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Recommendation
Staff recommends that the Planning Commission approve a request for architectural control for the
demolition of an existing commercial building and the construction of a new two-story non-medical office
building and a three-story residential building with 27 residential units with a two level underground parking
garage serving both buildings located at 1540 El Camino Real in the SP-ECR/D (El Camino Real
Downtown/Specific Plan) zoning district. The proposal includes a Below Market Rate (BMR) housing
agreement for compliance with the City’s below market rate housing program. As part of the proposed
project, eight heritage trees would be removed. The recommended actions are included as Attachment A.
Policy Issues
The proposed project requires the Planning Commission to consider the merits of the project, including
project consistency with the El Camino Real/Downtown Specific Plan. Each architectural control permit and
BMR housing agreement is considered individually. The Planning Commission should consider whether the
required findings can be made for the proposal.

Background
Site location
The subject site is located at 1540 El Camino Real, and is part the El Camino Real/Downtown Specific Plan
(SP-ECR/D) zoning district. Within the Specific Plan, the parcel is part of the El Camino Real Mixed Use
land use designation and the El Camino Real North-East (ECR-NE) sub-district. The site is currently
developed with a two-story commercial building, formally Beltramo’s Wines and Spirits. That business
closed in 2016 after the owners elected to sell the parcel and cease operations, and several temporary
commercial businesses have operated at the site since then. A private surface parking lot is located on the
site and is currently accessed by several driveways on El Camino Real and San Antonio Street. A location
map is included as Attachment B.
The subject site is a through lot with frontages on El Camino Real and San Antonio Street. This report uses
El Camino Real as the primary front, for purposes of “left” and “right” side references. Using El Camino Real
in an east-west orientation, the surrounding properties to the east and west are likewise part of the SPECR/D district. The property to the west (1550 El Camino Real) contains a commercial office building and
the property to the east (1460 El Camino Real) is a mixed use development with commercial and residential
uses. The subject parcel contains an ingress/egress easement for the benefit of 1550 El Camino Real,
allowing that property to use the left side driveway for access. The parcels to the north (across San Antonio
Street) contain multi-family residential buildings. The parcels to the south (across El Camino Real) contain
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single-family residential homes within the Town of Atherton.

