. Ten (10) trees are in good condition. Three (3) trees 
are in fair shape and both “Heritage Trees” on the site are in 
“Very Poor” condition (orange #245 and plum #246).  

Eight trees are expected to be moderately impacted. The 
applicant anticipates retaining all the trees around the property 
except the dead and failed birch tree #247. 

Sweetgum #242 will require fence around it on the property but 
there is also an existing driveway within the calculated TPZ. 
The specified TPZ will need to conform to the driveway 
location (Appendix A). Trees #245 and #246 are anticipated to 
be retained and the specified TPZ requires fence around them in 
the back corner of the site. 

There were three “Heritage" trees trees appraised for a rounded 
depreciated value of $18,090.00. 

Introduction 

Background 

Ali and Mahsa Modares asked me to assess the site, trees, and 
proposed footprint plan, and to provide a report with my 
findings and recommendations to help satisfy planning 
requirements. 

Assignment 

• Provide an arborist’s report including an assessment of the 
trees within the project area and on the adjacent sites. The 
assessment is to include the species, size (trunk diameter), 
condition (health, structure, and form), and suitability for 
preservation ratings. Affix number tags on the trees for 
reference on site and on plans. 

• Provide tree protection specifications, guidelines, and impact 
ratings for those affected by the project.  

• Provide appraised values using the Trunk Formula Technique. 

Limits of the assignment 

• The information in this report is limited to the condition of 
the trees during my inspection on August 16, 2024. No tree 
risk assessments were performed. 

• Tree heights and canopy diameters are estimates. 
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• The plans reviewed for this assignment were as follows 
(Table 1) 

Purpose and use of the report 

The report is intended to identify all the trees within the plan 
area that could be affected by a project. The report is to be used 
by the property owners and the City of Menlo Park as a 
reference for existing tree conditions to help satisfy planning 
requirements. 

Observations 

Tree Inventory 

13.24.020 Definitions 

“ Heritage Tree” shall mean: 
A. All trees other than oaks which have a trunk with a 

circumference of 47.1 inches (diameter of fifteen (15) 
inches) or more, measured fifty-four (54) inches above 
natural grade. 

B. An oak tree (Quercus) which is native to California and has 
a trunk with a circumference of 31.4 inches (diameter of 
ten (10) inches) or more, measured at fifty-four (54) inches 
above natural grade. 

C. A tree or group of trees of historical significance, special 
character or community benefit, specifically designated by 
resolution of the city council.  

The plans are to build an Accessory Dwelling Unit (ADU) 
within the footprint of the existing pool and construct a new 
smaller pool on the other side of the property. 

Table 1: Plans Reviewed Checklist

Plan Date Sheet Reviewed Source

Existing Site 
Topographic

08/27/24 C1 Yes Sterling 
Consultants

Proposed Site 
Plan

12/09/24 A0 Yes JRider Design

Demolition 
Plan

09/23/24 C1 Yes Sterling 
Consultants

Erosion 
Control

09/23/24 C3 Yes Sterling 
Consultants

Grading and 
Drainage

09/23/24 C2 Yes Sterling 
Consultants

Utility Plan 
and Hook-up 
locations

Exterior 
Elevations

12/09/24 A8, 
A9, 
A10

Yes JRider Design

Landscape 
Plan and Pool

Irrigation Plan

T-1 Tree 
Protection 
Plan
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The inventory contains sixteen (16) trees comprised of eight (8) different species (Table 2). There are three (3) trees considered 
“Heritage” with one originating on the adjacent site. The remaining thirteen (13) are not large enough to be considered “Heritage”. 

Table 2: Tree Inventory

Tree Species I.D. # Trunk 
Diameter (in.)

~ Height (ft.) ~ Canopy 
Diameter (ft.)

Condition Status

sweetgum (Liquidambar styraciflua) 242 34 65 35 Fair Heritage Tree

cheesewood (Pittosporum tobira) 243 10 8 8 Fair Non-Heritage

cheesewood (Pittosporum tobira) 244 11 8 8 Fair Non-Heritage

orange (Citrus sinensis) 245 17 15 18 Very poor Heritage Tree

plum (Prunus domestica) 246 15 15 15 Very poor Heritage Tree

birch (Betula pendula) 247 8 25 15 Dead Non-Heritage

black acacia (Acacia melanoxylon) 248 5 15 10 Good Non-Heritage

lemonwood (Pittosporum eugenoides) 249 4 10 10 Good Non-Heritage

common camellia (Camellia japonica) 250 4 8 6 Good Non-Heritage

common camellia (Camellia japonica) 251 9 10 8 Good Non-Heritage

common camellia (Camellia japonica) 252 9 10 8 Good Non-Heritage

common camellia (Camellia japonica) 253 7 10 8 Good Non-Heritage

cheesewood (Pittosporum tobira) 254 10 10 10 Good Non-Heritage

common camellia (Camellia japonica) 255 5 10 10 Good Non-Heritage

common camellia (Camellia japonica) 256 5 10 10 Good Non-Heritage

common camellia (Camellia japonica) 257 5 10 10 Good Non-Heritage
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Analysis 

Tree appraisal was performed according to the Council of Tree & Landscape Appraisers Guide for Plant Appraisal 10th Edition, 2019
(CLTA) along with Western Chapter International Society of Arboriculture Species Classification and Group Assignment, 2004. The 
trees were appraised using the “Cost Approach” and more specifically the “Trunk Formula Technique” (Appendix B). 

“Trunk Formula Technique” is calculated as follows: Basic Tree Cost = (Unit tree cost x Appraised trunk area), Appraised Value = 
(Basic tree cost X functional Limitations (percentage) X Condition (percentage) X External Limitations (percentage)). 

The trunk formula valuations are based on four tree factors; size (trunk cross sectional area), condition, functional limitations, and 
external limitations. There are two steps to determine the overall value. The first step is to determine the “Basic Tree Cost” based on 
size and unit tree cost. Unit tree cost is calculated by dividing the nursery wholesale cost of a 24 inch box specimen and its 
replacement size (cost per square inch trunk caliper) which is determined by the Species Classification and Group Assignment, 2004 
Western Chapter Regional Supplement. The cost of the 24 inch box wholesale specimen was determined through personal 
communications with BrightView and Normans nurseries in Farmington and Central Wholesale in San Jose for an average of $214.00. 

The second part is to depreciate the tree’s Basic Cost through an assessment of condition, functional limitations, and external 
limitations. The condition assessment guidelines and percentages are defined in the “Condition Rating” section of this report. 
Functional limitations are based on factors associated with the tree’s interaction to its planting site that would affect condition, limit 
development, or reduce the utility in the future and include genetics, placement, and site conditions for the individual tree. External 
limitations are outside the property, out of control of the owner and also affect condition, limit development, or reduce the utility in the 
future (i.e power lines, municipal restrictions, drought adaptations, or species susceptibility to pests). 

There were three “Heritage" trees trees appraised for a rounded depreciated value of $18,090.00. 

Appraisal worksheets are available upon request. 
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Discussion 

Condition Rating

A tree’s condition is a determination of its overall health, 
structure, and form. The assessment considered all three criteria 
for a combined condition rating (ISA, 2019).  

• 100% - Exceptional = Good health and structure with 
significant size, location or quality. 

• 61-80% - Good = Normal vigor, well-developed structure, 
function and aesthetics not compromised with good longevity 
for the site. 

• 41-60 % - Fair = Reduced vigor, damage, dieback, or pest 
problems, at least one significant structural problem or 
multiple moderate defects requiring treatment. Major 
asymmetry or deviation from the species normal habit, 
function and aesthetics compromised. 

• 21-40% - Poor = Unhealthy and declining appearance with 
poor vigor, abnormal foliar color, size or density with 
potential irreversible decline. One serious structural defect or 
multiple significant defects that cannot be corrected and 
failure may occur at any time. Significant asymmetry and 
compromised aesthetics and intended use. 

• 6-20% - Very Poor = Poor vigor and dying with little foliage 
in irreversible decline. Severe defects with the likelihood of 
failure being probable or imminent. Aesthetically poor with 
little or no function in the landscape.  

• 0-5% - Dead/Unstable = Dead or imminently ready to fail. 

Ten trees are in good condition, although many of these I would 
call shrubs for clarification since they are almost all 
pittosporum and camellias with the exception of the sweetgum 
#242 (Chart 1). Three trees are in fair shape and both Heritage 
Trees on the site are in “Very Poor” condition.. 
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Expected Impact Level

Impact level defines how a tree may be affected by construction 
activity and proximity to the tree, and is described as low, 
moderate, or high. The following scale defines the impact 
rating: 

• Low = The construction activity will have little influence on 
the tree. 

• Moderate = The construction may cause future health or 
structural problems, and steps must be taken to protect the 
tree to reduce future problems. 

• High = Tree structure and health will be compromised and 
removal is recommended, or other actions must be taken for 
the tree to remain. The tree is located in the building 
envelope. 

Eight trees are expected to be moderately impacted located in 
the back of the sites. The applicant anticipates retaining all the 
trees around the property except the dead and failed birch tree 
#247.   

Monarch Consulting Arborists LLC - P.O Box 1010, Felton, CA 95018
831.331.8982 - rick@monarcharborist.com Page  of 6 25

Quantity

303 Concord Drive, Menlo Park Tree Inventory, Assessment 
and Protection Report

September 24, 2024
Revised December 10, 2024

Tree Protection 

Tree protection focuses on avoiding damage to the roots, trunk, or scaffold branches from heavy equipment (Appendix D). The tree 
protection zone (TPZ) is the defined area in which certain activities are prohibited to minimize potential injury to the tree and should 
encompass the critical root zone. There are two tree protection zones determined which include the “calculated” and “specified” tree 
protection zones. The “calculated” tree protection zone is determined by a multiplication factor based on species tolerance, tree age/
vigor/health, and trunk diameter (Table 3). The “specified” tree protection zone is adjusted in size and shape to accommodate the 
existing infrastructure, planned construction, and specific site constraints. This “specified” zone includes tree canopy conformation, 
visible root orientation, size, condition, maturity, and species tolerances (Gilpin, R, Hauer, R, Matheny, N, and Smiley, E.T. 2023). 

The table below indicates the "calculated” tree protection radii for the Heritage Tree to be retained (Table 3). Due to site constraints 
and the size of the trees it may not be possible to obtain these radii. Five trees originate on the adjacent properties but only sweetgum 
#242 is considered a “Heritage Tree” (the remaining are camellias and pittosporum). There is already a neighbor fence between the 
properties to protect these small shrubs/trees from construction damage. Sweetgum #242 will require fence around it but there is an 
existing driveway within the calculated TPZ. The specified TPZ will need to conform to the driveway location. The orange and plum 
are also to be retained and the specified TPZ will need to conform to the existing site constraints (Appendix A).

Table 3: Ideal Tree Protection Offsets

Tree Species I.D. # Trunk 
Diameter (in.)

~ Height (ft.) ~ Canopy 
Diameter (ft.)

Life Stage ISA 8X DBH (ft.) 
Radius

Menlo Park 10x 
DBH (ft.) Radius

sweetgum 
(Liquidambar 
styraciflua)

242 34 65 35 Mature 23 28

orange (Citrus 
sinensis)

245 17 20 15 Mature 11 14

plum (Prunus 
domestica)

246 15 20 15 Mature 10 13
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Conclusion 

The plans indicate a proposed home addition and remodel. The inventory contains sixteen (16) trees comprised of eight (8) different 
species. There are three (3) trees considered “Heritage” with one originating on the adjacent site. The remaining thirteen (13) are not 
large enough to be considered “Heritage”. 

Ten (10) trees are in good condition, although many of these I would consider shrubs for clarification since they are almost all 
pittosporum and camellias with the exception of the sweetgum #242. Three trees are in fair shape and both “Heritage Trees” on the site 
are in “Very Poor” condition (orange #245 and plum #246).  

Eight trees are expected to be moderately impacted. The applicant anticipates retaining all the trees around the property except the 
dead and failed birch tree #247. 

Five trees originate on the adjacent properties but only the sweetgum #242 is considered a “Heritage Tree”. There is already a 
neighbor fence between the properties to protect these small shrubs/trees from construction damage. Sweetgum #242 will require 
fence around it, but there is also an existing driveway within the calculated TPZ. The specified TPZ will need to conform to the 
driveway location. The orange and plum are also to be retained and the specified TPZ will need to conform to the existing site 
constraints. 

There were three “Heritage" trees trees appraised for a rounded depreciated value of $18,090.00. 
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Recommendations 

1. Place tree numbers and tree protection fence locations and guidelines on the plans including the grading, drainage, and utility 
plans. Create a separate plan sheet that includes all protection measures labeled “T-1 Tree Protection Plan.” 

2. Retain the existing driveway during construction. Place tree protection fence around Sweetgum #242 at the driveway edge from 
the sidewalk and 28 feet into the property parallel to the sidewalk (Appendix A). 

3. Place tree protection around the back of the property to preserve trees #245 through #257 (Appendix A). 

4. Install temporary irrigation or soaker hoses in the TPZs and provide supplemental watering during construction (Trees #1, #4, #5, 
and #6). Monitor watering times or amounts to ensure adequate soil saturation. (A 5/8” soaker hose requires about 200 minutes to 
deliver one inch of water to a garden. This number is affected by the length of the hose and the overall rate of flow from the 
faucet. A good rule of thumb is to expect about ½ GPM as a standard faucet flow rate.). 

5. All tree maintenance and care shall be performed by a qualified arborist with a C-61/D-49 California Contractors License. Tree 
maintenance and care shall be specified in writing according to American National Standard for Tree Care Operations: Tree, Shrub 
and Other Woody Plant Management: Standard Practices parts 1 through 10 and adhere to ANSI Z133.1 safety standards and 
local regulations. All maintenance is to be performed according to ISA Best Management Practices. 

6. Provide a copy of this report to all contractors and project managers, including the architect, civil engineer, and landscape designer 
or architect. It is the responsibility of the owner to ensure all parties are familiar with this document. 