Analysis
Project description
The applicant is proposing to construct a new mixed-use development consisting of a two-level below grade
parking structure, 40,759-square-foot non-medical office building, and 34,972-square-foot residential
building with a total of 27 units. The residential units would consist of nine one-bedroom units, 17 twobedroom units, and one three-bedroom unit. A data table summarizing the parcel and project attributes is
included as Attachment C. The project plans and the applicant’s project description letter are included as
Attachments D and E, respectively.
The proposal would meet the Specific Plan’s Base level standards, which were established to achieve
inherent public benefits, such as the redevelopment of underutilized properties, the creation of more vitality
and activity, and the promotion of healthy living and sustainability. The maximum permitted base floor area
ratio (FAR) for the ECR-NE sub-district is 1.10 for all uses, inclusive of office, and the maximum FAR for
non-medical office uses is half of the overall FAR. As a result, the subject parcel is limited to 81,937 square
feet of total gross floor area and 40,968 square feet of non-medical office. The proposed project falls within
these limits, with a total of 75,731 square feet (1.02 FAR) of gross floor area and a total of 40,759 square
feet (.55 FAR) of non-medical office space, including proportionally allocations of the common areas, such
as the lobby and stairs. The FAR has been calculated per the definition of Gross Floor Area, which includes
all levels of a structure, with exemptions for covered parking and certain non-usable/non-occupiable areas.
Both the non-medical office and residential uses are permitted in the El Camino Real Mixed Use land use
designation.
The development would have a residential density of 15.8 dwelling units per acre, in compliance with the
limit of 25 dwelling units per acre. The commercial building would be approximately 31.5 feet tall and the
residential building would be 35.1 feet tall, which is consistent with the 38-foot maximum allowed height.
The building profile requirement is not applicable, as the applicant is not proposing a Public Benefit Bonus
project with a height increase. Parapet walls are proposed on both buildings for the rooftop mechanical
equipment screening; these features are not included in the maximum height of the building but would be
integrated into the building design. The commercial building would front El Camino Real and have a 13-foot
front setback, and the residential building would front San Antonio Street and have a nine-foot setback. On
the left side, the building setbacks would be measured from the edge of the modified access easement, as
specified by the Zoning Ordinance. As specified by the Specific Plan, the development would be required to
achieve LEED Silver certification (condition 5b).
The applicant is also requesting approval of a tentative map for a minor subdivision to create one
commercial/office condominium unit, one residential condominium unit, and one garage condominium unit.
The minor subdivision will be reviewed and acted on at an administrative level after action is taken on the
architectural control permit by the Planning Commission. The subdivision would not allow individual
residential units to be bought and sold independently.
Based on Planning Commission comments on another recent Specific Plan project, staff considered
bringing this project as a study session item. However, based on the project’s progress through the
administrative review process, as well as staff’s understanding of the Planning Commission’s study session
interest being focused on downtown and the station area, this item is being presented for review and action.
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Design and materials
The Specific Plan includes a detailed set of design standards and guidelines. Compliance with the
standards and guidelines are evaluated in the Standards and Guidelines Project Compliance Worksheet
(Attachment F). The following discussion highlights and expands on topics addressed in the Standards and
Guidelines Project Compliance Worksheet.
Design concept
The proposed project includes a two-story non-medical office building and three-story, 27-unit residential
building set over underground parking. The office building would be H-shaped in plan and symmetrical in
elevation composition. The building would front El Camino Real with a 57-foot wide by 27-foot deep entry
plaza flanked by vertically proportioned, two-story forms clad in terra cotta panels. The forms would create
the impression of solid, upside down U-shaped cubes with two-story, glazed cut-outs. The rear side of the
building, which would face the residential structure, would be similar to the front side. The interior side
elevations would also maintain a similar design character as the front and rear elevations, but with some
variation in the pattern of façade cut-outs in the cube-like forms and a 3.5-foot recess at the center glazed
panel instead of a deep plaza recess.
The entries and plazas on both the front and rear side of the office building would align with the courtyard
and entry of the residential building to create an axial arrangement of open spaces and building forms. The
scale and color of the office building as it appears on the street would be compatible with the adjacent office
buildings. Other features of the office building would include a large roof terrace that would sit between the
elevator and mechanical penthouses and extend forward to the front wall of the building at the entry. The
building would be perceived as a cleanly defined and architecturally modern object that holds the street
edge and accentuates the entry with a plaza and slightly taller façade at the plaza.
With regard to utilities, transformers and back flow devices would be placed at the office building corner
adjacent the vehicular entry off of El Camino Real and surface parking at the side of the building. There
would be a vertical metal picket fence with landscape and building signage that would screen the backflow
devices fairly well, but the eight-foot tall transformer would be visible behind the picket style gate and limited
landscape screening. The Planning Commission may wish to consider if the transformer should be
undergrounded or additional screening should be required for the transformer.
The residential building would front San Antonio Street and would be offset at the front setback line to
address building modulation requirements and retain two heritage oak trees just behind the sidewalk to the
left side of the building entry. The offset façade along with the tree retention and building modulations and
material variations would blend the visual mass and scale of the building with adjacent structures.
All units would be flats (i.e. no townhome units) and five would have ground-level patios: three facing the
street and two facing the inner courtyard. These ground-floor units would be two feet above sidewalk level
and would have direct access from the sidewalk or courtyard. All units would also be accessed by the
interior corridor, with elevator service from the underground parking garage. Units would have standard
nine-foot ceilings, except for five top-level units facing San Antonio Street, which would have 10-foot
ceilings as well as taller glazing. The inner courtyard would have a covered trellis seating area and
landscaping, and would be situated across from and on axis with the rear plaza of the office building. Other
amenities would include a tot play area at the back of the building on the first floor and a fitness room facing
San Antonio Street.
The residential building would have a flat roof with roof access limited to service and fire. Mechanical
equipment would be centered on the roof and screened by a combination of high parapets at the building
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edge and screening walls at the mechanical equipment. Backflow devices are shown next to the driveway
entrance to the garage and would be screened by vertical metal picket fencing and landscaping.
Architectural character
The symmetrical architectural character of the office building would be contemporary. The primary façade
would feature deep recesses at glazing and sunshades at the second level. At the entry plaza major
modulation, the façade would be treated with glass and a large aluminum sunshade that would extend
above the second-floor level to the top of the roof deck’s guard rail. Vertical glazed slots would be created at
the minor modulations to reinforce the cube-like nature of the terra cotta clad forms on each side and
embellish the pattern and proportions of the façade. The building corners and roof edges would be well
articulated. Overall, the building form and elevations would have a strong architectural presence with a clear
contemporary expression.
The architectural character of the residential building would also be contemporary with rectangular forms
and variation in materials and color across the facades. The white clad two-story building forms at the
second and third levels would project forward and out to the sides from the first floor wall face to enhance
scale and proportion of the upper forms to create offsets at the second floor level where there are material
transitions. The ground level at the street would be well articulated at the building base, entry, and unit
patios with stone veneer clad building and landscape walls, metal with wood cap railings and landscape
treatment. The building entry would also feature a large glass canopy set in a metal frame and supported by
cables. Windows would be large and grouped so that multiple windows would appear in one opening at
numerous locations.
Overall, the residential building form would be well composed with distinct rectangular forms creating
projections and plan offsets at walls and height variation at the roofline to articulate the building mass.
Material and color variation would support façade patterns and large windows, balcony railings, and
sunshades would complement the massing and façade composition. Staff believes that the palette of
standard residential design forms and components for this building would create pleasant forms and façade
compositions.
Materials and detailing
The office building would feature terra cotta rain screen panels in red and orange colors on the front and
rear facades and sand texture stucco on the side facades painted to closely relate to the terra cotta color.
The mechanical penthouses would also have light sand texture stucco painted a lighter sand color that
generally relates to the terra cotta. The terra cotta panels would be wide horizontal planks with expressed
joints. Immediately prior to the staff report being published, the applicant indicated that they would like to
revise the proposed terra cotta panels to a grey tone terra cotta panel. This is not reflected in the plan sets,
but the applicant will present rendering and more information on the proposed material change at the
Planning Commission meeting. The Planning Commission may consider approving the color change as part
of the project actions.
The office building would feature terra cotta and metal sunshades at the second floor windows. The
sunshades would have narrow tube-like horizontal bands set across the façade in front of the glazing. On
sheet C-A8.4, the metal tubes look larger in dimension on the enlarged elevations than on the wall sections.
The shape and dimensions of the sunshade warrant further study and clarification at the building permit
stage to ensure that their appearance will be prominent as suggested by the renderings and that they will be
effective for shading. Since this is a minor issue that does not warrant significant Planning Commission
discussion, staff has included condition 5h to ensure that it is addressed when the full construction
documents are prepared.
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Secondary materials include brown color metal panels, parapet coping, window frames, canopy enclosures,
and metal sunshades. The detailing of the metal elements would contrast with and complement the terra
cotta and stucco in color and proportion. The parapet coping shape would be effective at transitioning
materials and holding a clean edge against the sky. Clear glazing would be used for office windows and
entry doors. Spandrel glazing would be used above the clear glazing between the first and second floors.
The spandrel glazing color should also be clarified in order to ensure aesthetic compatibility; similar to the
sunshade topic, this has been added as a condition of approval (condition 5g) to be addressed by staff at
the building permit stage. Lighting fixtures and landscape structures such as benches, planters and the
fountain would have a modern character to reflect the building architecture. Overall, materials and detailing
reinforce the building’s architectural character.
The residential building would feature composite panels with a smooth surface in white and reddish-brown
colors along with vertical profile siding in medium grey at exterior wall faces. Dark grey composite panels
and wood composite panels would be used at recessed wall planes. Stone veneer would be used at key
locations on the first floor. Windows would be vinyl in a dark grey color. Deck railings and awnings would be
metal with a grey color, the deck railings would have wood top rail caps. Fascias would be metal with a grey
color. The frieze and soffit undersides of the roofs over the decks would be composite wood panels.
Lighting would be LED wall washer type fixtures and would be consistent with the contemporary
architectural style.
Parking and circulation
Vehicular
Plan sheet C1.1 shows the overall vehicular circulation. Vehicular access would be provided by a one-way
driveway at the southwest corner of the site off El Camino Real and two two-way driveways off San Antonio
Street. To enter the main portion of the parking garage, vehicles would drive along the west sides of the
buildings and through the center of the site to the garage ramp at the far southeast corner of the office
building. Vehicles exiting this portion of the garage would go up the same ramp, drive between the
buildings, and exit the site via San Antonio Street. Vehicles could then return to El Camino Real via Encinal
or Glenwood Avenues. This garage access point would not be highly visible from either project frontage.
The driveway located at the northeast corner of the site off San Antonio Street would be limited to
residential tenants and would provide access to the residential gated parking area. An internal gate within
the garage would also allow access between the dedicated residential parking and the shared officeresidential parking area. The gate separating the residential parking area would be operated on a timer and
would be open between the hours of 5:00 P.M. and 9:00 A.M. daily. Electric vehicle charging stations are
proposed throughout the garage and would exceed the current Specific Plan requirement. Staircases and
elevators in key locations would provide direct access from the garage to either the office or residential
buildings.
Nineteen surface parking spaces would be provided on the ground level. An additional 163 parking spaces
would be provided in the below-grade garage, for a total of 182 off-street parking spaces. The plans note
that the lower parking level (B2) may need to reconfigured and/or expanded slightly once the full structural
plans are prepared, but this would not require any additional Planning Commission review, since the
number of parking spaces would be the same, and the change would not have any exterior or tree impacts.
For projects in the Specific Plan area, off-street parking should be provided at the rates specified in Table
F2, which would result in 205 required parking spaces for the proposed development. However, the Plan
allows for mixed-use projects to submit a shared parking study to result in parking rates that more
accurately reflect such projects’ parking demand. The applicant has submitted a shared parking study,
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approved by the Transportation Division, which justifies the proposed 182-space parking requirement. The
study accounts for the fact that a certain number of residential spaces would be gated and not accessible by
the office use.
Bicycle
The project would provide required bicycle parking in both short-term and long-term configurations for the
commercial and residential uses. Short-term bicycle parking would be provided via racks near the main
entry plaza along El Camino Real for the commercial use and near the leasing office entrance along San
Antonio Street for the residential use. Long-term bicycle parking would be located in the garage level for the
commercial use and on the first level of the residential building for the residential use. Similar to vehicular
parking, covered bicycle parking is exempt from FAR calculations.
Pedestrian
The main access point for pedestrians to the office building would be at either the front of the building off an
entry plaza facing El Camino Real or at a similar entry plaza at the rear side of the building. Access would
also be provided by a pedestrian door on the left side of the building adjacent to ground level parking. For
the residential building, the main access point would be at the front of the building near the center of the
San Antonio Street frontage. Several residential units, as well as the main lobby/leasing office, would
feature direct access from the San Antonio Street sidewalk. A pedestrian walkway in the center of the site
would provide access between the office and residential buildings. Accent pavement would denote this
walkway, although it would be interrupted by the vehicular access path for the garage. However, there is not
a pedestrian path allowing office employees/visitors to access San Antonio Street without walking in the
vehicular driveway. The Planning Commission may wish to consider a condition requiring the connection of
the walkways on the west sides of the buildings to create a full pedestrian path through the site.
In this area, the Specific Plan specifies that El Camino Real sidewalks should have a 15-foot total width,
made up of a five-foot furnishings zone and a 10-foot clear walking zone. As shown on the site plan and
landscape plan, tree wells and landscaping areas would be created to improve the furnishings zone, and a
minimum of 10 feet of unobstructed sidewalk would be provided on the interior side of the furnishings zone.
Benches, lighting, and planter pots would be provided along the sidewalk at the entry plaza to further
enhance the pedestrian experience. For the portion of the sidewalk that extends onto the subject property, a
Public Access Easement (PAE) would need to be recorded (condition 4z). The existing sidewalk on San
Antonio Street would remain and would be repaired/replaced as needed to match the existing sidewalk.
Open space, trees, and landscaping
Open space
The project would meet the ECR-NE minimum open space requirement of 30 percent of the lot, with 31
percent proposed. The open space would be met at ground level through the plaza areas, the front
sidewalk, and various landscaped areas. The office building’s roof deck would not count toward the open
space requirement, as the Specific Plan only counts podium open space that is 16 feet or less above grade.
The project would also meet the minimum private open space requirement for the residential units. The
minimum private open space requirement is 100 square feet of open space per unit as common open space
and/or 80 square feet of open space as private open space. The project would use a combination of private
and common open space to satisfy the open space requirement. Fourteen of the units would have private
open space as decks/balconies. The decks/balconies would be designed as extensions of the living spaces,
in compliance with relevant guidelines. The open space requirement for the remaining 13 units would be
met by common open space. The open space would be located immediately surrounding the residential
building and would include landscaped areas, courtyard plaza, and tot lot.
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Trees
The applicant has submitted an arborist report (Attachment G) detailing the species, size, and conditions of
the significant trees on or near the site. The report discusses the impacts of the proposed improvements,
and provides recommendations for tree preservation. The arborist report was reviewed by the City Arborist
as part of the initial staff review process, and revisions/enhancements were required. All recommendations
identified in the arborist report would be ensured through condition 4q.
The plans and arborist report currently indicate the removal of 41 trees. Eight of these trees are heritage
trees. According to the arborist report, the on-site heritage trees (Trees #1, 11, 13, 17, 26, 27, 30, and 32)
are a variety of species and are located within the proposed building footprint of the below grade garage.
The City Arborist has tentatively recommended approval of the removals as the trees are in conflict with the
proposed development.
Seven trees on or near the site will be retained, six of which are heritage trees. Two of the remaining
heritage trees, coast live oaks (Trees #14 and 15), are located near the property line along San Antonio
Street. The submitted arborist report indicates excavation impacts for the underground garage would be
mitigated if the garage wall is set back 12 feet from the base of the trunks. The plans currently indicate the
garage wall 15 and 13 feet from the tree trunks. Minor pruning would be required for the trees to clear the
proposed residential building, and the sidewalk would remain as not to disturb roots. Five of the trees to
remain are ornamental pears (Trees #44-48) located on the neighboring property. Trenching is not planned
within the driplines of these trees, and the arborist report outlines guidelines on the tree protection fencing.
The arborist report outlines additional tree protection measures to mitigate or avoid impacts to the existing
trees including tree protection fencing and limitations on digging and/or trenching in the tree protection
zone.
The City’s heritage tree replacement guideline for commercial/mixed-use projects is to replace heritage
trees at a 2:1 ratio, although this can be adjusted at the City Arborist’s discretion. The heritage tree
replacements must be of a species that can grow to heritage-size. The applicant is proposing to provide 14
tree replacements where 16 are required to compensate for the loss of the eight heritage trees. The tree
replacements would be 36-inch-box trees, which would be a larger size than the typical minimum 15-gallon
planting. The City Arborist recommends approval of this replanting ratio based on the restricted planting
area on the site due to the fire access requirements and the larger size of the replacement trees. While no
replacement trees are required for the non-heritage tree removals, the applicant is proposing a number of
new trees in addition to the heritage tree replacements. New street trees are also proposed along El
Camino Real and San Antonio Street. These trees are consistent with the designated street tree species in
the Master Street Tree Plan.
Landscaping
Landscaping would soften the perimeter of the office and residential buildings and provide a landscaped
edge along the driveways and surface parking. The office entry plazas would include seating, landscape,
and a triangular shape feature fountain. Landscaping would be symmetrically displayed at the front and rear
sides of the building to reinforce the building’s facades and entries. The inner courtyard of the residential
building would have additional landscaping and a covered trellis and sitting area. Accent paving and
decorative pavers would be used in linear patterns for visual effect at the plazas. Plantings include native
grasses, bush gold, salvia, and myers fern. The specific plantings are subject to change and refinement at
the building permit stage.
Trash and recycling
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The development would have a shared trash and recycling room on the ground level of the residential
building. The bins would be accessed adjacent to the trash and recycling room on the service day. The
plans have been reviewed and tentatively approved by the City’s refuse collector, Recology.
Below Market Rate Housing Agreement
The applicant is required to comply with Chapter 16.96 of City’s Municipal Code (“BMR Ordinance”), and
with the BMR Housing Program Guidelines adopted by the City Council to implement the BMR Ordinance
(“BMR Guidelines”) since the project includes more than five residential units and 10,000 square feet of
commercial gross floor area. In accordance with City requirements, a residential development of 20 or more
units is required to provide not less than 15 percent of the units at below market rates. Previously, rental
projects were not subject to the City’s BMR requirements; however, new State laws require rental housing
projects to comply with the same BMR requirements as for-sale projects. The project’s increase in
commercial square footage likewise triggers BMR requirements. The proposed mix of residential units and
commercial square footage results in a requirement for 5.4 BMR units (either on- or off-site) and/or the
payment of in-lieu fees. The applicant’s BMR proposal includes 5 on-site BMR units and payment of an in
lieu fee of $135,345.59 for the 0.4 remainder.
The BMR proposal was reviewed by the Housing Commission at their meeting on December 13, 2017. The
Housing Commission voted 6-0-1 to recommend approval of the BMR proposal with recommendations. The
Housing Commission’s meeting minutes are included as Attachment H. The applicant’s BMR proposal and
the draft BMR Agreement are included as Attachments I and J, respectively. The Housing Commission’s
action and the applicant’s BMR proposal erroneously refer to moderate income level units; however,
moderate income level units are not consistent with City’s BMR Guidelines for on-site BMR rentals. Based
on this, the applicant has confirmed that they intend to provide low income units consistent with the rent rate
requirements outlined in the City’s BMR requirements. This staff report and the BMR agreement have been
updated to refer to low income BMR units. The final BMR Agreement shall be subject the City Attorney’s
review and approval. The Housing Commission’s recommendations and staff’s preliminary evaluation are
provided below;