7. Arrange a pre-construction meeting with the project arborist or landscape architect to verify tree protection is in place, with the 
correct materials, and at the proper distances.  
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Glossary of Terms 

Basic Tree Cost: The cost of replacement for a perfect specimen of a particular species and cross sectional area prior to location and 
condition depreciation. 

Calculated tree protection zone: A TPZ calculated using the trunk diameter and a multiplication factor based on species tolerance to 
construction and tree age. It is often plotted on a plan as a circle or other arbitrary shape and can be used as a guide for establishing the 
specified TPZ.

Cost Approach: An indication of value by adding the land value to the depreciated value of improvements. 

Critical root zone: a conceptual soil area containing the minimal amount of all the essential parts of the root zone needed to sustain 
tree health and structural integrity. There are no universally accepted methods to calculate the CRZ. 

Defect: An imperfection, weakness, or lack of something necessary. In trees defects are injuries, growth patterns, decay, or other 
conditions that reduce the tree’s structural strength. 

Diameter at breast height (DBH): Measures at 1.4 meters (4.5 feet) above ground in the United States, Australia (arboriculture), 
New Zealand, and when using the Guide for Plant Appraisal, 9th edition; at 1.3 meters (4.3 feet) above ground in Australia (forestry), 
Canada, the European Union, and in UK forestry; and at 1.5 meters (5 feet) above ground in UK arboriculture.  

Drip Line: Imaginary line defined by the branch spread or a single plant or group of plants. The outer extent of the tree crown. 

Form: describes a plant’s habit, shape or silhouette defined by its genetics, environment, or management. 

Health: Assessment is based on the overall appearance of the tree, its leaf and twig growth, and the presence and severity of insects or 
disease. 

Mechanical damage: Physical damage caused by outside forces such as cutting, chopping or any mechanized device that may strike 
the tree trunk, roots or branches.  
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Scaffold branches: Permanent or structural branches that for the scaffold architecture or structure of a tree. 

Specified tree protection zone (specified TPZ): a TPZ that is adjusted in size or shape to accommodate the existing infrastructure, 
planned construction, and aspects of the site, as well as the tree canopy conformation, visible root orientation, size, condition, 
maturity, and species response to construction. 

Straw wattle: also known as straw worms, bio-logs, straw noodles, or straw tubes are man made cylinders of compressed, weed free 
straw (wheat or rice), 8 to 12 inches in diameter and 20 to 25 feet long. They are encased in jute, nylon, or other photo degradable 
materials, and have an average weight of 35 pounds. 

Structural evaluation: focused on the crown, trunk, trunk flare, above ground roots and the site conditions contributing to conditions 
and/or defects that may contribute to failure. 

Tree Protection Zone (TPZ): Defined area within which certain activities are prohibited or restricted to prevent or minimize potential 
injury to designated trees, especially during construction or development. 

Tree Risk Assessment: Process of evaluating what unexpected things could happen, how likely it is, and what the likely outcomes 
are. In tree management, the systematic process to determine the level of risk posed by a tree, tree part, or group of trees. 

Trunk: Stem of a tree. 

Trunk Formula Technique: Method to appraise the monetary value of trees considered too large to be replaced with nursery or field 
grown stock. Based on developing a representative unit cost for replacement with the same or comparable species of the same size and 
in the same place, subject to depreciation for various factors. Contrast with replacement cost method. 

Volunteer: A tree, not planted by human hands, that begins to grow on residential or commercial property. Unlike trees that are 
brought in and installed on property, volunteer trees usually spring up on their own from seeds placed onto the ground by natural 
causes or accidental transport by people. Normally, volunteer trees are considered weeds and removed, but many desirable and 
attractive specimens have gone on to become permanent residents on many public and private grounds. 
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Appendix A: Tree Inventory Map 
A1: Existing Topographic Survey and Demolition
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A2: Proposed Site Plan
(Grading and Drainage Plan not to scale)  
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Appendix B: Tree Inventory and Assessment Tables 
Table 2: Inventory Summary

Tree Species I.D. # Trunk Diameter 
(in.)

Condition Expected 
Impact

 Heritage Tree Rounded 
Depreciated Value

sweetgum (Liquidambar styraciflua) 242 34 Fair Low Heritage Tree $16,300.00

cheesewood (Pittosporum tobira) 243 10 Fair Low Non-Heritage N/A

cheesewood (Pittosporum tobira) 244 11 Fair Low Non-Heritage N/A

orange (Citrus sinensis) 245 17 Very poor Moderate Heritage Tree $1,220.00

plum (Prunus domestica) 246 15 Very poor Moderate Heritage Tree $570.00

birch (Betula pendula) 247 8 Dead N/A Non-Heritage N/A

black acacia (Acacia melanoxylon) 248 5 Good Moderate Non-Heritage N/A

lemonwood (Pittosporum eugenoides) 249 4 Good Moderate Non-Heritage N/A

common camellia (Camellia japonica) 250 4 Good Moderate Non-Heritage N/A

common camellia (Camellia japonica) 251 9 Good Moderate Non-Heritage N/A

common camellia (Camellia japonica) 252 9 Good Moderate Non-Heritage N/A

common camellia (Camellia japonica) 253 7 Good Moderate Non-Heritage N/A

cheesewood (Pittosporum tobira) 254 10 Good Low-
moderate

Non-Heritage N/A

common camellia (Camellia japonica) 255 5 Good Low Non-Heritage N/A

common camellia (Camellia japonica) 256 5 Good Low Non-Heritage N/A

common camellia (Camellia japonica) 257 5 Good Low Non-Heritage N/A
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Appendix C: Photographs 
C1: Sweetgum #242
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C2: Orange #245 and Plum #246
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Appendix D: Tree Protection Guidelines 
Plan Sheet Detail S-X (Type I)
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Crown drip line or other limit of Tree Protection area. See
tree preservation plan for fence alignment.
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unless otherwise
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openings; Color-
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Notes:
1- See specifications for additional tree
protection requirements.

2- If there is no existing irrigation, see
specifications for watering requirements.

3- No pruning shall be performed except
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4- No equipment shall operate inside the
protective fencing including during fence
installation and removal.

5- See site preparation plan for any
modifications with the Tree Protection
area.
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every 50'
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diameter galvanized 
posts, driven 24 
inches into the 
ground.

Minimum 4” thick 
mulch layer

Crown diameter drip line distance equal to the outer most limit of foliage. Notes:
• All tree maintenance and care shall be 

performed by a qualified arborist with a 
C-61/D-49 California Contractors 
License.  Tree maintenance and care 
shall be specified in writing according to 
American National Standard for Tree 
Care Operations: Tree, Shrub and Other 
Woody Plant Management: Standard 
Practices parts 1 through 10 and adhere 
to ANSI Z133.1 safety standards and 
local regulations.  

• All maintenance is to be performed 
according to ISA Best Management 
Practices.

Notes:
The Tree Protection Zone 
(TPZ) may vary in radius 
from the trunk and may or 
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the drip line distance.  
See arborist’s report and 
plan sheet for 
specifications of TPZ 
radii.
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Plan sheet detail for trunk protection
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13.24.040 Removal and major pruning of Heritage Trees prohibited. 

It is unlawful for any person to remove, or cause to be removed, any  Heritage Tree from any parcel of property in the city, or perform 
major pruning on a  Heritage Tree, without obtaining a permit; provided, that in case of emergency, when a  Heritage Tree is 
imminently hazardous or dangerous to life or property, it may be removed by order of the police chief, fire chief, the public works 
director or their respective designees. Any person who vandalizes, grievously mutilates, destroys or unbalances a  Heritage Tree 
without a permit or beyond the scope of an approved permit shall be in violation of this chapter. (Ord. 1060 § 2 (part), 2019). 

Prohibited Activities 

The following are prohibited activities within the TPZ: 

• Grade changes (e.g. soil cuts, fills); 
• Trenches; 
• Root cuts; 
• Pedestrian and equipment traffic that could compact the soil or physically damage roots; 
• Parking vehicles or equipment; 
• Burning of brush and woody debris; 
• Storing soil, construction materials, petroleum products, water, or building refuse; and, 
• Disposing of wash water, fuel or other potentially damaging liquids. 
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303 Concord Drive Tree Protection Plan Sheet T-1 February 28, 2025
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Monitoring

Any trenching, construction or demolition that is expected to damage or encounter tree roots should be monitored by the project 
arborist or a qualified ISA Certified Arborist and should be documented. 

The site should be evaluated by the project arborist or a qualified ISA Certified Arborist after construction is complete, and any 
necessary remedial work that needs to be performed should be noted. 

Root Pruning

Roots greater than two inches in diameter shall not be cut. When roots over two inches in diameter are encountered and are authorized 
to be cut or removed, they should be pruned by hand with loppers, handsaw, reciprocating saw, or chain saw rather than left crushed or 
torn. Roots should be cut beyond sinker roots or outside root branch junctions and be supervised by the project arborist. When 
completed, exposed roots should be kept moist with burlap or backfilled within one hour. 

Boring or Tunneling

Boring machines should be set up outside the drip line or established Tree Protection Zone. Boring may also be performed by digging 
a trench on both sides of the tree until roots one inch in diameter are encountered and then hand dug or excavated with an Air Spade® 
or similar air or water excavation tool. Bore holes should be adjacent to the trunk and never go directly under the main stem to avoid 
oblique (heart) roots. Bore holes should be a minimum of three feet deep.  

Tree Pruning and Removal Operations

All tree pruning or removals should be performed by a qualified arborist with a C-61/D-49 California Contractors License. Treatment, 
including pruning, shall be specified in writing according to the most recent ANSI A-300A Standards and Limitations and performed 
according to ISA Best Management Practices while adhering to ANSI Z133.1 safety standards. Trees that need to be removed or 
pruned should be identified in the pre-construction walk through. 
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E1: English
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WARNING
Tree Protection Zone

This Fence Shall not be moved without 
approval.  Only authorized personnel 

may enter this area!

Project Arborist 
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E2: Spanish
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CUIDADO
Zona De Arbol Pretejido

Esta cerca no sera removida sin 
aprobacion.  Solo personal autorizado 

entrara en esta area!

Project Arborist 
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Qualifications, Assumptions, and Limiting Conditions 

Any legal description provided to the consultant is assumed to be correct. Any titles or ownership of properties are assumed to be good 
and marketable. All property is appraised or evaluated as though free and clear, under responsible ownership and competent 
management. 

All property is presumed to be in conformance with applicable codes, ordinances, statutes, or other regulations. 

Care has been taken to obtain information from reliable sources. However, the consultant cannot be responsible for the accuracy of 
information provided by others. 

The consultant shall not be required to give testimony or attend meetings, hearings, conferences, mediations, arbitration, or trials by 
reason of this report unless subsequent contractual arrangements are made, including payment of an additional fee for such services. 

This report and any appraisal value expressed herein represent the opinion of the consultant, and the consultant’s fee is not contingent 
upon the reporting of a specified appraisal value, a stipulated result, or the occurrence of a subsequent event. 

Sketches, drawings, and photographs in this report are intended for use as visual aids, are not necessarily to scale, and should not be 
construed as engineering or architectural reports or surveys. The reproduction of information generated by architects, engineers, or 
other consultants on any sketches, drawings, or photographs is only for coordination and ease of reference. Inclusion of said 
information with any drawings or other documents does not constitute a representation as to the sufficiency or accuracy of said 
information. 

Unless otherwise expressed: a) this report covers only examined items and their condition at the time of inspection; and b) the 
inspection is limited to visual examination of accessible items without dissection, excavation, probing, or coring. There is no warranty 
or guarantee, expressed or implied, that structural problems or deficiencies of plants or property may not arise in the future. 
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Certification of Performance

I Richard Gessner, Certify: 

That I have personally inspected the tree(s) and/or the property 
referred to in this report, and have stated my findings 
accurately. The extent of the evaluation and/or appraisal is 
stated in the attached report and Terms of Assignment; 

That I have no current or prospective interest in the vegetation 
or the property that is the subject of this report, and I have no 
personal interest or bias with respect to the parties involved; 

That the analysis, opinions and conclusions stated herein are 
my own; 

That my analysis, opinions, and conclusions were developed 
and this report has been prepared according to commonly 
accepted Arboricultural practices; 

That no one provided significant professional assistance to the 
consultant, except as indicated within the report. 

That my compensation is not contingent upon the reporting of a 
predetermined conclusion that favors the cause of the client or 
any other party, nor upon the results of the assessment, the 
attainment of stipulated results, or the occurrence of any other 
subsequent events; 

I further certify that I am a Registered Consulting Arborist® 
with the American Society of Consulting Arborists, and that I 
acknowledge, accept and adhere to the ASCA Standards of 
Professional Practice. I am an International Society of 
Arboriculture Board Certified Master Arborist®. I have been 
involved with the practice of Arboriculture and the care and
study of trees since 1998. 

Richard J. Gessner 

ASCA Registered Consulting Arborist® #496
ISA Board Certified Master Arborist® WE-4341B

Copyright 

© Copyright 2024, Monarch Consulting Arborists LLC. Other than specific 
exception granted for copies made by the client for the express uses stated in 
this report, no parts of this publication may be reproduced, stored in a 
retrieval system, or transmitted in any form or by any means, electronic, 
mechanical, recording, or otherwise without the express, written permission 
of the author. 
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The inventory contains sixteen (16) trees comprised of eight (8) different species (Table 2). There are three (3) trees considered 
“Heritage” with one originating on the adjacent site. The remaining thirteen (13) are not large enough to be considered “Heritage”. 

Table 2: Tree Inventory

Tree Species I.D. # Trunk 
Diameter (in.)

~ Height (ft.) ~ Canopy 
Diameter (ft.)