The applicant provide additional information to the Housing Commission on the BMR rental rates
before the item goes to the Planning Commission; and
The applicant is proposing BMR rental rates that would be at the low income level. The allowed rent
rates for low income levels are regulated by the City’s BMR requirements. Prior to the Planning
Commission meeting the applicant will provide the Housing Commission with additional information
on the proposed BMR rent rates.



Strong consideration to have the city purchase the remaining .6 unit or use the fee to buy down rent
costs within the moderate income range; and
Staff has reviewed this possibility with the applicant and determined that the cost to purchase the .6
unit or buy down rent would be prohibitively expensive. In addition, the amount of funding required to
purchase the remaining .6 unit or buy down rent costs could be leveraged in a 100% affordable
project to provide multiple new BMR units for the same cost.



Strong consideration to have the BMR unit mix proportionate to the development’s unit mix.
The applicant’s proposed BMR unit mix includes one two-bedroom unit and four one-bedroom units.
The overall unit mix includes nine one-bedroom units, 17 two-bedroom units, and one three-
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bedroom unit. Staff believes the proposal is consistent with the BMR guidelines, although the
Planning Commission may consider if any changes should be made to the BMR unit mix to be more
proportionate with the overall unit mix.
Correspondence
Staff received one email regarding this project after the initial public notice. The comments in the email
included concerns about construction impacts on traffic and location of the residential building. The
applicant has prepared a preliminary construction phasing plan which is included as Attachment N. The
applicant also held an informational meeting on September 12, 2017; property owners and residents on San
Antonio Street attended the meeting and the applicant indicated that feedback on the proposed plans was
positive. These documents are included as Attachment K.
Conclusion
Staff believes that the proposal would produce a visually refined piece of contemporary architecture that
relates in scale and materials to the surrounding buildings. The proposed office and residential buildings’
form and massing would activate and enhance the streetscapes. The forms and façade composition would
be supported by varied use of materials, finishes, and color. The proposal would adhere to the extensive
standards and guidelines established by the Specific Plan, as verified in detail in the Standards and
Guidelines Compliance Worksheet.
The proposal would meet the Specific Plan’s Base level standards, which were established to achieve
inherent public benefits, such as the redevelopment of underutilized properties, the creation of more vitality
and activity, and the promotion of healthy living and sustainability. The project includes five on-site BMR
units and an in-lieu fee for the remaining fractional requirement. Vehicular and bicycle parking requirements
would be met, and the development would also provide a positive pedestrian experience. The removal of
the eight heritage trees is justified due to conflict with the proposed development. New street trees would be
located along El Camino Real and San Antonio Street. New landscaping would be planted throughout the
site and would meet the open space standards. Therefore, staff recommends that the Planning Commission
approve the proposed architectural control and BMR agreement.
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. In addition, the
proposed development would be subject to payment of Transportation Impact Fee (TIF), Specific Plan
Transportation Infrastructure Proportionate Cost-Sharing Fee, and the El Camino Real/Downtown Specific
Plan Preparation Fee. These required fees were established to account for projects’ proportionate
obligations.

Environmental Review
The Specific Plan process included detailed review of projected environmental impacts through a program
Environmental Impact Report (EIR), as required by the California Environmental Quality Act (CEQA). In
compliance with CEQA requirements, the Draft EIR was released in April 2011, with a public comment
period that closed in June 2011. The Final EIR, incorporating responses to Draft EIR comments, as well as
text changes to parts of the Draft EIR itself, was released in April 2012, and certified along with the final
Plan approvals in June 2012.
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The Specific Plan EIR identifies no impacts or less-than-significant impacts in the following categories:
Aesthetic Resources; Geology and Soils; Hydrology and Water Quality; Land Use Planning and Policies;
Population and Housing; and Public Services and Utilities. The EIR identifies potentially significant
environmental effects that, with mitigation, would be less than significant in the following categories:
Biological Resources; Cultural Resources; Hazards and Hazardous Materials. The EIR identifies potentially
significant environmental effects that will remain significant and unavoidable in the following categories: Air
Quality; Greenhouse Gases and Climate Change; Noise; and Transportation, Circulation and Parking. The
Final EIR actions included adoption of a Statement of Overriding Considerations, which is a specific finding
that the project includes substantial benefits that outweighs its significant, adverse environmental impact.
As specified in the Specific Plan EIR and the CEQA Guidelines, program EIRs provide the initial framework
for review of discrete projects. In particular, projects of the scale of 1540 El Camino Real are required to be
analyzed with regard to whether they would have impacts not examined in the Program EIR. This
conformance checklist, which analyzes the project in relation to each environmental category in appropriate
detail, is included as Attachment L. As detailed in the conformance checklist, the proposed project would
not result in greater impacts than were identified for the Program EIR. Relevant mitigation measures have
been applied and would be adopted as part of the Mitigation Monitoring and Reporting Program (MMRP),
which is included as Attachment M. Full compliance with the MMRP would be ensured through condition 5a.
No new impacts have been identified and no new mitigation measures are required for the proposed
project. Mitigations include construction-related best practices regarding air quality and noise, payment of
transportation-impact-related fees (condition 5i), and implementation of a Transportation Demand
Management (TDM) program. The applicant has submitted an initial draft TDM plan, which the
Transportation Division has identified needs to be revised concurrent with the submittal of the building
permit. The MMRP also includes three completed mitigation measures related to cultural resources,
hydrology and water quality, and hazardous materials. A phase I environmental site assessment, hydrology
report, archeological resource evaluation, and historical resources evaluation were performed by qualified
professionals and determined that the proposed project would have no additional impacts. These studies
are available for review upon request.
Specific Plan Maximum Allowable Development
Per Section G.3, the Specific Plan establishes the maximum allowable net new development as follows:
Residential uses: 680 units; and
Non-residential uses, including retail, office and hotel: 474,000 square feet.
These totals are intended to reflect likely development throughout the Specific Plan area. As noted in the
Plan, development in excess of these thresholds will require amending the Specific Plan and conducting
additional environmental review.
If the project is approved and implemented, the Specific Plan Maximum Allowable Development would be
revised to account for the net changes as follows:

Existing
Proposed
Net Change
% of Maximum
Allowable Development

City of Menlo Park

Dwelling Units
0
27
27
3.97%

Commercial Square Footage
23,536
40,759
17,223
3.6%

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

Staff Report #: 18-018-PC
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Public Notice
Public Notification was achieved by posting the agenda, with the agenda items being listed, at least 72
hours prior to the meeting. Public notification also consisted of publishing a notice in the local newspaper
and notification by mail of owners and occupants within a 300-foot radius of the subject property.
Appeal Period
The Planning Commission action on the architectural control and BMR agreement will be effective after 15
days unless the action is appealed to the City Council, in which case the outcome of the application shall be
determined by the City Council.
Attachments
A. Recommended Action
B. Location Map
C. Data Table
D. Project Plans
E. Project Description Letter
F. Specific Plan Standards and Guidelines Compliance Worksheet
G. Arborist Report
H. Housing Commission Meeting Minuets
I. BMR Proposal
J. BMR Agreement
K. Correspondence
L. EIR Conformance Checklist
M. Mitigation Monitoring and Reporting Program (MMRP)
N. Construction Phasing Plan
Disclaimer
Attached are reduced versions of maps and diagrams submitted by the applicants. The accuracy of the
information in these drawings is the responsibility of the applicants, and verification of the accuracy by City
Staff is not always possible. The original full-scale maps, drawings and exhibits are available for public
viewing at the Community Development Department.
Exhibits to Be Provided at Meeting
Color and materials board

Report prepared by:
Kaitie Meador, Associate Planner
Report reviewed by:
Thomas Rogers, Principal Planner

City of Menlo Park

701 Laurel St., Menlo Park, CA 94025 tel 650-330-6600 www.menlopark.org
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ATTACHMENT A
1540 El Camino Real – Attachment A: Recommended Actions

LOCATION: 1540 El
Camino Real

PROJECT NUMBER:
PLN2017-00054

APPLICANT: Derek
Hunter

OWNER: Glenwood
Ventures Inc.

PROPOSAL: Request for architectural control for the demolition of an existing commercial building and
the construction of a new two-story non-medical office building and a three-story residential building with
27 residential units with a two level underground parking garage serving both buildings located at 1540
El Camino Real in the SP-ECR/D (El Camino Real Downtown/Specific Plan) zoning district. The
proposal includes a Below Market Rate (BMR) housing agreement for compliance with the City’s below
market rate housing program. As part of the proposed project, eight heritage trees would be removed.
DECISION ENTITY: Planning
Commission

DATE: February 26, 2018

ACTION: TBD

VOTE: TBD (Barnes, Combs, Goodhue, Kahle, Onken, Riggs, Strehl)
ACTION:
1. Make findings with regard to the California Environmental Quality Act (CEQA) that the proposal is
within the scope of the project covered by the El Camino Real/Downtown Specific Plan Program
EIR, which was certified on June 5, 2012. Specifically, make findings that:
a. A checklist has been prepared detailing that no new effects could occur and no new
mitigation measures would be required (Attachment L).
b. Relevant mitigation measures have been incorporated into the project through the
Mitigation Monitoring and Reporting Program (Attachment M), which is approved as part of
this finding.
c.

Upon completion of project improvements, the Specific Plan Maximum Allowable
Development will be adjusted by 27 residential units and 17,223 square feet of nonresidential uses, accounting for the project's net share of the Plan's overall projected
development and associated impacts.

2. Adopt the following findings, as per Section 16.68.020 of the Zoning Ordinance, pertaining to
architectural control approval:
a. The general appearance of the structure is in keeping with the character of the
neighborhood.
b. The development will not be detrimental to the harmonious and orderly growth of the City.
c.

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

d. The development provides adequate parking as required in all applicable City Ordinances
and has made adequate provisions for access to such parking.
e. The development is consistent with the El Camino Real/Downtown Specific Plan, as verified
in detail in the Standards and Guidelines Compliance Worksheet (Attachment F).
3. Approve the Below Market Rate Housing Agreement (Attachment J) in accordance with the City’s
Below Market Rate Housing Program, subject to final review and approval by the City Attorney.
4. Approve the architectural control and BMR agreement subject to the following standard conditions:
a. Development of the project shall be substantially in conformance with the plans prepared by
KSH Architects and KTGY Architecture, consisting of 91 plan sheets, dated received on
January 22, 2018, approved by the Planning Commission on February 26, 2018, except as
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1540 El Camino Real – Attachment A: Recommended Actions

LOCATION: 1540 El
Camino Real

PROJECT NUMBER:
PLN2017-00054

APPLICANT: Derek
Hunter

OWNER: Glenwood
Ventures Inc.

PROPOSAL: Request for architectural control for the demolition of an existing commercial building and
the construction of a new two-story non-medical office building and a three-story residential building with
27 residential units with a two level underground parking garage serving both buildings located at 1540
El Camino Real in the SP-ECR/D (El Camino Real Downtown/Specific Plan) zoning district. The
proposal includes a Below Market Rate (BMR) housing agreement for compliance with the City’s below
market rate housing program. As part of the proposed project, eight heritage trees would be removed.
DECISION ENTITY: Planning
Commission

DATE: February 26, 2018

ACTION: TBD

VOTE: TBD (Barnes, Combs, Goodhue, Kahle, Onken, Riggs, Strehl)
ACTION:
modified by the conditions contained herein, subject to review and approval of the Planning
Division.
b. Prior to building permit issuance, the applicant shall comply with all requirements of the
Building Division, Engineering Division, and Transportation Division that are directly
applicable to the project.
c.

Prior to building permit issuance, the applicant shall comply with all West Bay Sanitary
District, Menlo Park Fire Protection District, California Water Company and utility
companies' regulations that are directly applicable to the project.

d. Prior to building permit issuance, the Applicant shall submit a finalized version of the
Stormwater Control Plan, which shall provide stormwater treatment for the entire project site
pursuant to the latest regulations specified in the San Mateo County C.3 Technical
Guidance Manual. The Stormwater Control Plan shall include a written report identify
existing and proposed project conditions, and all applicable source controls, and mitigation
measures (i.e. bioretention areas, flow through planters, etc.) implemented to meet NPDES
compliance.
e. Prior to building permit issuance, the applicant shall submit a plan for: 1) construction safety
fences around the periphery of the construction area, 2) dust control, 3) air pollution control,
4) erosion and sedimentation control, and 5) tree protection fencing. The plans shall be
subject to review and approval by the Building, Engineering, and Planning Divisions prior to
issuance of a building permit. The fences and erosion and sedimentation control measures
shall be installed according to the approved plan prior to commencing construction.
f.

Prior to building permit issuance, the Applicant shall submit plans for construction parking
management, construction staging, material storage, and Traffic Control Plans to be
reviewed and approved by the City. The Applicant shall secure adequate parking for any
and all construction trades, until the parking podium is available to facilitate such parking
demands. The plans must delineate construction phasing and anticipated method of traffic
handling for each phase. The existing parking spaces at all adjoining properties and
businesses must be maintained to pre-project conditions during the course of construction.
The Applicant shall provide an equivalent number of temporary parking spaces to ensure
that overflow parking does not hinder surrounding businesses and establishments.

g. Prior to building permit issuance, the Applicant shall submit a draft “Stormwater Treatment
Measures Operations and Maintenance (O&M) Agreement” with the City subject to review
and approval by the Engineering Division. The property owner will be responsible for the
operation and maintenance of stormwater treatment measures for the project. The
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1540 El Camino Real – Attachment A: Recommended Actions

LOCATION: 1540 El
Camino Real

PROJECT NUMBER:
PLN2017-00054

APPLICANT: Derek
Hunter

OWNER: Glenwood
Ventures Inc.

PROPOSAL: Request for architectural control for the demolition of an existing commercial building and
the construction of a new two-story non-medical office building and a three-story residential building with
27 residential units with a two level underground parking garage serving both buildings located at 1540
El Camino Real in the SP-ECR/D (El Camino Real Downtown/Specific Plan) zoning district. The
proposal includes a Below Market Rate (BMR) housing agreement for compliance with the City’s below
market rate housing program. As part of the proposed project, eight heritage trees would be removed.
DECISION ENTITY: Planning
Commission

DATE: February 26, 2018

ACTION: TBD

VOTE: TBD (Barnes, Combs, Goodhue, Kahle, Onken, Riggs, Strehl)
ACTION:
agreement shall be recorded and documentation shall be provided to the City prior to final
occupancy.
h. Prior to building permit issuance, the applicant shall submit a Grading and Drainage Plan
for review and approval by the Engineering Division. Post-construction runoff into the
storm drain shall not exceed pre-construction runoff levels. A Hydrology Report will be
required to the satisfaction of the Engineering Division. Slopes for the first 10 feet
perpendicular to the structure must be 5% minimum for pervious surfaces and 2%
minimum for impervious surfaces, including roadways and parking areas, as required by
CBC §1804.3. Discharges from the garage ramp and underground parking areas are not
allowed into the storm drain system. Discharge must be treated with an oil/water
separator and must connect to the sanitary sewer system. This will require a permit from
West Bay Sanitary District.
i.

Prior to building permit issuance, the Applicant shall submit all necessary improvement
plans and documents required by Caltrans for work associated with projects under Caltrans’
jurisdiction. The plans shall be subject to review and approval of the Public Works
Department prior to submittal to Caltrans.

j.

Prior to building permit issuance, the Applicant shall submit complete off-site civil
engineering plans detailing the full scope of frontage improvements, along the property
frontage at El Camino Real and San Antonio Road, to the satisfaction of the City’s Public
Works Department. The defined scope shall include, but is not limited to, new sidewalk,
curb, gutter, street lighting, street trees, landscaping, pavement restoration, and utility
upgrades (water, storm, sewer connections) to facilitate the project. Furthermore, the plans
shall include upgrading the existing 15” off-site storm connection along San Antonio Road
to 24” pursuant to the City’s Storm Drainage Study (dated May 6, 2003).
All frontage improvements must be designed and installed in accordance with the latest
Menlo Park El Camino Real/Downtown Specific Plan, City Standard Details, and to the
satisfaction of the Public Works Department. The Applicant shall obtain an Encroachment
Permit, from the appropriate reviewing jurisdiction, prior to commencing any work within the
public right of way or easement.

k.
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Prior to building permit issuance, the Applicant shall submit joint trench drawings showing
all applicable on-site lateral connections to overhead electric, fiber optic, and
communication lines as undergrounded. The joint trench drawings shall be subject to
review and approval of the Engineering Division.
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1540 El Camino Real – Attachment A: Recommended Actions

LOCATION: 1540 El
Camino Real

PROJECT NUMBER:
PLN2017-00054

APPLICANT: Derek
Hunter

OWNER: Glenwood
Ventures Inc.

PROPOSAL: Request for architectural control for the demolition of an existing commercial building and
the construction of a new two-story non-medical office building and a three-story residential building with
27 residential units with a two level underground parking garage serving both buildings located at 1540
El Camino Real in the SP-ECR/D (El Camino Real Downtown/Specific Plan) zoning district. The
proposal includes a Below Market Rate (BMR) housing agreement for compliance with the City’s below
market rate housing program. As part of the proposed project, eight heritage trees would be removed.
DECISION ENTITY: Planning
Commission

DATE: February 26, 2018

ACTION: TBD

VOTE: TBD (Barnes, Combs, Goodhue, Kahle, Onken, Riggs, Strehl)
ACTION:
l.

During the design phase of the construction drawings, all potential utility conflicts shall be
potholed with actual depths and recorded on the improvement plans, submitted for
Engineering Division review and approval.

m. Prior to building permit issuance, the Applicant shall submit all applicable engineering plans
for Engineering Division review and approval. The plans shall include, but is not limited to:
i.
ii.
iii.
iv.
v.
vi.
vii.
viii.
ix.
x.
xi.
xii.

Existing Topography (NAVD 88’)
Demolition Plan
Site Plan (including easement dedications)
Construction Parking Plan
Grading and Drainage Plan
Stormwater Control Plan
Utility Plan
Erosion Control Plan
Planting and Irrigation Plan
Off-site Improvement Plan (including Tie-Backs design)
Construction Details
Joint Trench Plan (if applicable)

The Applicant shall agree to furnish any additional engineering services or plans as
required by the Engineering Division not mentioned herein. Additional information is
provided in the comments below.
n. Prior to building permit issuance, the applicant shall submit a plan for any new utility
installations or upgrades for review and approval of the Planning, Engineering, and Building
Divisions. All utility equipment that is installed outside of a building and that cannot be
placed underground shall be properly screened by landscaping. The plan shall show exact
locations of all meters, back flow prevention devices, transformers, junction boxes, relay
boxes, and other equipment boxes.
o. If construction is not complete by the start of the wet season (October 1 through April 30),
the applicant shall implement a winterization program to minimize the potential for erosion
and sedimentation. As appropriate to the site and status of construction, winterization
requirements shall include inspecting/maintaining/cleaning all soil erosion and
sedimentation controls prior to, during, and immediately after each storm event; stabilizing
disturbed soils through temporary or permanent seeding, mulching, matting, tarping or other
physical means; rocking unpaved vehicle access to limit dispersion of much onto public
right-of-way; and covering/tarping stored construction materials, fuels, and other chemicals.
Plans to include proposed measures to prevent erosion and polluted runoff from all site
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1540 El Camino Real – Attachment A: Recommended Actions

LOCATION: 1540 El
Camino Real

PROJECT NUMBER:
PLN2017-00054

APPLICANT: Derek
Hunter

OWNER: Glenwood
Ventures Inc.

PROPOSAL: Request for architectural control for the demolition of an existing commercial building and
the construction of a new two-story non-medical office building and a three-story residential building with
27 residential units with a two level underground parking garage serving both buildings located at 1540
El Camino Real in the SP-ECR/D (El Camino Real Downtown/Specific Plan) zoning district. The
proposal includes a Below Market Rate (BMR) housing agreement for compliance with the City’s below
market rate housing program. As part of the proposed project, eight heritage trees would be removed.
DECISION ENTITY: Planning
Commission

DATE: February 26, 2018

ACTION: TBD

VOTE: TBD (Barnes, Combs, Goodhue, Kahle, Onken, Riggs, Strehl)
ACTION:
conditions shall be submitted for review and approval of the Engineering Division prior to
beginning construction.
p. The Applicant shall retain a civil engineer to prepare "as-built" or "record" drawings of public
improvements, and the drawings shall be submitted in AutoCAD and Adobe PDF formats to
the Engineering Division, prior to Final Occupancy of the last building.
q. Street trees and heritage trees in the vicinity of the construction project shall be protected
pursuant to the Heritage Tree Ordinance and the recommendations of the arborist report
prepared by Arborwell, dated October 13, 2017. Applicant shall submit a tree preservation
plan, detailing the location of and methods for all tree protection measures as part of a
complete building permit application and is subject to review and approval by the City prior
to building permit issuance.
r.

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

s.

Simultaneous with the submittal of a complete building permit application, the applicant
shall submit a lighting plan, providing the location, architectural details and specifications for
all exterior lighting subject to review and approval by the Planning Division.

t.

Simultaneous with the submittal of a complete building permit application, a design-level
geotechnical investigation report shall be submitted to the Building Division for review and
confirmation that the proposed development fully complies with the California Building
Code. The report shall determine the project site’s surface geotechnical conditions and
address potential seismic hazards. The report shall identify building techniques appropriate
to minimize seismic damage.

u. Prior to building permit issuance, the Applicant shall submit a Geotechnical Report detailing
on- and off-site soils conditions in preparation for the proposed tie-backs, subject to review
and approval of the Building and Engineering Divisions.
v.

A5

Prior to building permit issuance, the Applicant shall design and submit all required
engineering plans demonstrating that the proposed shoring tie-back / soil nails system does
not adversely affect any existing or future utilities and/or any other City infrastructure, to the
satisfaction of the Engineering Division. I-beams and appurtenances associated with the
shoring plan, other than tie-back cables/soil nails, cannot be placed in the right-of-way
(ROW).
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1540 El Camino Real – Attachment A: Recommended Actions

LOCATION: 1540 El
Camino Real

PROJECT NUMBER:
PLN2017-00054

APPLICANT: Derek
Hunter

OWNER: Glenwood
Ventures Inc.

PROPOSAL: Request for architectural control for the demolition of an existing commercial building and
the construction of a new two-story non-medical office building and a three-story residential building with
27 residential units with a two level underground parking garage serving both buildings located at 1540
El Camino Real in the SP-ECR/D (El Camino Real Downtown/Specific Plan) zoning district. The
proposal includes a Below Market Rate (BMR) housing agreement for compliance with the City’s below
market rate housing program. As part of the proposed project, eight heritage trees would be removed.
DECISION ENTITY: Planning
Commission

DATE: February 26, 2018

ACTION: TBD

VOTE: TBD (Barnes, Combs, Goodhue, Kahle, Onken, Riggs, Strehl)
ACTION:
w. Prior to issuance of the building permit, the Applicant shall install reference
elevation/benchmarks to monitor ground movement in the vicinity of the shoring system at
the current centerline of San Antonio Street adjacent to the property before, during and
after excavations. The benchmarks shall be surveyed by a licensed surveyor and tied to an
existing city monument or benchmark. The benchmarks shall be monitored for horizontal
and vertical displacement of San Antonio Road improvements. All Tie-Back systems shall
comply with the City’s Tie-Back Guidelines.
x.

Prior to final occupancy, the Applicant shall complete, notarize, and submit a Tie-Back
Agreement with the City and pay the associated fees for the tie-backs encroaching and
remaining into the right of way at San Antonio Road. This Agreement shall be subject to
Engineering Division and City Attorney review and approval and must be recorded with the
County of San Mateo.

y.

A complete building permit application will be required for any remediation work that
requires a building permit. No remediation work that requires approval of a building permit
shall be initiated until the applicant has received building permit approvals for that work. All
building permit applications are subject to the review and approval of the Building Division.

z.

Prior to building permit issuance, all public right-of-way improvements, including frontage
improvements and the dedication of easements and public right-of-way, shall be completed
to the satisfaction of the Engineering Division and recorded with the County of San Mateo
prior to building permit final inspection.

aa. Simultaneous with the submittal of a complete building permit, the Applicant shall file a
Notice of Intent (NOI) with the State Water Resources Control Board under the Construction
Activities Storm Water General Permit (General Permit). The NOI indicates the Applicant’s
intent to comply with the San Mateo Countywide Stormwater Pollution Prevention Program,
including a Storm Pollution Prevention Plan (SWPPP). The Applicant shall hire a state
licensed Qualified Stormwater Developer (QSD) to prepare the NOI and SWPPP for the
proposed grading and submit a finalized version of the documents to the Engineering
Division.
bb. Prior to final inspection, the Applicant shall submit a landscape audit report to the Public
Works Department.
cc. All Agreements shall run with the land and shall be recorded with the San Mateo County
Recorder’s Office prior to final occupancy.
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1540 El Camino Real – Attachment A: Recommended Actions

LOCATION: 1540 El
Camino Real

PROJECT NUMBER:
PLN2017-00054

APPLICANT: Derek
Hunter

OWNER: Glenwood
Ventures Inc.