Condition Status

sweetgum (Liquidambar styraciflua) 242 34 65 35 Fair Heritage Tree

cheesewood (Pittosporum tobira) 243 10 8 8 Fair Non-Heritage

cheesewood (Pittosporum tobira) 244 11 8 8 Fair Non-Heritage

orange (Citrus sinensis) 245 17 15 18 Very poor Heritage Tree

plum (Prunus domestica) 246 15 15 15 Very poor Heritage Tree

birch (Betula pendula) 247 8 25 15 Dead Non-Heritage

black acacia (Acacia melanoxylon) 248 5 15 10 Good Non-Heritage

lemonwood (Pittosporum eugenoides) 249 4 10 10 Good Non-Heritage

common camellia (Camellia japonica) 250 4 8 6 Good Non-Heritage

common camellia (Camellia japonica) 251 9 10 8 Good Non-Heritage

common camellia (Camellia japonica) 252 9 10 8 Good Non-Heritage

common camellia (Camellia japonica) 253 7 10 8 Good Non-Heritage

cheesewood (Pittosporum tobira) 254 10 10 10 Good Non-Heritage

common camellia (Camellia japonica) 255 5 10 10 Good Non-Heritage

common camellia (Camellia japonica) 256 5 10 10 Good Non-Heritage

common camellia (Camellia japonica) 257 5 10 10 Good Non-Heritage
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“Heritage” with one originating on the adjacent site. The remaining thirteen (13) are not large enough to be considered “Heritage”. 
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sweetgum (Liquidambar styraciflua) 242 34 65 35 Fair Heritage Tree

cheesewood (Pittosporum tobira) 243 10 8 8 Fair Non-Heritage
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birch (Betula pendula) 247 8 25 15 Dead Non-Heritage
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cheesewood (Pittosporum tobira) 254 10 10 10 Good Non-Heritage

common camellia (Camellia japonica) 255 5 10 10 Good Non-Heritage

common camellia (Camellia japonica) 256 5 10 10 Good Non-Heritage

common camellia (Camellia japonica) 257 5 10 10 Good Non-Heritage
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Project Description for; 303 Concord Drive • 5-21-25

Purpose of the Proposal: The purpose of this proposal is to seek approval for the conversion
of an existing Ranch-style home into of a new Mediterranean-style single-story home with two 
accessory dwelling units (ADU). This new home is designed to blend seamlessly with the 
surrounding neighborhood while providing modern amenities and a comfortable living space 
for the residents. 

Scope of Work: The scope of work includes the design, construction, and hardscape of the
new home. The project will involve site preparation, foundation work, framing, roofing, 
installation of windows and doors, interior and exterior finishes, and hardscape. 

Architectural Style, Materials, Colors, and Construction Methods: The proposed home will
feature a Mediterranean architectural style, characterized by stucco walls, arched doorways 
and windows, and wrought-iron entrance. The existing roof will be extended at the same pitch 
to accommodate the higher ceilings within. The color palette will include warm earth tones 
such as beige, terracotta, and limestone veneer. Construction methods will adhere to current 
California building codes and standards, ensuring durability and high energy efficiency. 

Basis for Site Layout: The site layout is based on maximizing the use of the available space
while adhering closely to the local zoning ordinance. The home will be positioned to take 
advantage of natural light and ventilation, with outdoor living spaces that enhance the overall 
aesthetic and functionality of the property. 

Existing and Proposed Uses: The existing site is currently occupied by a single-story single
family residence. The proposed use is a single-family residential home, which is consistent 
with the zoning regulations and the character of the neighborhood. Additionally, the new 
design leverages the site so as to provide accessory dwelling units to increase available local 
housing. 

Outreach to Neighboring Properties: As part of the planning process, outreach efforts have
been made to inform and engage neighboring property owners. Informal meetings and 
discussions have been held to address any concerns and gather feedback. The proposal has 
received positive responses from the neighbors thus far. 
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Arborist’s Response to City Comments  
City Letter dated November 7, 2024 

1. The City is concerned about the severity of potential impacts to heritage street tree #242, which is right next to the construction 
entrance, driveway demolition and construction, and area to be graded. 

MCA: to preserve the heritage street tree #242 in front of the site the plans have been modified to retain the existing driveway 
throughout construction thus preserving the existing conditions and limiting impacts to the tree. 

a. Please provide more detailed, specific recommendations for how the grading and driveway demolition and construction should be 
conducted to reduce impacts to the liquidambar. 

MCA: The plan, as stated above, is to retain the existing driveway during construction. This will allow for access and staging in this 
area without causing harm to the tree or its roots. Once the project is near completion the existing driveway will be removed/
demolished. 

2. This permit application will only be approved once impacts to protected trees have been sufficiently mitigated with design 
changes and planned work methods (e.g., exploratory excavation, careful demolition of hardscape near trees without heavy 
machinery, having the project arborist on-site to document and guide root pruning and preservation, etc.). 

MCA: At the time the existing driveway is to be demolished and removed the project arborist will monitor and document the 
construction. If significant roots are encountered under the existing hardscape a plan to preserve them or remove them if feasible will 
occur. Selectively remove roots that can be eliminated without causing health or structural issues with the tree or shave larger roots 
where feasible. If necessary design a new driveway or raise the elevation of the driveway to bury offending roots rather than remove 
them completely. Roots greater than four inches (4”) in diameter shall not be cut without the project arborist’s written 
recommendations and documentation. When roots over four inches (4”) in diameter are encountered and are authorized to be cut or 
removed, they should be pruned by hand with a handsaw, reciprocating saw (sawzall), or chain saw rather than left crushed or torn. 
Roots should be cut beyond sinker roots or outside root branch junctions and be observed by the project arborist. When completed, 
exposed roots should be kept moist or backfilled as soon as reasonably possible and not left exposed over-night. 
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Summary 
The plans indicate a proposed home addition and remodel. The 
inventory contains sixteen (16) trees comprised of eight (8) 
different species. There are three (3) trees considered 
“Heritage” with one originating on the adjacent site. The 
remaining thirteen (13) are not large enough to be considered 
“Heritage”. Ten (10) trees are in good condition. Three (3) trees 
are in fair shape and both “Heritage Trees” on the site are in 
“Very Poor” condition (orange #245 and plum #246).  

Eight trees are expected to be moderately impacted. The 
applicant anticipates retaining all the trees around the property 
except the dead and failed birch tree #247. 

Sweetgum #242 will require fence around it on the property but 
there is also an existing driveway within the calculated TPZ. 
The specified TPZ will need to conform to the driveway 
location (Appendix A). Trees #245 and #246 are anticipated to 
be retained and the specified TPZ requires fence around them in 
the back corner of the site. 

There were three “Heritage" trees trees appraised for a rounded 
depreciated value of $18,090.00. 

Introduction 

Background 

Ali and Mahsa Modares asked me to assess the site, trees, and 
proposed footprint plan, and to provide a report with my 
findings and recommendations to help satisfy planning 
requirements. 

Assignment 

• Provide an arborist’s report including an assessment of the 
trees within the project area and on the adjacent sites. The 
assessment is to include the species, size (trunk diameter), 
condition (health, structure, and form), and suitability for 
preservation ratings. Affix number tags on the trees for 
reference on site and on plans. 

• Provide tree protection specifications, guidelines, and impact 
ratings for those affected by the project.  

• Provide appraised values using the Trunk Formula Technique. 

Limits of the assignment 

• The information in this report is limited to the condition of 
the trees during my inspection on August 16, 2024. No tree 
risk assessments were performed. 

• Tree heights and canopy diameters are estimates. 
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• The plans reviewed for this assignment were as follows 
(Table 1) 

Purpose and use of the report 

The report is intended to identify all the trees within the plan 
area that could be affected by a project. The report is to be used 
by the property owners and the City of Menlo Park as a 
reference for existing tree conditions to help satisfy planning 
requirements. 

Observations 

Tree Inventory 

13.24.020 Definitions 

“ Heritage Tree” shall mean: 
A. All trees other than oaks which have a trunk with a 

circumference of 47.1 inches (diameter of fifteen (15) 
inches) or more, measured fifty-four (54) inches above 
natural grade. 

B. An oak tree (Quercus) which is native to California and has 
a trunk with a circumference of 31.4 inches (diameter of 
ten (10) inches) or more, measured at fifty-four (54) inches 
above natural grade. 

C. A tree or group of trees of historical significance, special 
character or community benefit, specifically designated by 
resolution of the city council.  

The plans are to build an Accessory Dwelling Unit (ADU) 
within the footprint of the existing pool and construct a new 
smaller pool on the other side of the property. 

Table 1: Plans Reviewed Checklist

Plan Date Sheet Reviewed Source

Existing Site 
Topographic

08/27/24 C1 Yes Sterling 
Consultants

Proposed Site 
Plan

12/09/24 A0 Yes JRider Design

Demolition 
Plan

09/23/24 C1 Yes Sterling 
Consultants

Erosion 
Control

09/23/24 C3 Yes Sterling 
Consultants

Grading and 
Drainage

09/23/24 C2 Yes Sterling 
Consultants

Utility Plan 
and Hook-up 
locations

Exterior 
Elevations

12/09/24 A8, 
A9, 
A10

Yes JRider Design

Landscape 
Plan and Pool

Irrigation Plan

T-1 Tree 
Protection 
Plan
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The inventory contains sixteen (16) trees comprised of eight (8) different species (Table 2). There are three (3) trees considered 
“Heritage” with one originating on the adjacent site. The remaining thirteen (13) are not large enough to be considered “Heritage”. 

Table 2: Tree Inventory

Tree Species I.D. # Trunk 
Diameter (in.)

~ Height (ft.) ~ Canopy 
Diameter (ft.)

Condition Status

sweetgum (Liquidambar styraciflua) 242 34 65 35 Fair Heritage Tree

cheesewood (Pittosporum tobira) 243 10 8 8 Fair Non-Heritage

cheesewood (Pittosporum tobira) 244 11 8 8 Fair Non-Heritage

orange (Citrus sinensis) 245 17 15 18 Very poor Heritage Tree

plum (Prunus domestica) 246 15 15 15 Very poor Heritage Tree

birch (Betula pendula) 247 8 25 15 Dead Non-Heritage

black acacia (Acacia melanoxylon) 248 5 15 10 Good Non-Heritage

lemonwood (Pittosporum eugenoides) 249 4 10 10 Good Non-Heritage

common camellia (Camellia japonica) 250 4 8 6 Good Non-Heritage

common camellia (Camellia japonica) 251 9 10 8 Good Non-Heritage

common camellia (Camellia japonica) 252 9 10 8 Good Non-Heritage

common camellia (Camellia japonica) 253 7 10 8 Good Non-Heritage

cheesewood (Pittosporum tobira) 254 10 10 10 Good Non-Heritage

common camellia (Camellia japonica) 255 5 10 10 Good Non-Heritage

common camellia (Camellia japonica) 256 5 10 10 Good Non-Heritage

common camellia (Camellia japonica) 257 5 10 10 Good Non-Heritage
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Analysis 
Tree appraisal was performed according to the Council of Tree & Landscape Appraisers Guide for Plant Appraisal 10th Edition, 2019 
(CLTA) along with Western Chapter International Society of Arboriculture Species Classification and Group Assignment, 2004. The 
trees were appraised using the “Cost Approach” and more specifically the “Trunk Formula Technique” (Appendix B). 

“Trunk Formula Technique” is calculated as follows: Basic Tree Cost = (Unit tree cost x Appraised trunk area), Appraised Value = 
(Basic tree cost X functional Limitations (percentage) X Condition (percentage) X External Limitations (percentage)). 

The trunk formula valuations are based on four tree factors; size (trunk cross sectional area), condition, functional limitations, and 
external limitations. There are two steps to determine the overall value. The first step is to determine the “Basic Tree Cost” based on 
size and unit tree cost. Unit tree cost is calculated by dividing the nursery wholesale cost of a 24 inch box specimen and its 
replacement size (cost per square inch trunk caliper) which is determined by the Species Classification and Group Assignment, 2004 
Western Chapter Regional Supplement. The cost of the 24 inch box wholesale specimen was determined through personal 
communications with BrightView and Normans nurseries in Farmington and Central Wholesale in San Jose for an average of $214.00. 

The second part is to depreciate the tree’s Basic Cost through an assessment of condition, functional limitations, and external 
limitations. The condition assessment guidelines and percentages are defined in the “Condition Rating” section of this report. 
Functional limitations are based on factors associated with the tree’s interaction to its planting site that would affect condition, limit 
development, or reduce the utility in the future and include genetics, placement, and site conditions for the individual tree. External 
limitations are outside the property, out of control of the owner and also affect condition, limit development, or reduce the utility in the 
future (i.e power lines, municipal restrictions, drought adaptations, or species susceptibility to pests). 

There were three “Heritage" trees trees appraised for a rounded depreciated value of $18,090.00. 

Appraisal worksheets are available upon request. 
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Discussion 

Condition Rating

A tree’s condition is a determination of its overall health, 
structure, and form. The assessment considered all three criteria 
for a combined condition rating (ISA, 2019).  

• 100% - Exceptional = Good health and structure with 
significant size, location or quality. 

• 61-80% - Good = Normal vigor, well-developed structure, 
function and aesthetics not compromised with good longevity 
for the site. 

• 41-60 % - Fair = Reduced vigor, damage, dieback, or pest 
problems, at least one significant structural problem or 
multiple moderate defects requiring treatment. Major 
asymmetry or deviation from the species normal habit, 
function and aesthetics compromised. 

• 21-40% - Poor = Unhealthy and declining appearance with 
poor vigor, abnormal foliar color, size or density with 
potential irreversible decline. One serious structural defect or 
multiple significant defects that cannot be corrected and 
failure may occur at any time. Significant asymmetry and 
compromised aesthetics and intended use. 

• 6-20% - Very Poor = Poor vigor and dying with little foliage 
in irreversible decline. Severe defects with the likelihood of 
failure being probable or imminent. Aesthetically poor with 
little or no function in the landscape.  

• 0-5% - Dead/Unstable = Dead or imminently ready to fail. 