PROPOSAL: Request for architectural control for the demolition of an existing commercial building and
the construction of a new two-story non-medical office building and a three-story residential building with
27 residential units with a two level underground parking garage serving both buildings located at 1540
El Camino Real in the SP-ECR/D (El Camino Real Downtown/Specific Plan) zoning district. The
proposal includes a Below Market Rate (BMR) housing agreement for compliance with the City’s below
market rate housing program. As part of the proposed project, eight heritage trees would be removed.
DECISION ENTITY: Planning
Commission

DATE: February 26, 2018

ACTION: TBD

VOTE: TBD (Barnes, Combs, Goodhue, Kahle, Onken, Riggs, Strehl)
ACTION:
5. Approve the architectural control and BMR agreement subject to the following project-specific
conditions:
a. The applicant shall address all Mitigation Monitoring and Reporting Program (MMRP)
requirements as specified in the MMRP (Attachment M). Failure to meet these requirements
may result in delays to the building permit issuance, stop work orders during construction,
and/or fines.
b. Simultaneous with the submittal of a complete building permit application, the applicant
shall submit an updated LEED Checklist, subject to review and approval of the Planning
Division. The Checklist shall be prepared by a LEED Accredited Professional (LEED AP).
The LEED AP should submit a cover letter stating their qualifications, and confirm that they
have prepared the Checklist and that the information presented is accurate. Confirmation
that the project conceptually achieves LEED Silver certification shall be required before
issuance of the building permit. Prior to final inspection of the building permit or as early as
the project can be certified by the United States Green Building Council, the project shall
submit verification that the development has achieved final LEED Silver certification.
c.

Simultaneous with the submittal of a complete building permit application, the applicant
shall submit a full shoring plan subject to review and approval of the Planning and Building
Divisions.

d. Prior to issuance of each building permit, the applicant shall pay the applicable Building
Construction Street Impact Fee in effect at the time of payment to the satisfaction of the
Public Works Director. The current fee is calculated by multiplying the valuation of the
construction by 0.0058.
e. Any nonstandard improvements within public right-of-way shall be maintained in perpetuity
by the owner. Owner shall execute an Agreement to maintain non-standard sidewalks and
planting strips if any. Agreement shall be subject to review and approval of the Engineering
Division and City Attorney and shall be recorded prior to final occupancy of the last building.
f.

Prior to issuance of building permit, the applicant shall submit the El Camino
Real/Downtown Specific Plan Preparation Fee, which is established at $1.13/square foot for
all net new development. For the subject proposal, the fee is estimated at $58,980.35
($1.13 x 52,195 net new square feet).

g. Simultaneous with the submittal of a complete building permit application, the applicant
shall submit information on the spandrel windows type and color subject to review and
approval of the Planning Division.
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1540 El Camino Real – Attachment A: Recommended Actions

LOCATION: 1540 El
Camino Real

PROJECT NUMBER:
PLN2017-00054

APPLICANT: Derek
Hunter

OWNER: Glenwood
Ventures Inc.

PROPOSAL: Request for architectural control for the demolition of an existing commercial building and
the construction of a new two-story non-medical office building and a three-story residential building with
27 residential units with a two level underground parking garage serving both buildings located at 1540
El Camino Real in the SP-ECR/D (El Camino Real Downtown/Specific Plan) zoning district. The
proposal includes a Below Market Rate (BMR) housing agreement for compliance with the City’s below
market rate housing program. As part of the proposed project, eight heritage trees would be removed.
DECISION ENTITY: Planning
Commission

DATE: February 26, 2018

ACTION: TBD

VOTE: TBD (Barnes, Combs, Goodhue, Kahle, Onken, Riggs, Strehl)
ACTION:
h. Simultaneous with the submittal of a complete building permit application, the applicant
shall provide additional information on the terra cotta and metal sunshades to clarify their
visual, dimensional, and performance characteristics subject to review and approval of the
Planning Division.
i.

Prior to issuance of building permit, the applicant shall submit all relevant transportation
impact fees (TIF), subject to review and approval of the Transportation Division. Such fees
include:
i. The TIF is estimated to be $136,573.2. The fee was calculated as follows:
($4.80/s.f. x 17,223 s.f. office) + ($1,996.40/unit x 27 multi-family units). Please
note this fee is updated annually on July 1st based on the Engineering News
Record Bay Area Construction Cost Index. Fees are due before a building permit is
issued.
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Location Map
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Scale: 1: 4,000

B1

Drawn By: KMM

Checked By: THR

Date: 2/26/2018

Sheet: 1

ATTACHMENT C

1540 El Camino Real – Attachment C: Data Table

Lot area
Setbacks
El Camino Real
San Antonio St.
Side (left)
Side (right)
Density
FAR (Floor Area Ratio)
Square footage by use
Residential
Commercial/Office
Building height
Residential
Commercial/Office
Parking

Trees

C1

PROPOSED
PROJECT
74,488 sf

EXISTING
DEVELOPMENT
74,488 sf

13
9
40
22.5
27
15.8
75,731
102

ft.
ft.
ft.
ft.
du
du/acre
sf
%

24.7
87
39.8
102.8
n/a
n/a
23,536
32

ft.
ft.
ft.
ft.
du
du/acre
sf
%

10/20
7/12
10/25
10/25
42
25
81,937
110

ft. min./max.
ft. min./max.
ft. min./max.
ft. min./max.
du max.
du/acre max.
sf max.
% max.

34,972
40,759

sf
sf

n/a
23,536

sf
sf

n/a
40,968

ft. max.
ft. max.

35.1 ft.
31.5 ft.
182 spaces
(justified by shared parking
study)

ZONING
ORDINANCE
n/a sf min.

n/a ft.
24.1 ft.
70 spaces

Heritage trees
14*
Non-Heritage trees
Heritage trees proposed
8
Non-Heritage trees
for removal
proposed for removal
*Includes street trees and trees near the property.

38 ft.
38 ft.
205 spaces;
1.85 space per du min.
(residential);
3.8 spaces per 1,000 sf
min. (non-medical office);
rates may be reduced by
shared parking study
34
33

New Trees
Total Number of
Trees

35*
42*

ATTACHMENT D

1540 EL CAMINO REAL
HUNTER-STORM DEVELOPMENT

PLANNING RESUBMITTAL
11/30/2017

D1

ARCHITECTS
KORTH SUNSERI HAGEY

R-A2.1
R-A2.2
R-A2.3
R-A2.4

LEVEL 1 PLAN - RESIDENTIAL
LEVEL 2 PLAN - RESIDENTIAL
LEVEL 1 PLAN - RESIDENTIAL
ROOF PLAN - RESIDENTIAL

R-A3.1
R-A3.2
R-A3.3
R-A3.4

ELEVATIONS - RESIDENTIAL
ELEVATIONS - RESIDENTIAL
ELEVATIONS - RESIDENTIAL
STREETSCAPE ELEVATIONS - RESIDENTIAL

R-A4.1 SECTIONS -RESIDENTIAL
R-A5.1
R-A5.2
R-A5.3
R-A5.4
R-A5.5
R-A5.6
R-A5.7

UNIT PLANS - RESIDENTIAL
UNIT PLANS - RESIDENTIAL
UNIT PLANS - RESIDENTIAL
UNIT PLANS - RESIDENTIAL
UNIT PLANS - RESIDENTIAL
UNIT PLANS - RESIDENTIAL
UNIT PLANS - RESIDENTIAL

R-A6.1 PERSPECTIVES - RESIDENTIAL
R-A6.2 PERSPECTIVES - RESIDENTIAL
R-A7.1 DETAILS - RESIDENTIAL
R-A7.2 LIGHTING DETAILS - RESIDENTIAL
R-A8.1
R-A8.2
R-A8.3
R-A8.4

MODULATION EXHIBIT - RESIDENTIAL
SAN ANTONIO STREET WALL HEIGHT EXHIBIT
ALLOWABLE OPENINGS EXHIBIT - RESIDENTIAL
COLOR & MATERIAL BOARD - RESIDENTIAL

LANDSCAPE
L-1.1 NOTES AND LEGENDS
L-1.2 PLANTING AND IRRIGATION NOTES
L-2 SCHEMATIC LANDSCAPE PLAN
L-3 PLANTING PLAN
L-4 IMAGE BOARD
L-5 TREE DISPOSITION PLAN
L-6 IRRIGATION ZONING DIAGRAM
L-7 SCHEMATIC LANDSCAPE DETAILS
L-8 SCHEMATIC LANDSCAPE DETAILS
CIVIL
C0.1 TOPOGRAPHIC SURVEY
C1.0 EASEMENT PLAN
C1.1 VEHICULAR CIRCULATION PLAN
C1.2 FIRE ACCESS AND PREVENTION PLAN
C1.3 FIRE ACCESS AND PREVENTION NOTES
C1.4 DEMOLITION PLAN
C2.0 C.3 STORMWATER TREATMENT PLAN
C3.0 GRADING PLAN
C4.0 UTILITY PLAN
C5.0 WATER POLLUTION CONTROL DRAWING
C5.1 CITY OF MENLO PARK CONSTRUCTION BEST MANAGEMENT PRACTICES
C6.0 OFF-SITE IMPROVEMENTS
C7.0 CONSTRUCTION DETAILS AND SECTIONS
JOINT TRENCH
JT-1 TITLE SHEET
JT-2 JOINT TRENCH INTENT
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EXIT SIGNS, EMERGENCY LIGHTING, ADDRESS POSTING, FIRE LANE,
MARKING, FIRE EXTINGUISHERS AND KNOX BOX LOCATION TO BE
FIELD VERIFIED BY FIRE INSPECTOR.
APPROVED PLANS AND APPROVAL LETTER MUST BE ON SITE AT THE
TIME OF INSPECTION.
FINAL ACCEPTANCE OF THIS PROJECT IS SUBJECT TO FIELD
INSPECTION.