Ten trees are in good condition, although many of these I would 
call shrubs for clarification since they are almost all 
pittosporum and camellias with the exception of the sweetgum 
#242 (Chart 1). Three trees are in fair shape and both Heritage 
Trees on the site are in “Very Poor” condition.. 
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Expected Impact Level
 
Impact level defines how a tree may be affected by construction 
activity and proximity to the tree, and is described as low, 
moderate, or high. The following scale defines the impact 
rating: 

• Low = The construction activity will have little influence on 
the tree. 

• Moderate = The construction may cause future health or 
structural problems, and steps must be taken to protect the 
tree to reduce future problems. 

• High = Tree structure and health will be compromised and 
removal is recommended, or other actions must be taken for 
the tree to remain. The tree is located in the building 
envelope. 

Eight trees are expected to be moderately impacted located in 
the back of the sites. The applicant anticipates retaining all the 
trees around the property except the dead and failed birch tree 
#247.   
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Tree Protection 

Tree protection focuses on avoiding damage to the roots, trunk, or scaffold branches from heavy equipment (Appendix D). The tree 
protection zone (TPZ) is the defined area in which certain activities are prohibited to minimize potential injury to the tree and should 
encompass the critical root zone. There are two tree protection zones determined which include the “calculated” and “specified” tree 
protection zones. The “calculated” tree protection zone is determined by a multiplication factor based on species tolerance, tree age/
vigor/health, and trunk diameter (Table 3). The “specified” tree protection zone is adjusted in size and shape to accommodate the 
existing infrastructure, planned construction, and specific site constraints. This “specified” zone includes tree canopy conformation, 
visible root orientation, size, condition, maturity, and species tolerances (Gilpin, R, Hauer, R, Matheny, N, and Smiley, E.T. 2023). 

The table below indicates the "calculated” tree protection radii for the Heritage Tree to be retained (Table 3). Due to site constraints 
and the size of the trees it may not be possible to obtain these radii. Five trees originate on the adjacent properties but only sweetgum 
#242 is considered a “Heritage Tree” (the remaining are camellias and pittosporum). There is already a neighbor fence between the 
properties to protect these small shrubs/trees from construction damage. Sweetgum #242 will require fence around it but there is an 
existing driveway within the calculated TPZ. The specified TPZ will need to conform to the driveway location. The orange and plum 
are also to be retained and the specified TPZ will need to conform to the existing site constraints (Appendix A).

Table 3: Ideal Tree Protection Offsets

Tree Species I.D. # Trunk 
Diameter (in.)

~ Height (ft.) ~ Canopy 
Diameter (ft.)

Life Stage ISA 8X DBH (ft.) 
Radius

Menlo Park 10x 
DBH (ft.) Radius

sweetgum 
(Liquidambar 
styraciflua)

242 34 65 35 Mature 23 28

orange (Citrus 
sinensis)

245 17 20 15 Mature 11 14

plum (Prunus 
domestica)

246 15 20 15 Mature 10 13
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Conclusion 
The plans indicate a proposed home addition and remodel. The inventory contains sixteen (16) trees comprised of eight (8) different 
species. There are three (3) trees considered “Heritage” with one originating on the adjacent site. The remaining thirteen (13) are not 
large enough to be considered “Heritage”. 

Ten (10) trees are in good condition, although many of these I would consider shrubs for clarification since they are almost all 
pittosporum and camellias with the exception of the sweetgum #242. Three trees are in fair shape and both “Heritage Trees” on the site 
are in “Very Poor” condition (orange #245 and plum #246).  

Eight trees are expected to be moderately impacted. The applicant anticipates retaining all the trees around the property except the 
dead and failed birch tree #247. 

Five trees originate on the adjacent properties but only the sweetgum #242 is considered a “Heritage Tree”. There is already a 
neighbor fence between the properties to protect these small shrubs/trees from construction damage. Sweetgum #242 will require 
fence around it, but there is also an existing driveway within the calculated TPZ. The specified TPZ will need to conform to the 
driveway location. The orange and plum are also to be retained and the specified TPZ will need to conform to the existing site 
constraints. 

There were three “Heritage" trees trees appraised for a rounded depreciated value of $18,090.00. 
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Recommendations 
1. Place tree numbers and tree protection fence locations and guidelines on the plans including the grading, drainage, and utility 

plans. Create a separate plan sheet that includes all protection measures labeled “T-1 Tree Protection Plan.” 

2. Retain the existing driveway during construction. Place tree protection fence around Sweetgum #242 at the driveway edge from 
the sidewalk and 28 feet into the property parallel to the sidewalk (Appendix A). 

3. Place tree protection around the back of the property to preserve trees #245 through #257 (Appendix A). 

4. Install temporary irrigation or soaker hoses in the TPZs and provide supplemental watering during construction (Trees #1, #4, #5, 
and #6). Monitor watering times or amounts to ensure adequate soil saturation. (A 5/8” soaker hose requires about 200 minutes to 
deliver one inch of water to a garden. This number is affected by the length of the hose and the overall rate of flow from the 
faucet. A good rule of thumb is to expect about ½ GPM as a standard faucet flow rate.). 

5. All tree maintenance and care shall be performed by a qualified arborist with a C-61/D-49 California Contractors License. Tree 
maintenance and care shall be specified in writing according to American National Standard for Tree Care Operations: Tree, Shrub 
and Other Woody Plant Management: Standard Practices parts 1 through 10 and adhere to ANSI Z133.1 safety standards and 
local regulations. All maintenance is to be performed according to ISA Best Management Practices. 

6. Provide a copy of this report to all contractors and project managers, including the architect, civil engineer, and landscape designer 
or architect. It is the responsibility of the owner to ensure all parties are familiar with this document. 

7. Arrange a pre-construction meeting with the project arborist or landscape architect to verify tree protection is in place, with the 
correct materials, and at the proper distances.  

Monarch Consulting Arborists LLC - P.O Box 1010, Felton, CA 95018
831.331.8982 - rick@monarcharborist.com Page  of 9 25

mailto:rick@monarcharborist.com


303 Concord Drive, Menlo Park Tree Inventory, Assessment 

and Protection Report

September 24, 2024

Revised December 10, 2024

Bibliography 
American National Standard for Tree Care Operations: Tree, Shrub and Other Woody Plant Management : Standard Practices    
 (Management of Trees and Shrubs During Site Planning, Site Development, and Construction)(Part 5). Londonderry, NH:   
 Secretariat, Tree Care Industry Association, 2023. Print. 

Gilpin, R, Hauer, R, Matheny, N, and Smiley, E.T. Managing trees during construction, Third edition. Champaign, IL: International 
Society of Arboriculture, 2023. 

ISA. Guide For Plant Appraisal 9th Edition. Savoy, IL: International Society of Arboriculture, 2000. Print. 

ISA. Guide For Plant Appraisal 10th Edition. Savoy, IL: International Society of Arboriculture, 2018. Print. 

ISA. Species Classification and Group Assignment, 2004 Western Chapter Regional Supplement. Western Chapter ISA 

Matheny, Nelda P., Clark, James R. Trees and development: A technical guide to preservation of trees during land development.   
 Bedminster, PA: International Society of Arboriculture1998. 

Smiley, E, Matheny, N, Lilly, S, ISA. Best Management Practices: Tree Risk Assessment: International Society of Arboriculture, 2017. 
Print 

Monarch Consulting Arborists LLC - P.O Box 1010, Felton, CA 95018
831.331.8982 - rick@monarcharborist.com Page  of 10 25

mailto:rick@monarcharborist.com


303 Concord Drive, Menlo Park Tree Inventory, Assessment 

and Protection Report

September 24, 2024

Revised December 10, 2024

Glossary of Terms 
Basic Tree Cost: The cost of replacement for a perfect specimen of a particular species and cross sectional area prior to location and 
condition depreciation. 

Calculated tree protection zone: A TPZ calculated using the trunk diameter and a multiplication factor based on species tolerance to 
construction and tree age. It is often plotted on a plan as a circle or other arbitrary shape and can be used as a guide for establishing the 
specified TPZ. 

Cost Approach: An indication of value by adding the land value to the depreciated value of improvements. 

Critical root zone: a conceptual soil area containing the minimal amount of all the essential parts of the root zone needed to sustain 
tree health and structural integrity. There are no universally accepted methods to calculate the CRZ. 

Defect: An imperfection, weakness, or lack of something necessary. In trees defects are injuries, growth patterns, decay, or other 
conditions that reduce the tree’s structural strength. 

Diameter at breast height (DBH): Measures at 1.4 meters (4.5 feet) above ground in the United States, Australia (arboriculture), 
New Zealand, and when using the Guide for Plant Appraisal, 9th edition; at 1.3 meters (4.3 feet) above ground in Australia (forestry), 
Canada, the European Union, and in UK forestry; and at 1.5 meters (5 feet) above ground in UK arboriculture.  

Drip Line: Imaginary line defined by the branch spread or a single plant or group of plants. The outer extent of the tree crown. 

Form: describes a plant’s habit, shape or silhouette defined by its genetics, environment, or management. 

Health: Assessment is based on the overall appearance of the tree, its leaf and twig growth, and the presence and severity of insects or 
disease. 

Mechanical damage: Physical damage caused by outside forces such as cutting, chopping or any mechanized device that may strike 
the tree trunk, roots or branches.  
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Scaffold branches: Permanent or structural branches that for the scaffold architecture or structure of a tree. 

Specified tree protection zone (specified TPZ): a TPZ that is adjusted in size or shape to accommodate the existing infrastructure, 
planned construction, and aspects of the site, as well as the tree canopy conformation, visible root orientation, size, condition, 
maturity, and species response to construction. 

Straw wattle: also known as straw worms, bio-logs, straw noodles, or straw tubes are man made cylinders of compressed, weed free 
straw (wheat or rice), 8 to 12 inches in diameter and 20 to 25 feet long. They are encased in jute, nylon, or other photo degradable 
materials, and have an average weight of 35 pounds. 

Structural evaluation: focused on the crown, trunk, trunk flare, above ground roots and the site conditions contributing to conditions 
and/or defects that may contribute to failure. 

Tree Protection Zone (TPZ): Defined area within which certain activities are prohibited or restricted to prevent or minimize potential 
injury to designated trees, especially during construction or development. 

Tree Risk Assessment: Process of evaluating what unexpected things could happen, how likely it is, and what the likely outcomes 
are. In tree management, the systematic process to determine the level of risk posed by a tree, tree part, or group of trees. 

Trunk: Stem of a tree. 

Trunk Formula Technique: Method to appraise the monetary value of trees considered too large to be replaced with nursery or field 
grown stock. Based on developing a representative unit cost for replacement with the same or comparable species of the same size and 
in the same place, subject to depreciation for various factors. Contrast with replacement cost method. 

Volunteer: A tree, not planted by human hands, that begins to grow on residential or commercial property. Unlike trees that are 
brought in and installed on property, volunteer trees usually spring up on their own from seeds placed onto the ground by natural 
causes or accidental transport by people. Normally, volunteer trees are considered weeds and removed, but many desirable and 
attractive specimens have gone on to become permanent residents on many public and private grounds. 
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Appendix A: Tree Inventory Map 
A1: Existing Topographic Survey and Demolition 
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A2: Proposed Site Plan  
(Grading and Drainage Plan not to scale)  
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Appendix B: Tree Inventory and Assessment Tables 
Table 2: Inventory Summary

Tree Species I.D. # Trunk Diameter 
(in.)

Condition Expected 
Impact

 Heritage Tree Rounded 
Depreciated Value

sweetgum (Liquidambar styraciflua) 242 34 Fair Low Heritage Tree $16,300.00

cheesewood (Pittosporum tobira) 243 10 Fair Low Non-Heritage N/A

cheesewood (Pittosporum tobira) 244 11 Fair Low Non-Heritage N/A

orange (Citrus sinensis) 245 17 Very poor Moderate Heritage Tree $1,220.00

plum (Prunus domestica) 246 15 Very poor Moderate Heritage Tree $570.00

birch (Betula pendula) 247 8 Dead N/A Non-Heritage N/A

black acacia (Acacia melanoxylon) 248 5 Good Moderate Non-Heritage N/A

lemonwood (Pittosporum eugenoides) 249 4 Good Moderate Non-Heritage N/A

common camellia (Camellia japonica) 250 4 Good Moderate Non-Heritage N/A

common camellia (Camellia japonica) 251 9 Good Moderate Non-Heritage N/A

common camellia (Camellia japonica) 252 9 Good Moderate Non-Heritage N/A

common camellia (Camellia japonica) 253 7 Good Moderate Non-Heritage N/A

cheesewood (Pittosporum tobira) 254 10 Good Low-
moderate

Non-Heritage N/A

common camellia (Camellia japonica) 255 5 Good Low Non-Heritage N/A

common camellia (Camellia japonica) 256 5 Good Low Non-Heritage N/A

common camellia (Camellia japonica) 257 5 Good Low Non-Heritage N/A
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Appendix C: Photographs 
C1: Sweetgum #242  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C2: Orange #245 and Plum #246  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Appendix D: Tree Protection Guidelines 
Plan Sheet Detail S-X (Type I)
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TREE PROTECTION

Crown drip line or other limit of Tree Protection area. See
tree preservation plan for fence alignment.

4'
-0

"

Maintain existing
grade with the tree
protection fence
unless otherwise
indicated on the
plans.

2" x 6' steel posts
or approved equal.

Tree Protection
fence: High density
polyethylene fencing
with 3.5" x 1.5"
openings; Color-
orange. Steel posts
installed at 8' o.c.

5" thick
layer of mulch.

Notes:
1- See specifications for additional tree
protection requirements.

2- If there is no existing irrigation, see
specifications for watering requirements.

3- No pruning shall be performed except
by approved arborist.

4- No equipment shall operate inside the
protective fencing including during fence
installation and removal.

5- See site preparation plan for any
modifications with the Tree Protection
area.

SECTION VIEW

KEEP OUT
TREE

PROTECTION
AREA

8.5" x 11"
sign

laminated in
plastic spaced

every 50'
along the

fence.

URBAN TREE FOUNDATION © 2014
OPEN SOURCE FREE TO USE

Tree protection 
fence: Fencing shall 
be comprised of six-
foot high chain link 
mounted on eight-
foot tall, 1 7/8-inch 
diameter galvanized 
posts, driven 24 
inches into the 
ground.

Minimum 4” thick 
mulch layer

Crown diameter drip line distance equal to the outer most limit of foliage. Notes:

• All tree maintenance and care shall be 

performed by a qualified arborist with a 
C-61/D-49 California Contractors 
License.  Tree maintenance and care 
shall be specified in writing according to 
American National Standard for Tree 
Care Operations: Tree, Shrub and Other 
Woody Plant Management: Standard 
Practices parts 1 through 10 and adhere 
to ANSI Z133.1 safety standards and 
local regulations.  


• All maintenance is to be performed 
according to ISA Best Management 
Practices.

Notes:

The Tree Protection Zone 
(TPZ) may vary in radius 
from the trunk and may or 
may not be established at 
the drip line distance.  
See arborist’s report and 
plan sheet for 
specifications of TPZ 
radii.

6’
-0

”

Modified by Monarch Consulting 
Arborists LLC, 2019
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Plan sheet detail for trunk protection  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IMPROVEMENTS

SEE L2.0 MATERIALS PLAN
 FOR DISCOVERY PARK
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(E) CHAINLINK
FENCE AND GATE
TO REMAIN

APPROXIMATE LIMIT OF WORK (L.O.W.)

LEGEND

(E) TREE TO BE PROTECTED

(E) TREE TO REMAIN

NOTE:
1. SEE C3.0 EROSION CONTROL PLAN FOR TREE

PROTECTION IN EXISTING RIPARIAN AREA.
2. TREE SURVEY PROVIDED BY IFLAND SURVEY, 10/09/18.
3. CONTRACTOR SHALL PROTECT ALL TREES WHICH ARE

LOCATED WITHIN 10' OF EQUIPMENT MOVEMENT.

1
L1.0

(E) FENCE TO BE REMOVED

ARBORIST NOTES:
1. ALL TREE MAINTENANCE AND CARE SHALL BE

PERFORMED BY A QUALIFIED ARBORIST WITH A
C-61/D-49 CALIFORNIA CONTRACTORS LICENSE. TREE
MAINTENANCE AND CARE SHALL BE SPECIFIED IN
WRITING ACCORDING TO AMERICAN NATIONAL
STANDARD FOR TREE CARE OPERATIONS: TREE, SHRUB
AND OTHER WOODY PLANT MANAGEMENT: STANDARD
PRACTICES PARTS 1 THROUGH 10 AND ADHERE TO ANSI
Z133.1 SAFETY STANDARDS AND LOCAL REGULATIONS.
ALL MAINTENANCE IS TO BE PERFORMED ACCORDING
TO ISA BEST MANAGEMENT PRACTICES.

2. TREE PRUNING - IF TREE PRUNING FOR OVERHEAD
CLEARANCE IS REQUIRED OR NECESSARY PRUNING
SPECIFICATIONS SHALL BE IN WRITING PRIOR TO ANY
CUTTING. CUTTING SHALL BE PERFORMED BY A
QUALIFIED TREE CARE PROFESSIONAL OR SUPERVISED
BY THE PROJECT ARBORIST. NO LIMBS GREATER THAN
FOUR INCHES (4”) IN DIAMETER SHALL BE REMOVED
WITHOUT APPROVAL.

3. ROOT MANAGEMENT - PRIOR TO REMOVING ROOTS
GREATER THAN TWO INCHES (2”) IN DIAMETER EACH
TREE SHALL BE EVALUATED BY THE PROJECT ARBORIST
TO HELP DETERMINE ITS LIKELIHOOD OF FAILURE
AFTER ROOT LOSS. IF ROOTS OVER TWO INCHES IN
DIAMETER ARE ENCOUNTERED THEY SHOULD BE
PRUNED BY HAND WITH LOPPERS, HANDSAW,
RECIPROCATING SAW, OR CHAIN SAW RATHER THAN
LEFT CRUSHED OR TORN. ROOTS SHOULD BE CUT
BEYOND SINKER ROOTS OR OUTSIDE ROOT BRANCH
JUNCTIONS AND BE SUPERVISED BY THE PROJECT
ARBORIST. WHEN COMPLETED, EXPOSED ROOTS
SHOULD BE KEPT MOIST WITH BURLAP OR BACKFILLED
WITHIN ONE HOUR. NO ROOTS SHALL BE CUT WITHIN SIX
TIMES THE TRUNK DIAMETER DISTANCE IN FEET ON ONE
SIDE WITHOUT ARBORIST APPROVAL.

4. TRUNK PROTECTION - PREVENTING MECHANICAL
DAMAGE TO THE MAIN STEMS FROM EQUIPMENT OR
HAND TOOLS CAN BE ACCOMPLISHED BY WRAPPING
THE MAIN STEM WITH STRAW WATTLE.

5. SITE OCCUPANCY - HAVE A QUALIFIED ARBORIST
PERFORM A LEVEL 2: BASIC TREE RISK ASSESSMENT AS
DESCRIBED IN BEST MANAGEMENT PRACTICES: TREE
RISK ASSESSMENT: INTERNATIONAL SOCIETY OF
ARBORICULTURE, 2017 TO HELP IDENTIFY ANY NEW
RISK FACTORS AFTER CONSTRUCTION UPON NEW SITE
OCCUPANCY.

DEMOLITION AND 
TREE PROTECTION PLAN
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IMAGE 3: WRAPPING WITH STRAW WATTLE

 
                      

Excavation Trenches:   
 

1. When any roots are cut or torn during construction, it is critical that you sharply cut all the ends of any exposed roots 
immediately.  Failure to do so will leave crushed and torn roots.  This leads to decay and inhibits growth of new roots.   

2. Pile soil on the side of the trench opposite the tree.  If this is not possible, place the soil on a plastic tarp, plywood or a 
thick bed of mulch. 

3. Do not compact the backfill on the trench more than its original firmness.   
4. Water the backfill to allow the roots to begin healing. 

   

Trenching near a tree can kill as much as 40%-50% of the tree’s roots. 
 

If the tree you are working around is in a confined space and your equipment will be coming close, it is important for you to protect 
the trunk.  Wrap the tree trunk in old tires or place 2” x 4” studs around the tree and rope or band them together.  

          

 
          ROOT PRUNING DETAIL 
 
 
 

                 PLEASE KEEP THIS SHEET FOR REFERENCE 

2” x 4” or 2” x 2” 
Dimensional Lumber

Sturdy Strap (steel, 
nylon, or synthetic rope)

2” x 4” ’or 2” x 2” - 6 to 8 
Feet Tall Dimensional 
Lumber Spaced 3” Apart

Sturdy Strap (steel, 
nylon, or synthetic rope)

Bridge With 4” - 6” Deep 
Course Woody Debris or 
4” x 4” Dimensional 
Lumber and 3/4” 
Plywood or Steel Road 
Plate.

Note: See Local Ordinance 
Requirements and Arborist’s 
Report for Additional Protection 
Specifications and Guidelines.

Trunk Protection Vertical Timber 
Detail

6’
 M

IN
.

mailto:rick@monarcharborist.com


303 Concord Drive, Menlo Park Tree Inventory, Assessment 

and Protection Report
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13.24.040 Removal and major pruning of  Heritage Trees prohibited. 

It is unlawful for any person to remove, or cause to be removed, any  Heritage Tree from any parcel of property in the city, or perform 
major pruning on a  Heritage Tree, without obtaining a permit; provided, that in case of emergency, when a  Heritage Tree is 
imminently hazardous or dangerous to life or property, it may be removed by order of the police chief, fire chief, the public works 
director or their respective designees. Any person who vandalizes, grievously mutilates, destroys or unbalances a  Heritage Tree 
without a permit or beyond the scope of an approved permit shall be in violation of this chapter. (Ord. 1060 § 2 (part), 2019). 

Prohibited Activities 

The following are prohibited activities within the TPZ: 

• Grade changes (e.g. soil cuts, fills); 
• Trenches; 
• Root cuts; 
• Pedestrian and equipment traffic that could compact the soil or physically damage roots; 
• Parking vehicles or equipment; 
• Burning of brush and woody debris; 
• Storing soil, construction materials, petroleum products, water, or building refuse; and, 
• Disposing of wash water, fuel or other potentially damaging liquids. 

Monarch Consulting Arborists LLC - P.O Box 1010, Felton, CA 95018
831.331.8982 - rick@monarcharborist.com Page  of 20 25
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Monitoring

Any trenching, construction or demolition that is expected to damage or encounter tree roots should be monitored by the project 
arborist or a qualified ISA Certified Arborist and should be documented. 

The site should be evaluated by the project arborist or a qualified ISA Certified Arborist after construction is complete, and any 
necessary remedial work that needs to be performed should be noted. 

Root Pruning

Roots greater than two inches in diameter shall not be cut. When roots over two inches in diameter are encountered and are authorized 
to be cut or removed, they should be pruned by hand with loppers, handsaw, reciprocating saw, or chain saw rather than left crushed or 
torn. Roots should be cut beyond sinker roots or outside root branch junctions and be supervised by the project arborist. When 
completed, exposed roots should be kept moist with burlap or backfilled within one hour. 

Boring or Tunneling

Boring machines should be set up outside the drip line or established Tree Protection Zone. Boring may also be performed by digging 
a trench on both sides of the tree until roots one inch in diameter are encountered and then hand dug or excavated with an Air Spade® 
or similar air or water excavation tool. Bore holes should be adjacent to the trunk and never go directly under the main stem to avoid 
oblique (heart) roots. Bore holes should be a minimum of three feet deep.  

Tree Pruning and Removal Operations

All tree pruning or removals should be performed by a qualified arborist with a C-61/D-49 California Contractors License. Treatment, 
including pruning, shall be specified in writing according to the most recent ANSI A-300A Standards and Limitations and performed 
according to ISA Best Management Practices while adhering to ANSI Z133.1 safety standards. Trees that need to be removed or 
pruned should be identified in the pre-construction walk through. 

Monarch Consulting Arborists LLC - P.O Box 1010, Felton, CA 95018
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Appendix E: Tree Protection Signs 
E1: English 

Monarch Consulting Arborists LLC - P.O Box 1010, Felton, CA 95018
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Appendix D: Example Tree Protection Sign

D1: English

WARNING
Tree Protection Zone

This Fence Shall not be moved without 
approval.  Only authorized personnel 

may enter this area!

Project Arborist 

Evans Right of Way, Saratoga California-Tree Inventory, Valuation, and Protection Guidelines for 
San Jose Water Company

August 9, 2010

! Richard Gessner-ValleyCrest Tree Care Services, 825 Mabury Rd., San Jose, CA 95133! 59
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E2: Spanish
 

Monarch Consulting Arborists LLC - P.O Box 1010, Felton, CA 95018
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Appendix D2: Spanish

CUIDADO
Zona De Arbol Pretejido

Esta cerca no sera removida sin 
aprobacion.  Solo personal autorizado 

entrara en esta area!

Project Arborist 

Evans Right of Way, Saratoga California-Tree Inventory, Valuation, and Protection Guidelines for 
San Jose Water Company

August 9, 2010

! Richard Gessner-ValleyCrest Tree Care Services, 825 Mabury Rd., San Jose, CA 95133 ! 60
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Qualifications, Assumptions, and Limiting Conditions 
Any legal description provided to the consultant is assumed to be correct. Any titles or ownership of properties are assumed to be good 
and marketable. All property is appraised or evaluated as though free and clear, under responsible ownership and competent 
management. 

All property is presumed to be in conformance with applicable codes, ordinances, statutes, or other regulations. 

Care has been taken to obtain information from reliable sources. However, the consultant cannot be responsible for the accuracy of 
information provided by others. 

The consultant shall not be required to give testimony or attend meetings, hearings, conferences, mediations, arbitration, or trials by 
reason of this report unless subsequent contractual arrangements are made, including payment of an additional fee for such services. 

This report and any appraisal value expressed herein represent the opinion of the consultant, and the consultant’s fee is not contingent 
upon the reporting of a specified appraisal value, a stipulated result, or the occurrence of a subsequent event. 

Sketches, drawings, and photographs in this report are intended for use as visual aids, are not necessarily to scale, and should not be 
construed as engineering or architectural reports or surveys. The reproduction of information generated by architects, engineers, or 
other consultants on any sketches, drawings, or photographs is only for coordination and ease of reference. Inclusion of said 
information with any drawings or other documents does not constitute a representation as to the sufficiency or accuracy of said 
information. 

Unless otherwise expressed: a) this report covers only examined items and their condition at the time of inspection; and b) the 
inspection is limited to visual examination of accessible items without dissection, excavation, probing, or coring. There is no warranty 
or guarantee, expressed or implied, that structural problems or deficiencies of plants or property may not arise in the future. 
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Certification of Performance

I Richard Gessner, Certify: 

That I have personally inspected the tree(s) and/or the property 
referred to in this report, and have stated my findings 
accurately. The extent of the evaluation and/or appraisal is 
stated in the attached report and Terms of Assignment; 

That I have no current or prospective interest in the vegetation 
or the property that is the subject of this report, and I have no 
personal interest or bias with respect to the parties involved; 

That the analysis, opinions and conclusions stated herein are 
my own; 

That my analysis, opinions, and conclusions were developed 
and this report has been prepared according to commonly 
accepted Arboricultural practices; 

That no one provided significant professional assistance to the 
consultant, except as indicated within the report. 

That my compensation is not contingent upon the reporting of a 
predetermined conclusion that favors the cause of the client or 
any other party, nor upon the results of the assessment, the 
attainment of stipulated results, or the occurrence of any other 
subsequent events; 

I further certify that I am a Registered Consulting Arborist® 
with the American Society of Consulting Arborists, and that I 
acknowledge, accept and adhere to the ASCA Standards of 
Professional Practice. I am an International Society of 
Arboriculture Board Certified Master Arborist®. I have been 
involved with the practice of Arboriculture and the care and 
study of trees since 1998. 