TED KORTH
TEL: 415.954.1960 EXT. 230
EMAIL: TKORTH@KSHA.COM

RESIDENTIAL ARCHITECT
JESSICA MUSICK
TEL: 510.272.2910
EMAIL: JMUSICK@KTGY.COM

KTGY ARCHITECTURE
580 SECOND STREET, STE 200
OAKLAND, CA 94607
CIVIL ENGINEER
SANDIS
936 E. DUANE AVENUE
SUNNYVALE, CA 94085

BRIAN CANCIMILLA
TEL: 510.873.8866
EMAIL: BCANCIMILLA@SANDIS.NET

ARCHITECTS

LANDSCAPE ARCHITECT
THE GUZZARDO PARTNERSHIP
181 GREENWICH STREET
SAN FRANCISCO, CA 94111

KORTH SUNSERI HAGEY

GARY LAYMON
TEL: 925.736.8176
EMAIL: GLAYMON@TGP-INC.COM
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A MINIMUM 2A 1 OBC RATED FIRE EXTINGUISHER SHALL BE LOCATED
AT OR NEAR EXITS AND SHALL BE PLACED SO THAT THE TRAVEL
DISTANCE TO A FIRE EXTINGUISHER SHALL NOT TO EXCEED 75 FEET.
VERIFY WITH FIRE INSPECTOR AT TIME OF ROUGH INSPECTION TO
ASSIST WITH PLACEMENT OF EXTINGUISHER(S).

COMMERCIAL ARCHITECT
KORTH SUNSERI HAGEY ARCHITECTS
349 SUTTER STREET
SAN FRANCISCO, CA 94108

AR

RESIDENTIAL ARCHITECTURAL
R-A1.1 RENDERING - RESIDENTIAL
R-A1.2 ADDRESS PLAN - RESIDENTIAL

ELEVATORS SHALL CONFORM TO THE PROVISIONS OFLISTED IN
SECTION 607 OF THE CBC 2016. AT LEAST ONE ELEVATOR SHALL BE
OF A SIZE THAT WILL ACCOMMODATE ONE GURNEY (MAX 24 INCHES
BY 84 INCHES [610 MM BY 2134 MM]) AND TWO ATTENDANTS.

DEKE HUNTER
TEL: 408.255.4100
EMAIL:
DEKE@HUNTERPROPERTIES.COM

LP

C-A8.1 ENLARGED SKIN DRAWING - COMMERCIAL
C-A8.2 ENLARGED SKIN DRAWING - COMMERCIAL
C-A8.3 ENLARGED SKIN DRAWING - COMMERCIAL
C-A8.4 ENLARGED SKIN DRAWING - COMMERCIAL
C-A10.1 COLOR AND MATERIALS BOARD- COMMERCIAL

OWNER
HUNTER-STORM PROPERTIES
10121 MILLER AVENUE, STE 200
CUPERTINO, CA 95014

VA

C-A4.1 PERSPECTIVES - COMMERCIAL

PROJECT TEAM

AN

FIRE DEPARTMENT NOTES

AN APPROVED (MANUAL AND AUTOMATIC) FIRE ALARM SYSTEM IS
GENERAL ARCHITECTURAL
REQUIRED. A MINIMUM OF TWO SETS OF PLANS,SPECIFICATIONS
A0.1 PROJECT INFORMATION
AND OTHER INFORMATION PERTINENT TO THE SYSTEM MUST BE
A1.0 EXISTING SITE CONDITIONS
SUBMITTED
TO THE MENLO PARK FIRE PROTECTION DISTRICT FOR
A1.1 AREA PLAN
REVIEW AND APPROVAL PRIOR TO INSTALLATION. A SEPARATE PLAN
A1.2 SITE PLAN
A1.3A SQUARE-FOOTAGE CALCULATION PLANS - COMMERCIAL-LEVEL B1 (A) REVIEW FEE WILL BE COLLECTED UPON REVIEW OF THESE PLANS.
A1.3B SQUARE-FOOTAGE CALCULATION PLANS - COMMERCIAL-LEVEL B1 (B) a. FIRE ALARM SYSTEMS SHALL BE U.L. CERTIFICATED,
CERTIFICATE OF COMPLETION AND OTHER DOCUMENTATION
A1.3C SQUARE-FOOTAGE CALCULATION PLANS - COMMERCIAL-LEVEL B2
LISTED THE NATIONAL FIRE ALARM CODE SHALL BE PROVIDED
A1.3D SQUARE-FOOTAGE CALCULATION PLANS - COMMERCIAL-LEVEL 1
FOR ALL NEW FIRE ALARM SYSTEM INSTALLATIONS.
A1.3E SQUARE-FOOTAGE CALCULATION PLANS - COMMERCIAL-LEVEL 2
b. LOCATION OF THE FACU TO BE PLACED IN THE MAINTENANCE
A1.3F SQUARE-FOOTAGE CALCULATION PLANS - COMMERCIAL-ROOF
ROOM
ADJACENT TO THE SPRINKLER RISER AND BUILDING
A1.3G SQUARE-FOOTAGE CALCULATION PLANS - COMMERCIAL
MAIN ELECTRICAL PANEL.
A1.4A LEVEL 1 FLOOR AREA CALCULATIONS - RESIDENTIAL
c. KNOX BOX TO BE LOCATED AT THIS DOOR AND THE MAIN
A1.4B LEVEL 2 FLOOR AREA CALCULATIONS - RESIDENTIAL
ENTRANCE
SERVING THIS FACILITY. THE EMERGENCY
A1.4C LEVEL 3 FLOOR AREA CALCULATIONS - RESIDENTIAL
• • •• • •••• • • • •• • • • • •• • • • • •• • • • •• • • • • • • • •• • • •• •• • • •• • • • •• • • • • • • • • • • • • • • • • • •ELECTRICAL
• • • • • • • • • • • DISCONNECT
• • • • • • • • • • • • •ACCESSED
• • • • • • • • • •BY
• • •A• •KNOX KEY SWITCH
TO BE PROVIDED AT PRIMARY ENTRANCE AUNT PANEL SERVING
A1.4E FLOOR AREA CALCULATION SUMMARY - RESIDENTIAL
THE
FIRE
ALARM
SYSTEM.
A1.5 SITE OPEN SPACE CALCULATION
A1.6A OPEN SPACE CALCULATION SUMMARY - RESIDENTIAL
ON ALL
A1.6B ••• • • • • •• •• • •• • • • •• • • • •• • • • • •• • • • • • • • •• • • •• •• • • •• • • • •• • • • • • • • • • •APPROVED
• • • • • • • • • • •NUMBERS
• • • • • • • • •OR
• • • ADDRESSES
• • • • • • • • • • • •SHALL
• • • • • •BE
• • •PLACED
••
A1.6C••• • • • • •• •• • •• • • • •• • • • •• • • • • •• • • • • • • • •• • • •• •• • • •• • • • •• • • • • • • • • • •NEW
• • • • •AND
• • • •EXISTING
• • • • • • • • •BUILDINGS
• • • • • • • • • •IN
• • SUCH
• • • • • •A• •POSITION
• • • • • • • • AS TO BE
• • •• • ••• • • • • •• •• • •• • • • •• • • • •• • • • • •• • • • • • • • •• • • •• •• • • •• • • • •• • • • • • • • • • •PLAINLY
• • • • • • • •VISIBLE
• • • • • • • AND
• • • • •LEGIBLE
• • • • • • • •FROM
• • • • • THE
• • • • •STREET
• • • • • • •OR
• • • ROAD
•••
FRONTING THE PROPERTY. SAID NUMBERS SHALL CONTRAST WITH
A1.6E COMMON OPEN SPACE CALCULATIONS - RESIDENTIAL
THEIR BACKGROUND. INDIVIDUAL SUITE NUMBERS SHALL BE
PERMANENTLY POSTED ON THE MAIN ENTRANCE DOORS OF TENANT
COMMERCIAL ARCHITECTURAL
SPACES. IF REAR OUTSIDE DOORS TO TENANT SPACES ARE
C-A2.1A LEVEL B1 PLAN (A)
INSTALLED, THEY SHALL INCLUDE THE INSTALLATION OF NUMERICAL
C-A2.1B LEVEL B1 PLAN (B)
ADDRESS NUMBERS CORRESPONDING TO FRONT ADDRESSING.
C-A2.2 LEVEL B2 PLAN
NUMBERS ON NEW OCCUPANCIES SHALL COMPLY WITH THE
C-A2.3 LEVEL 1 PLAN - COMMERCIAL
FOLLOWING:
C-A2.4 LEVEL 2 PLAN - COMMERCIAL
a. A MONUMENT SHALL BE INSTALLED AT COMPLEX PRIMARY
C-A2.5 ROOF PLAN - COMMERCIAL
ENTRANCE, WITH MATCHING BUILDING NUMBERING LOCATED ON
BUILDING.
C-A3.2 ELEVATIONS - COMMERCIAL
b. STRUCTURES UP TO 50 FEET (15240 MM) IN HEIGHT SHALL HAVE
C-A3.3 ELEVATIONS - COMMERCIAL
ADDRESSES WITH A MIN. 1 INCH (25.4 MM) STROKE WIDE BY MIN.
C-A3.4 STREETSCAPE - COMMERCIAL
8 INCHES (203.2 MM) HIGH.
C-A3.5 CROSS SECTIONS
c. LIT FROM DUSK TILL DAWN.
C-A3.6 BUILDING BREAK & MODULATION EXHIBIT
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SHEET INDEX

AL

PROJECT DATA

ALLOWABLE HEIGHTS AND AREAS
• • • • • • • • • •• • •• • • •• •• • • • • •• • • • • • • •• • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • •
CONSTRUCTION TYPE:

III-B

USE AND OCCUPANCY:

B, S-2, A-3

ALLOWABLE BUILDING HEIGHT:

75'-0"

ALLOWABLE NUMBER OF STORIES

4

ALLOWABLE AREA:

28,500 SF (A-3)

ISSUES AND REVISIONS
NO.