Richard J. Gessner 

ASCA Registered Consulting Arborist® #496 
ISA Board Certified Master Arborist® WE-4341B 

Copyright 

© Copyright 2024, Monarch Consulting Arborists LLC. Other than specific 
exception granted for copies made by the client for the express uses stated in 
this report, no parts of this publication may be reproduced, stored in a 
retrieval system, or transmitted in any form or by any means, electronic, 
mechanical, recording, or otherwise without the express, written permission 
of the author. 
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PAGE: 1 of 2 

LOCATION: 
303 Concord Drive 

PROJECT NUMBER: 
PLN2024-00044 

APPLICANT: 
Seyed Ali Modarres 
Najafabadi 

OWNER: 
Seyed Ali Modarres 
Najafabadi 

PROJECT CONDITIONS: 

1. The use permit shall be subject to the following standard conditions:

a. The applicant shall be required to apply for a building permit within one year from the
date of approval (by July 14, 2026) for the use permit to remain in effect.

b. Development of the project shall be substantially in conformance with the plans
prepared by JRider Design consisting of 24 plan sheets, dated received June 16, 2025
and approved by the Planning Commission on July 14, 2025, except as modified by the
conditions contained herein, subject to review and approval of the Planning Division.

c. 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.

d. 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.

e. 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.

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 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.

h. Heritage trees in the vicinity of the construction project shall be protected pursuant to
the Heritage Tree Ordinance and the arborist report prepared by Monarch Consulting
Arborists, dated September 24, 2024 and revised December 10, 2024.

i. Prior to building permit issuance, the applicant shall pay all fees incurred through staff
time spent reviewing the application.

j. The applicant or permittee shall defend, indemnify, and hold harmless the City of Menlo
Park or its agents, officers, and employees from any claim, action, or proceeding
against the City of Menlo Park or its agents, officers, or employees to attack, set aside,
void, or annul an approval of the Planning Commission, City Council, Community
Development Director, or any other department, committee, or agency of the City
concerning a development, variance, permit, or land use approval which action is
brought within the time period provided for in any applicable statute; provided, however,
that the applicant’s or permittee’s duty to so defend, indemnify, and hold harmless shall
be subject to the City’s promptly notifying the applicant or permittee of any said claim,

EXHIBIT D
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LOCATION: 
303 Concord Drive 

PROJECT NUMBER: 
PLN2024-00044 

APPLICANT: 
Seyed Ali Modarres 
Najafabadi 

OWNER: 
Seyed Ali Modarres 
Najafabadi 

PROJECT CONDITIONS: 

action, or proceeding and the City’s full cooperation in the applicant’s or permittee’s 
defense of said claims, actions, or proceedings. 

k. Notice of Fees Protest – The applicant may protest any fees, dedications, reservations, 
or other exactions imposed by the City as part of the approval or as a condition of 
approval of this development. Per California Government Code 66020, this 90-day 
protest period has begun as of the date of the approval of this application. 

2. The use permit shall be subject to the following project-specific conditions: 

a. Upon the submission of a comprehensive building permit application, the applicant is 
required to submit revised plans that encompass both the removal and replacement of 
the curb and gutter along the entire project frontage, as well as the construction of a 
new sidewalk that conforms to the adjacent property. These plans will be subject to 
review and approval by the Engineering Division. 

b. Pursuant to Menlo Park Municipal Code section 16.79.070 (Regulations applicable to 
JADUs): 

1. The owner must reside in either the remaining portion of the primary dwelling unit 
or the newly created JADU. Owner occupancy shall not be required if the owner is 
another governmental agency, land trust, or housing organization. 

2. The owner must record a deed restriction, which shall run with the land, and shall 
include both of the following: 

(1) A prohibition on the sale of the junior accessory dwelling unit separate from the 
sale of the single-family residence, including a statement that the deed restriction 
may be enforced against future purchasers. 

(2) A restriction on the size and attributes of the junior accessory dwelling unit that 
conforms with this chapter. 

Prior to building permit final, the owner shall provide a copy of the recorded deed 
restriction to the Planning Division for verification. 
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303 Concord Drive (PLN2024-00044) – Data Table 

Proposed Project Existing Project Zoning Ordinance 
Lot area 6,523 sf 6,523 sf 7,000 sf min 
Lot width 68 ft 68 ft 65 ft min 
Lot depth 94 ft 94 ft 100 ft min 
Setbacks 
Front (east/Concord Drive) 20 ft 24.7 ft 20 ft min 
Rear (west) 26.5 

4 
ft (Main House) 
ft (ADU) 

26.4 ft 20 
4 

ft min 
ft min to ADU 

Side-left (south/Trenton Way) 9.7 ft 9.7 ft 12 ft min 
Side-right (north) 5 

3.7 
4 

ft (Main House) 
ft (JADU) 
ft (ADU)  

5 
3.7 

ft to primary 
ft to garage 

6.8 

4 

ft min 

ft min to ADU 
Building coverage 2,977 

45.6 
sf 
% 

2,035 
31.2 

sf 
% 

2,609 
40 

sf max 
% max 

Floor Area Limit (FAL) 3,091 sf 1,710 sf 2,800 sf max total 
Square footage by floor 1,941 

490 
660 
40 

sf-1st 
sf-JADU 
sf-ADU 
sf-porch 

1,320 
390 
325 

sf-1st 
sf-garage 
sf-porches 

Square footage of 
buildings 

3,131 sf 2,035 sf 

Building height 19.8 ft 17.8 ft 28 ft max 
Parking 1 uncovered space 2 covered spaces 1 covered/1 uncovered 

Trees Heritage trees 3 Non-Heritage 
trees 

13 New trees 2 

Heritage trees 
proposed for removal 

0 Non-Heritage 
trees proposed 
for removal 

1 Total Number of 
trees  

17 

Notes 1. An ADU may exceed the total floor area and/or building coverage applicable to the parcel by
up to eight hundred (800) square feet provided the ADU is built concurrently with, or after, the
existing or proposed primary unit and other structures on site (Menlo Park Municipal Code
section 16.79.050).

2. If the garage is converted to an ADU (including JADU), no replacement parking for the
primary dwelling in a single-family district is required (Menlo Park Municipal Code section
16.79.080). One parking space on the driveway is provided as required by the proposed
attached ADU.

3. The summary of trees includes trees on and surrounding the property.
4. Areas shown highlighted indicate a nonconforming situation.
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Community Development 

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

STAFF REPORT 

Planning Commission 
Meeting Date:  7/14/2025 
Staff Report Number:  25-031-PC

Public Hearing: Consider and adopt a resolution to approve a use 
permit to modify the previously approved State of 
California Alcoholic Beverage Control license type 
41 (on-sale beer and wine – eating place) to type 
47 (on-sale general – eating place), which would 
allow the sale of beer, wine, and distilled spirits for 
consumption at an existing restaurant, and modify 
the restaurant hours of operation to 8 a.m. to 7 
p.m. seven days a week, in the C-1-C(X)
(Administrative, Professional, and Research
District, Restrictive, Conditional Development
Permit) zoning district at 3000 Sand Hill Road.
Determine these actions are categorically exempt
under CEQA Guidelines Section 15301, Class 1
exemption for existing facilities.

Recommendation 
Staff recommends that the Planning Commission adopt a resolution to approve a use permit to 1) modify 
the previously approved State of California Alcoholic Beverage Control (ABC) license type 41 (on-sale 
beer and wine – eating place) to type 47 (on-sale general – eating place), which would allow the sale of 
beer, wine, and distilled spirits for consumption at an existing restaurant, and 2) modify the restaurant 
hours of operation to 8 a.m. to 7 p.m. seven days a week, at 3000 Sand Hill Road. Staff also recommends 
that the Planning Commission determine these actions are categorically exempt under California 
Environmental Quality Act (CEQA) Guidelines Section 15301, Class 1 exemption for existing facilities. 

The draft resolution, including the recommended actions and conditions of approval, is included as 
Attachment A. 

Policy Issues 
Each use permit is considered individually. The Planning Commission should consider whether the 
required use permit findings in Menlo Park Municipal Code section 16.82.030 (Permits, Granting) can be 
made for the proposed project. The City’s General Plan includes a variety of goals and associated policies 
that may be considered in evaluating the proposed project, such as: 

• Policy LU-4.5: Business Uses and Environmental Impacts. Allow modifications to business
operations and structures that promote revenue generating uses for which potential environmental
impacts can be mitigated.



Staff Report #: 25-030-PC 
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Background 

Site location 
The property at 3000 Sand Hill Road was originally part of a 38-acre parcel that was subdivided and 
developed with a Conditional Development Permit (CDP) approved by the City Council on June 24, 1969. 
The CDP rezoned the 38 acres from the OSC (Open Space and Conservation) zoning district to R-2(X) 
(Low Density Apartment, Conditional Development Permit) and C-1-C(X) (Administrative, Professional, 
and Research, Restrictive, Conditional Development Permit) zoning districts. The project site at 3000 
Sand Hill Road (referred to as the “The Ranch”) is one of three office campuses of the Sand Hill 
Collection, which includes 2400-2498 Sand Hill Road and 2700-2770 Sand Hill Road.  
 
Situated in the western portion of the city and part of the Sharon Heights neighborhood, The Ranch’s 
property area is approximately 16.5 acres, and the existing Sand Hill Sundeck restaurant, the subject 
business requesting a use permit, is located at the center of the property. The generally circular-shaped 
site is bordered by residences within the R-2(X) zoning district and further surrounded by the Sharon 
Heights Golf and Country Club (2900 Sand Hill Road). A location map is included as Attachment B. 
 

Conditional Development Permit 
The original 1969 CDP limited restaurant patronage to employees of the offices without any alcohol 
service, however, in 2011, the CDP was amended to allow the restaurant service to be available to office 
tenants as well as the general public and concurrently expanded the restaurant offerings with the sale of 
beer and wine. The CDP for the site has evolved over time and there have been no significant issues that 
have resulted from such modifications. The current use permit request represents an additional, modest 
set of alterations to the CDP. 
 
The CDP that governs the site requires restaurant service to be available to office tenants and the general 
public, and to operate under the following guidelines regarding alcohol service and hours of operation: 
• On-sale of beer and wine for an eating place (type 41 license) is permitted; and 
• Hours of operation are limited to the following: 

• 7:30 a.m. to 7 p.m., Monday through Friday, and 
• 10 a.m. to 2 p.m., Saturday and Sunday. 

The CDP requires any changes to the restaurant operations to receive a use permit from the Planning 
Commission. 

 

Analysis 
Project description 
The applicant requests a use permit for the following changes to the restaurant operations: 
• Modify the ABC license from type 41 to type 47, which would allow on-sale of beer, wine, and distilled 

spirits; and 
• Modify hours of operation to 8 a.m. to 7 p.m. seven days a week. 
 
The applicant states that the primary intention of the use permit request is to add the ability for sale of 
spirits at the existing restaurant that currently serves beer and wine. The restaurant would continue to 
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primarily operate Monday through Friday (currently closed on weekends). The request for expanded 
weekend operation hours is to allow opportunities for holiday weekend-related dining. The restaurant is 
located at the center of the office complex and includes outdoor seating/dining. The nearest residences 
(Sand Hill Circle townhouses) are sufficiently separated by distance, office buildings, and mature 
landscaping. The proposed modifications to add distilled spirits and modify hours of operation represent a 
relatively minor adjustment to the prior 2011 CDP amendment which opened up the restaurant to the 
general public and also added alcohol service. 
 
The proposal includes no new construction. The Police Department and Transportation Division have both 
reviewed the application. A restaurant business license has been at site since approximately 1995 and 
there have been no past or present code enforcement cases or complaints recorded for the property. The 
Transportation Division has determined that the scope of work does not require a Transportation Impact 
Analysis or Transportation Demand Management Plan. No physical improvements are proposed, and the 
parking and circulation plans for the site will remain similar to current conditions. ABC has determined that 
there is no overconcentration of alcohol licenses in the census tract within which the site is located. 
 
General Plan Policy LU-4.5 is intended to allow modifications to business operations that promote revenue 
generation without negative environmental impacts. The proposed modifications to operations at the 
existing restaurant do not include any new construction and no foreseeable negative environmental 
impacts have been identified. Staff believes the proposed sale of beer, wine, and distilled spirits at the 
existing restaurant, along with expanded hours of operation, would provide a convenience and service to 
workers and visitors to the site. 
 

Community outreach and correspondence 
The applicant has relayed that postcards were mailed to neighboring properties within 500 feet of the site 
to invite individuals to attend a virtual community meeting about the proposal. The virtual community 
meeting was held on June 30, 2025 and the applicant has indicated positive feedback was received. 
 
As of the completion of this report, staff has not received any public correspondence regarding the 
application. 
 

Conclusion 
The proposed modifications to operations at the existing restaurant to add the sale of spirits and expand 
hours of operation would provide a convenience and service to workers and visitors to the site, are 
consistent with General Plan policy, and have been reviewed by the Transportation Division and Police 
Department. There are no physical changes associated with the proposal or foreseeable negative 
environmental impacts. Staff recommends 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 proposed project is categorically exempt under Class 1 (Section 15301, “Existing Facilities”) of the 
current 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 500-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. Draft Planning Commission Resolution 

Exhibits to Attachment A 
A. Project Plans 
B. Project Description Letter 
C. Conditions of Approval 

B. Location Map 
 

Report prepared by: 
Calvin Chan, Senior Planner 
 
Report reviewed by: 
Tom Smith, Principal Planner 



ATTACHMENT A

1 

PLANNING COMMISSION RESOLUTION NO. 2025-0XX 

RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF 
MENLO PARK APPROVING A USE PERMIT TO MODIFY THE 
PREVIOUSLY APPROVED STATE OF CALIFORNIA ALCOHOLIC 
BEVERAGE CONTROL LICENSE TYPE 41 (ON-SALE BEER AND WINE 
– EATING PLACE) TO TYPE 47 (ON-SALE GENERAL – EATING
PLACE), WHICH WOULD ALLOW THE SALE OF BEER, WINE, AND
DISTILLED SPIRITS FOR CONSUMPTION AT AN EXISTING
RESTAURANT, AND MODIFY THE HOURS OF OPERATION FOR THE
RESTAURANT TO 8 A.M. TO 7 P.M. SEVEN DAYS A WEEK, IN THE C-
1-C(X) (ADMINISTRATIVE, PROFESSIONAL, AND RESEARCH
DISTRICT, RESTRICTIVE, CONDITIONAL DEVELOPMENT PERMIT)
ZONING DISTRICT AT 3000 SAND HILL ROAD.

WHEREAS, the City of Menlo Park (“City”) received an application requesting a use permit 
to modify the previously approved State of California Alcoholic Beverage Control license 
type 41 (on-sale beer and wine – eating place) to type 47 (on-sale general – eating place), 
which would allow the sale of beer, wine, and distilled spirits for consumption at an existing 
restaurant, and modify the hours of operation for the restaurant to 8 a.m. to 7 p.m. seven 
days a week in the C-1-C(X) (Administrative, Professional, and Research District, 
Restrictive, Conditional Development Permit) zoning district (collectively, the “Project”) from 
Anthony Grivas of the Compass Group (“Applicant”) on behalf of Greg Walker of DivcoWest 
(“Owner”) located at 3000 Sand Hill Road (074-500-010) (collectively, the “Property”). The 
Project use permit is depicted in and subject to the plans (Exhibit A) and project description 
letter (Exhibit B), which are attached hereto and incorporated herein by this reference; and 

WHEREAS, the Property is located in the C-1-C(X) Administrative, Professional, and 
Research District, Restrictive, Conditional Development Permit zoning district; and 

WHEREAS, on May 15, 1969, the City Council approved a Conditional Development Permit 
to develop the Property, inclusive of a restaurant that is existing and in operation; and 

WHEREAS, on December 13, 2011, the City Council approved an amendment to the 
Conditional Development Permit to allow the restaurant service to be available to office 
tenants as well as the general public and concurrently expanded the restaurant offerings 
with the sale of beer and wine; and 

WHEREAS, the Conditional Development Permit governing the site includes restaurant 
operation guidelines regarding alcohol service and hours of operation and any changes to 
restaurant operations requires review and approval of a use permit by the Planning 
Commission; and 

WHEREAS, the proposed Project would modify the California Alcoholic Beverage Control 
license from type 41 (on-sale beer and wine – eating place) to type 47 (on-sale general – 
eating place); and 

A1



Resolution No. 2025-0XX 

2 

WHEREAS, the proposed Project would modify hours of operation to 8 a.m. to 7 p.m. seven 
days a week; and 

WHEREAS, the proposed Project would not involve any new construction; and 

WHEREAS, the Project requires discretionary action by the City as described above, and 
therefore the California Environmental Quality Act (“CEQA,” Public Resources Code Section 
§21000 et seq.) and CEQA Guidelines (Cal. Code of Regulations, Title 14, §15000 et seq.) 
require a determination regarding the Project’s compliance with CEQA; and  

WHEREAS, the City is the lead agency, as defined by CEQA and the CEQA Guidelines, 
and is therefore responsible for the preparation, consideration, certification, and approval of 
environmental documents for the Project; and  

WHEREAS, the Project is categorically exempt under CEQA Guidelines Section 15301, 
Class 1 exemption for existing facilities; and 

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

WHEREAS, at a duly and properly noticed public hearing held on July 14, 2025, the 
Planning Commission fully reviewed, considered, and evaluated the whole of the record, 
including all public and written comments, pertinent information, documents and plans, 
prior to taking action regarding the proposed Project. 

NOW, THEREFORE, THE MENLO PARK PLANNING COMMISSION HEREBY 
RESOLVES AS FOLLOWS: 
 
Section 1.  Recitals.  The Planning Commission has considered the full record before it, 
which may include but is not limited to such things as the staff report, public testimony, and 
other materials and evidence submitted or provided, and the Planning Commission finds 
the foregoing recitals are true and correct, and they are hereby incorporated by reference 
into this Resolution. 
 
Section 2.  Conditional Use Permit Findings.  The Planning Commission of the City of Menlo 
Park does hereby make the following Findings:  

The approval of the use permit to modify the previously approved State of California Alcoholic 
Beverage Control license type 41 (on-sale beer and wine – eating place) to type 47 (on-sale 
general – eating place), which would allow the sale of beer, wine, and distilled spirits for 
consumption at an existing restaurant, and modify the hours of operation for the restaurant to 
8 a.m. to 7 p.m. seven days a week, at 3000 Sand Hill Road, is granted based on the following 
findings, which are made pursuant to Menlo Park Municipal Code section 16.82.030: 

1. That the establishment, maintenance, or operation of the use applied for will, under 
the circumstance of the particular case, not be detrimental to the health, safety, 
morals, comfort, and general welfare of the persons residing in the neighborhood of 
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such proposed use, or injurious or detrimental to property and improvements in the 
neighborhood or the general welfare of the city because: 

a. Consideration and due regard were given to the nature and condition of all 
adjacent uses and structures–the restaurant is located at the center of the 
office complex and includes outdoor seating/dining and the nearest 
residences are sufficiently separated by distance, office buildings, and 
mature landscaping—and to general plans for the area in question and 
surrounding areas, and impact of the application hereon. The proposed 
Project includes no new construction and there are no foreseeable negative 
environmental impacts. A restaurant business license has been at the site 
since approximately 1995 and there have been no past or present code 
enforcement cases or complaints recorded for the site. The modifications to 
operations at the existing restaurant  are consistent with the goals, policies, 
and objectives of the General Plan and applicable Municipal Code and 
Zoning Ordinance requirements, and more specifically the Project would be 
compatible with the surrounding uses. 
 

2. That a public convenience or necessity would be served by the issuance of license 
to sell alcohol because: 

a. California Alcoholic Beverage Control has determined that there is no 
overconcentration of alcohol licensing in the census tract within which the 
site is located. 

b. The proposed Project would provide a convenience and service to workers 
and visitors to the site. 

 
Section 3.  Conditional Use Permit.  The Planning Commission approves Use Permit No. 
PLN2025-00026, which use permit is depicted in and subject to the plans and project 
description letter, which are attached hereto and incorporated herein by this reference as 
Exhibit A and Exhibit B, respectively. The Use Permit is conditioned in conformance with the 
conditions attached hereto and incorporated herein by this reference as Exhibit C.   
 
Section 4.  Environmental Review.  The Planning Commission makes the following findings, 
based on its independent judgment after considering the Project, and having reviewed and 
taken into consideration all written and oral information submitted in this matter: 

 
1. The Project is categorically exempt from environmental review per CEQA 

Guidelines Section 15301, Class 1 exemption for existing facilities. 
 
Section 5.  Severability.  If any term, provision, or portion of these findings or the application 
of these findings to a particular situation is held by a court to be invalid, void or 
unenforceable, the remaining provisions of these findings, or their application to other 
actions related to the proposed Project, shall continue in full force and effect unless 
amended or modified by the City. 

I, Thomas Rogers, Principal Planner of the City of Menlo Park, do hereby certify that the 
above and foregoing Planning Commission Resolution was duly and regularly passed and 
adopted at a meeting by said Planning Commission on July 14, 2025, by the following votes: 
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AYES:   

NOES:   

ABSENT:   

ABSTAIN:   
 
 
IN WITNESS THEREOF, I have hereunto set my hand and affixed the Official Seal of said 
City on this ____ day of July 2025. 
 
PC Liaison Signature 
 
 
______________________________ 
Thomas Rogers 
Principal Planner 
City of Menlo Park 
 
 
Exhibits 

A. Project Plans 
B. Project Description Letter 
C. Conditions of Approval 
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Project Description 
Sand Hill Sundeck 

3000 Sand Hill Road, Menlo Park, CA 
July 1, 2025 

Proposed Use: Permit to allow the sales of beer, wine, and distilled spirits for on-site consumption (ABC 
Type 47 License) at an existing restaurant that currently serves beer and wine both inside and on the 
patio. Restaurant is open to the public. NO NEW CONSTRUCTION IS PROPOSED AS ALL IMPROVEMENTS 
ARE EXISTING. 

Hours of Operations:  8am to 7pm weekdays and weekends 

Menu: See Attached 

Number of Employees:  10 - 15 

Employee Training: The management and staff will participate in an ABC approved responsible beverage 
sales and service training program within 60 days of their first day of employment. 

Neighborhood Outreach: 

• Mailers were sent to properties within 500’ on June 16 inviting them to attend a virtual
community meeting held on June 30.

• There was 1 attendee at the meeting.

• There was no opposition to the proposed use.

• Furthermore, we received 2 phone calls in support of the project:
o 6/19/25: Doug Finney, 400 Sand Hill Circle (650.740.0660)
o 6/19/25: Dan Crow, 300 Sand Hill Circle (785.249.8686)

About Bon Appetit 
www.bamco.com 

Bon Appetit has been hired to manage the Quadrus restaurant and meeting facilities by the property 
owner. Bon Appétit Management Company is a Palo Alto, California-based on-site restaurant company, 
that provides café and catering services to corporations, colleges, and universities. The company is a 
subsidiary of the British multinational corporation Compass Group since 2002 and operates over 1,000 
cafes in 34 states. 

Notable Bay Area Clients include: 
Twitter, LinkedIn, Nvidia, Google, Chase Center, Electronic Arts, Yahoo, Oracle, University of San 
Francisco, Pinterest 

This mission statement, called The Dream and written by our CEO and cofounder Fedele Bauccio, has 
been Bon Appétit’s guiding philosophy since we were founded in 1987: 

EXHIBIT B

A8
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Our Dream is to be the premier onsite restaurant company known for its culinary expertise and 
commitment to socially responsible practices. We are a culture driven to create food that is alive with 
flavor and nutrition, prepared from scratch using authentic ingredients. We do this in a socially 
responsible manner for the well-being of our guests, communities, and the environment. 
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LOCATION:  
3000 Sand Hill Road 

PROJECT NUMBER: 
PLN2025-00026 

APPLICANT:  
Anthony Grivas, 
Compass Group 

OWNER: 
Greg Walker, 
DivcoWest 

PROJECT CONDITIONS: 

1. The use permit shall be subject to the following standard conditions:

a. The applicant or permittee shall defend, indemnify, and hold harmless the City of Menlo Park or
its agents, officers, and employees from any claim, action, or proceeding against the City of
Menlo Park or its agents, officers, or employees to attack, set aside, void, or annul an approval
of the Planning Commission, City Council, Community Development Director, or any other
department, committee, or agency of the City concerning a development, variance, permit, or
land use approval which action is brought within the time period provided for in any applicable
statute; provided, however, that the applicant’s or permittee’s duty to so defend, indemnify, and
hold harmless shall be subject to the City’s promptly notifying the applicant or permittee of any
said claim, action, or proceeding and the City’s full cooperation in the applicant’s or permittee’s
defense of said claims, actions, or proceedings.

b. Notice of Fees Protest – The applicant may protest any fees, dedications, reservations, or other
exactions imposed by the City as part of the approval or as a condition of approval of this
development. Per California Government Code 66020, this 90-day protest period has begun as
of the date of the approval of this application.

2. The use permit shall be subject to the following project-specific conditions:

a. The project shall comply with all requirements from external agencies including, but not limited
to, California Alcoholic Beverage Control.

b. No physical improvements to the restaurant or site are included with this permit. The restaurant
operations shall be substantially in conformance with the plans prepared by Studio G Architects
and Site Landscape Architecture, consisting of three plan sheets, dated received May 1, 2025,
and the applicant’s project description letter, dated received July 1, 2025, and approved by the
Planning Commission on July 14, 2025.

EXHIBIT C
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City of Menlo Park

3000 Sand Hill Road (PLN2025-00026)
Location Map
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Community Development 

 

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

 
 
STAFF REPORT 

Planning Commission    
Meeting Date:   7/14/2025 
Staff Report Number:  25-031-PC 
 
Public Hearing:  Consider and adopt a resolution to approve                                    

a use permit for the sale of beer and wine for on-
site consumption (State of California Alcoholic 
Beverage Control license type 41), which is 
considered a special use, at existing corporate 
campus cafeterias in the M-3(X) (Commercial 
Business Park, Conditional Development Permit) 
zoning district at 125-135 Constitution Drive. 
Determine these actions are categorically exempt 
under CEQA Guidelines Section 15301, Class 1 
exemption for existing facilities.  

 

Recommendation 
Staff recommends that the Planning Commission adopt a resolution to approve a use permit for the sale of 
beer and wine for on-site consumption (State of California Alcoholic Beverage Control license type 41), 
which is considered a special use, at existing corporate campus cafeterias in the M-3(X) (Commercial 
Business Park, Conditional Development Permit) zoning district at 125-135 Constitution Drive. Staff also 
recommends that the Planning Commission determine these actions are categorically exempt under 
California Environmental Quality Act (CEQA) Guidelines Section 15301, Class 1 exemption for existing 
facilities. 
 
The draft resolution, including the recommended actions and conditions of approval, is included as 
Attachment A. 

 

Policy Issues 
Each use permit is considered individually. The Planning Commission should consider whether the 
required use permit findings in Menlo Park Municipal Code section 16.82.030 (Permits, Granting) can be 
made for the proposed project. The City’s General Plan includes a variety of goals and associated policies 
that may be considered in evaluating the proposed project, such as: 

• Policy LU-4.5: Business Uses and Environmental Impacts. Allow modifications to business 
operations and structures that promote revenue generating uses for which potential environmental 
impacts can be mitigated. 
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Background 

Site location 
The property at 125-135 Constitution Drive consists of two office buildings located on an approximately 
16-acre campus that are part of the Menlo Gateway development, which was rezoned and developed with 
a Conditional Development Permit (CDP) approved by the City Council on June 15, 2010. The CDP 
rezoned the property from the M-2 (General Industrial) zoning district to the M-3(X) (Commercial Business 
Park, Conditional Development Permit) zoning district. Situated in the Bayfront area of the city north of US 
Highway 101, the two office buildings contain employee cafeteria dining spaces that are the subject of the 
requested use permit. A location map is included as Attachment B. 
 

Conditional Development Permit and conditional use 
The CDP that governs the site allows food-serving uses for employees and business visitors. Within the 
M-3(X) zoning district, retail sale of beer and wine for on-site consumption is considered a special use 
subject to Planning Commission review and approval of a use permit. 

 

Analysis 

Project description 
The applicant requests a use permit for the sale of beer and wine for on-site consumption at the existing 
cafeteria dining spaces to expand offerings to employees and business visitors, with general hours of 
operation between 8 a.m. to 7 p.m. daily, seven days a week. 
 
The proposal includes no new construction or modification to parking and circulation plans for the site. The 
Police Department has reviewed the application. A business license for the restaurant was granted in 
January 2025 and there have been no past or present code enforcement cases or complaints recorded for 
the property. The State of California Alcoholic Beverage Control (ABC) has determined there is no 
overconcentration of alcohol licenses in the census tract within which the site is located. 
 
General Plan Policy LU-4.5 is intended to allow modifications to business operations that promote revenue 
generation without negative environmental impacts. The proposed modifications to operations at the 
existing cafeteria dining spaces within the two office buildings do not include any new construction and no 
foreseeable negative environmental impacts have been identified. Staff believes the proposed sale of beer 
and wine at the existing cafeteria dining spaces would provide a convenience and service to workers and 
visitors to the site. 
 

Community outreach and correspondence 
The applicant stated that with the focused scope of work involving no new construction or change in 
business operations, no specific community outreach was conducted. However, the applicant remains 
committed to addressing any future concerns. 
 
As of the completion of this report, staff has not received any public correspondence regarding the 
application. 
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Conclusion 
The proposed sale of beer and wine for on-site consumption at existing cafeteria dining spaces within 
office buildings would provide a convenience and service to workers and visitors to the site, is consistent 
with General Plan policy, and has been reviewed by the Police Department and ABC. There are no 
physical changes associated with the proposal or foreseeable negative environmental impacts. Staff 
recommends 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 proposed project is categorically exempt under Class 1 (Section 15301, “Existing Facilities”) of the 
current 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 500-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. Draft Planning Commission Resolution 

Exhibits to Attachment A 
A. Project Plans 
B. Project Description Letter 
C. Conditions of Approval 

B. Location Map 
 

Report prepared by: 
Calvin Chan, Senior Planner 
 
Report reviewed by: 
Tom Smith, Principal Planner 
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1 

PLANNING COMMISSION RESOLUTION NO. 2025-0XX 

RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF 
MENLO PARK APPROVING A USE PERMIT FOR THE SALE OF BEER 
AND WINE FOR ON-SITE CONSUMPTION (STATE OF CALIFORNIA 
ALCOHOLIC BEVERAGE CONTROL LICENSE TYPE 41) AT EXISTING 
CORPORATE CAMPUS CAFETERIAS IN THE M-3(X) (COMMERCIAL 
BUSINESS PARK, CONDITIONAL DEVELOPMENT PERMIT) ZONING 
DISTRICT AT 125-135 CONSTITUTION DRIVE. 

WHEREAS, the City of Menlo Park (“City”) received an application requesting a use permit 
for the sale of beer and wine for on-site consumption (State of California Alcoholic Beverage 
Control license type 41) at existing corporate campus cafeterias in the M-3(X) (Commercial 
Business Park, Conditional Development Permit) zoning district at 125-135 Constitution 
Drive (collectively, the “Project”) from Alexia Nguyen of Bon Appétit Management Company 
(“Applicant”) on behalf of Bohannon MG2, LLC (“Owner”) located at 125-135 Constitution 
Drive (055-234-290) (collectively, the “Property”). The Project use permit is depicted in and 
subject to the plans (Exhibit A) and project description letter (Exhibit B), which are attached 
hereto and incorporated herein by this reference; and 

WHEREAS, the Property is located in the M-3(X) Commercial Business Park, Conditional 
Development Permit zoning district; and 

WHEREAS, on June 15, 2010, the City Council approved a Conditional Development Permit 
(CDP) to develop the Property and the CDP allows food-serving uses to serve employees 
and visitors; and 

WHEREAS, special uses, such as the retail sale of beer and wine for on-site consumption, 
are allowed in the M-3(X) zoning district subject to obtaining a use permit; and 

WHEREAS, the proposed Project is requested as part of the Applicant’s intention to obtain 
a State of California Alcoholic Beverage Control license type 41 (on-sale beer and wine – 
eating place); and 

WHEREAS, the proposed Project would not involve any new construction; and 

WHEREAS, the Project requires discretionary action by the City as described above, and 
therefore the California Environmental Quality Act (“CEQA,” Public Resources Code Section 
§21000 et seq.) and CEQA Guidelines (Cal. Code of Regulations, Title 14, §15000 et seq.)
require a determination regarding the Project’s compliance with CEQA; and

WHEREAS, the City is the lead agency, as defined by CEQA and the CEQA Guidelines, 
and is therefore responsible for the preparation, consideration, certification, and approval of 
environmental documents for the Project; and  
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WHEREAS, the Project is categorically exempt under CEQA Guidelines Section 15301, 
Class 1 exemption for existing facilities; and 

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

WHEREAS, at a duly and properly noticed public hearing held on July 14, 2025, the 
Planning Commission fully reviewed, considered, and evaluated the whole of the record, 
including all public and written comments, pertinent information, documents and plans, 
prior to taking action regarding the proposed Project. 

NOW, THEREFORE, THE MENLO PARK PLANNING COMMISSION HEREBY 
RESOLVES AS FOLLOWS: 
 
Section 1.  Recitals.  The Planning Commission has considered the full record before it, 
which may include but is not limited to such things as the staff report, public testimony, and 
other materials and evidence submitted or provided, and the Planning Commission finds 
the foregoing recitals are true and correct, and they are hereby incorporated by reference 
into this Resolution. 
 
Section 2.  Conditional Use Permit Findings.  The Planning Commission of the City of Menlo 
Park does hereby make the following Findings:  

The approval of the use permit for the sale of beer and wine for on-site consumption (State 
of California Alcoholic Beverage Control license type 41), which is considered a special 
use, at existing corporate campus cafeterias located at 125-135 Constitution Drive is 
granted based on the following findings, which are made pursuant to Menlo Park Municipal 
Code section 16.82.030 and section 16.78.020: 

1. That the establishment, maintenance, or operation of the use applied for will, under 
the circumstance of the particular case, not be detrimental to the health, safety, 
morals, comfort, and general welfare of the persons residing in the neighborhood of 
such proposed use, or injurious or detrimental to property and improvements in the 
neighborhood or the general welfare of the city because: 

a. Consideration and due regard were given to the nature and condition of all 
adjacent uses and structures, and to general plans for the area in question 
and surrounding areas, and impact of the application hereon. The proposed 
Project includes no new construction and there are no foreseeable negative 
environmental impacts. The cafeteria dining spaces within the office 
buildings are existing and since the cafeterias received business license 
approval in January 2025, there have been no code enforcement cases or 
complaints recorded for the site. The Project is consistent with the goals, 
policies, and objectives of the General Plan and applicable Municipal Code 
and Zoning Ordinance requirements, and more specifically the Project would 
be compatible with the surrounding uses. 
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2. That the use applied for will, under the circumstance of the particular case, not be 
unreasonably incompatible with uses permitted in surrounding areas. The proposed 
Project does not include foreseeable impacts such as: 1) damage or nuisance from 
noise, smoke, odor, dust or vibration, 2) hazard from explosion, contamination or 
fire, or 3) hazard occasioned by unusual volume or character of traffic or the 
congregation of a large number of people or vehicles. The cafeteria dining spaces 
within the office buildings are existing and there have been no code enforcement 
cases or complaints recorded for the site. 

3. That a public convenience or necessity would be served by the issuance of license 
to sell alcohol because: 

a. California Alcoholic Beverage Control has determined that there is no 
overconcentration of alcohol licensing in the census tract within which the 
site is located. 

b. The proposed Project would provide a convenience and service to workers 
and visitors to the site. 

 
Section 3.  Conditional Use Permit.  The Planning Commission approves Use Permit No. 
PLN2025-00027, which use permit is depicted in and subject to the plans and project 
description letter, which are attached hereto and incorporated herein by this reference as 
Exhibit A and Exhibit B, respectively. The Use Permit is conditioned in conformance with the 
conditions attached hereto and incorporated herein by this reference as Exhibit C.   
 
Section 4.  Environmental Review.  The Planning Commission makes the following findings, 
based on its independent judgment after considering the Project, and having reviewed and 
taken into consideration all written and oral information submitted in this matter: 

 
1. The Project is categorically exempt from environmental review per CEQA 

Guidelines Section 15301, Class 1 exemption for existing facilities. 
 
Section 5.  Severability.  If any term, provision, or portion of these findings or the application 
of these findings to a particular situation is held by a court to be invalid, void or 
unenforceable, the remaining provisions of these findings, or their application to other 
actions related to the proposed Project, shall continue in full force and effect unless 
amended or modified by the City. 

I, Thomas Rogers, Principal Planner of the City of Menlo Park, do hereby certify that the 
above and foregoing Planning Commission Resolution was duly and regularly passed and 
adopted at a meeting by said Planning Commission on July 14, 2025, by the following votes: 
 

AYES:   

NOES:   

ABSENT:   
ABSTAIN:  IN WITNESS THEREOF, I have hereunto set my hand and affixed the 
Official Seal of said City on this ____ day of July 2025. 
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PC Liaison Signature 
 
 
______________________________ 
Thomas Rogers 
Principal Planner 
City of Menlo Park 
 
 
Exhibits 

A. Project Plans 
B. Project Description Letter 
C. Conditions of Approval 
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Project Description 
Bon Appetit Snowflake 

125 & 135 Constitution Dr 
June 24, 2025 

Proposed Use: Permit to allow the sales of beer and wine for on-site consumption (ABC Type 41 License) 
at two existing corporate campus cafes serving employees and business visitors. NO NEW 
CONSTRUCTION IS PROPOSED AS ALL IMPROVEMENTS ARE EXISTING. 

Hours of Operations: 8am to 7pm daily. The alcohol service would be limited to the café hours.  

Number of Employees: 10 - 15 

Employee Training: The management and staff will participate in an ABC approved responsible beverage 
sales and service training program within 60 days of their first day of employment. 

Public Outreach: No community meeting was held as the cafés are located within a corporate campus 
surrounded by commercial developments and because the scope of work does not involve new 
construction or change in business operations. However, we are committed to addressing any concerns 
should any arise. 

About Bon Appetit 
www.bamco.com 

Bon Appetit has been hired to manage the Snowflake restaurant facilities. Bon Appétit Management 
Company is a Palo Alto, California-based on-site restaurant company, that provides café and catering 
services to corporations, colleges, and universities. The company is a subsidiary of the British 
multinational corporation Compass Group since 2002 and operates over 1,000 cafes in 34 states. 

Notable Bay Area Clients include: 
Twitter, LinkedIn, Nvidia, Google, Chase Center, Electronic Arts, Yahoo, Oracle, University of San 
Francisco, Pinterest 

This mission statement, called The Dream and written by our CEO and cofounder Fedele Bauccio, has 
been Bon Appétit’s guiding philosophy since we were founded in 1987: 

Our Dream is to be the premier onsite restaurant company known for its culinary expertise and 
commitment to socially responsible practices. We are a culture driven to create food that is alive with 
flavor and nutrition, prepared from scratch using authentic ingredients. We do this in a socially 
responsible manner for the well-being of our guests, communities, and the environment. 
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PAGE: 1 of 1 

LOCATION: 
125-135 Constitution
Drive

PROJECT NUMBER: 
PLN2025-00027 

APPLICANT:  
Alexia Nguyen, 
Bon Appétit 
Management Company 

OWNER:  
Bohannon MG2, LLC 

PROJECT CONDITIONS: 

1. The use permit shall be subject to the following standard conditions:

a. The applicant or permittee shall defend, indemnify, and hold harmless the City of Menlo Park or
its agents, officers, and employees from any claim, action, or proceeding against the City of
Menlo Park or its agents, officers, or employees to attack, set aside, void, or annul an approval
of the Planning Commission, City Council, Community Development Director, or any other
department, committee, or agency of the City concerning a development, variance, permit, or
land use approval which action is brought within the time period provided for in any applicable
statute; provided, however, that the applicant’s or permittee’s duty to so defend, indemnify, and
hold harmless shall be subject to the City’s promptly notifying the applicant or permittee of any
said claim, action, or proceeding and the City’s full cooperation in the applicant’s or permittee’s
defense of said claims, actions, or proceedings.

b. Notice of Fees Protest – The applicant may protest any fees, dedications, reservations, or other
exactions imposed by the City as part of the approval or as a condition of approval of this
development. Per California Government Code 66020, this 90-day protest period has begun as
of the date of the approval of this application.

2. The use permit shall be subject to the following project-specific conditions:

a. Sale of beer and wine for on-site consumption shall be limited to employees and business
visitors, consistent with food-serving uses allowed by the Conditional Development Permit.

b. The project shall comply with all requirements from external agencies including, but not limited
to, California Alcoholic Beverage Control.

c. No physical improvements to the restaurant or site are included with this permit. The restaurant
operations shall be substantially in conformance with the plans prepared by WRNS Studio,
consisting of four plan sheets, dated received May 1, 2025, and the applicant’s project
description letter, dated received June 24, 2025, and approved by the Planning Commission on
July 14, 2025.
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City of Menlo Park
Location Map 

(PLN2025-00027)
125-135 Constitution Drive

Date: 7/14/2025 Drawn By:4,000 CC Checked By: TAS1: Sheet: 1Scale:
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