DATE

DESCRIPTION

01/13/17
03/27/17
06/12/17
08/25/17
10/20/17
11/30/17

PRE-APPLICATION SUBMITTAL
PRE-APPLICATION SUBMITTAL
PLANNING SUBMITTAL
PLANNING RESUBMITTAL
PLANNING RESUBMITTAL
PLANNING RESUBMITTAL

• • • • • • • • •• • •• • • •• •• • • • • •• • • • • • • •• • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • •
STORIES ABOVE GRADE:
3
MAXIMUM HEIGHT:

37'-9"

• • • • • •• • • • • •• • • • • •• • • • •• •• • • • • • • •• • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • •
FLOOR
GROSS FLOOR AREA
LEVEL B2
LEVEL B1
LEVEL 1
LEVEL 2
ROOF

37,565
56,477
19,815
20,214
919

TOTAL GSF:

134,990

PROJECT NUMBER

16010

SHEET TITLE

• • • • • • • • • •• • •• • • •• •• • • • •• •• • • •• • • • •• • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • •
CONSTRUCTION TYPE:

VA

USE & OCCUPANCY:

R-2

SCALE

NTS

• • • • • • • • • •• • •• • •• • •• • •• • • ••••••••••••••••••••••••••••••••• • ••• •••••••••••••••••••••••••••••••••••••••••••
ALLOWABLE AREA:

48,000 SF

• • • • • • • • •• • •• • • •• •• • • • •• •• • • •• • • • •• • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • •
STORIES ABOVE GRADE:
3
• • • •• • • •• • •• • • •••••••••••••••••••••••••••••••••••••••••••••••••••••••• • ••• •••••••••••••••••••••••••••••••••••••••••••
• • • • • •• • • • • •• • • • • •• • • • •• •• • • •• • • • •• • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • •
LEVEL 1
12,802
LEVEL 2
12,802
LEVEL 3
12,207
ROOF (STAIR TOWER)
200
TOTAL GSF:

38,011

*FLOOR AREAS SHOWN IN THE ALLOWABLE AREA CALCULATION ARE FOR
BUILDING CODE ANALYSIS ONLY AND DO NOT MATCH THE AREAS SHOWN
IN THE FLOOR AREA CALCULATIONS REQUIRED BY THE PLANNING DEPARTMENT.
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ISSUES AND REVISIONS
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PLANNING SUBMITTAL
PLANNING RESUBMITTAL
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PLANNING RESUBMITTAL
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Garage Ramp:
Area #37, 39,
40, 41

LEVEL 1 FLOOR AREA CALCULATIONS RESIDENTIAL
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Excluded from Gross Floor Area

D13

A1.4A

HUNTER-STORM DEVELOPMENT

43

Utility
Closet

42
1

Utility
Room

19

44

4

47

ARCHITECTS
KORTH SUNSERI HAGEY

23

48

45
18
16

2

5

3

15

13

6

Trash
Chute
Room

12

41
40

17

25

26

14

46

8

22

21

9

10

27

28
24

20

38

11
39

37

29

30

31

01/13/17
03/27/17
06/12/17
08/25/17
10/20/17
11/30/17

7
32

PRE-APPLICATION SUBMITTAL
PRE-APPLICATION SUBMITTAL
PLANNING SUBMITTAL
PLANNING RESUBMITTAL
PLANNING RESUBMITTAL
PLANNING RESUBMITTAL

33
34

36
35

LEVEL 2 FLOOR AREA CALCULATIONS RESIDENTIAL

1/8" = 1'-0"
0

8

16

Included in Gross Floor Area
Excluded from Gross Floor Area

D14

A1.4B

HUNTER-STORM DEVELOPMENT

43

Utility
Closet

42
1

Utility
Room

19

44

4

47

ARCHITECTS
KORTH SUNSERI HAGEY

23

48

45
18
16

2

5

3

15

13

6

Trash
Chute
Room

12

41
40

17

25

26

14

46

8

22

21

9

10

27

28
24

20

38

11
39

37

29

30

31

01/13/17
03/27/17
06/12/17
08/25/17
10/20/17
11/30/17

7
32

PRE-APPLICATION SUBMITTAL
PRE-APPLICATION SUBMITTAL
PLANNING SUBMITTAL
PLANNING RESUBMITTAL
PLANNING RESUBMITTAL
PLANNING RESUBMITTAL

33
34

36
35

LEVEL 3 FLOOR AREA CALCULATIONS RESIDENTIAL

1/8" = 1'-0"
0

8

16

Included in Gross Floor Area
Excluded from Gross Floor Area

D15

A1.4C

HUNTER-STORM DEVELOPMENT
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ISSUES AND REVISIONS
NO.

DATE

DESCRIPTION
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RESIDENTIAL PRIVATE AND COMMON OPEN SPACE SUMMARY:
PRIVATE OPEN SPACE:

COMMON OPEN SPACE:

REQUIRED:
Per Menlo Park El Camino Real and Downtown Specific Plan Table E7,
1. A minimum of 100 SF of open space per unit shall be created as common open space
-OR2. A minimum of 80 SF of open space per unit shall be created as private open space.

COMMON OPEN SPACE SUBSTITUTION:
Per Zoning Ordinance Section E.3.6.01, "In a case of a mix of private and common open space, such common
open space shall be provided at a ratio equal to 1.25 sf for each 1 sf of private open space that is not
provided."

PROVIDED: 1,262 SF of complying private open space provided.
14 D.U. have complying private open space (80 SF min. area, 6' min. dimension.)
13 D.U. do not have complying private open space
List of units with complying private open space:
Level 1:
Level 2:
Unit #101 (Plan 2-3)
Unit #204 (Plan 2-2)
Unit #102 (Plan 2-4)
Unit #205 (Plan 2-4)
Unit #103 (Plan 2-4)
Unit #207 (Plan 1-2)
Unit #105 (Plan 2-5a)
Unit #208 (Plan 2-1)
Unit #210 (Plan 2-5)

13 D.U. do not have complying private open space
13 D.U. x 80 SF/D.U. x 1.25 SF =
1,300 SF of Common Open Space Required.

PROVIDED: 3,208 SF of complying common open space provided.

HUNTER-STORM DEVELOPMENT

ARCHITECTS
KORTH SUNSERI HAGEY

COMMON OPEN SPACE CALCULATION: Please see sheet A1.6E.

Level 3:
Unit #304 (Plan 2-2)
Unit #305 (Plan 2-4)
Unit #306 (Plan 3-1)
Unit #307 (Plan 2-1)
Unit #309 (Plan 2-5)

PRIVATE OPEN SPACE CALCULATION: Please see sheets A1.6B-D.
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OPEN SPACE CALCULATION SUMMARY RESIDENTIAL

A1.6A

D19

HUNTER-STORM DEVELOPMENT
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COMMON OPEN SPACE CALCULATIONS RESIDENTIAL
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Unit Plan Notes:
1. Unit areas measured to exterior F.O. Stud and centerline of 2" airgap.
2. Please see Sheets A1.6A-D for private open space dimensions and areas.
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Unit Plan Notes:
1. Unit areas measured to exterior F.O. Stud and centerline of 2" airgap.
2. Please see Sheets A1.6A-D for private open space dimensions and areas.
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Unit Plan Notes:
1. Unit areas measured to exterior F.O. Stud and centerline of 2" airgap.
2. Please see Sheets A1.6A-D for private open space dimensions and areas.
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Unit Plan Notes:
1. Unit areas measured to exterior F.O. Stud and centerline of 2" airgap.
2. Please see Sheets A1.6A-D for private open space dimensions and areas.
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Unit Plan Notes:
1. Unit areas measured to exterior F.O. Stud and centerline of 2" airgap.
2. Please see Sheets A1.6A-D for private open space dimensions and areas.
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Unit Plan Notes:
1. Unit areas measured to exterior F.O. Stud and centerline of 2" airgap.
2. Please see Sheets A1.6A-D for private open space dimensions and areas.
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Unit Plan Notes:
1. Unit areas measured to exterior F.O. Stud and centerline of 2" airgap.
2. Please see Sheets A1.6A-D for private open space dimensions and areas.
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1. Perspective of Shared Courtyard from San Antonio Street
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Note: For vertical placement, see elevation sheets R-A3.1 - R-A3.4

D62

Light Fixture 1

HUNTER-STORM DEVELOPMENT

ARCHITECTS
KORTH SUNSERI HAGEY

San Antonio Street Elevation

01/13/17
03/27/17
06/12/17
08/25/17
10/20/17
11/30/17

PRE-APPLICATION SUBMITTAL
PRE-APPLICATION SUBMITTAL
PLANNING SUBMITTAL
PLANNING RESUBMITTAL
PLANNING RESUBMITTAL
PLANNING RESUBMITTAL

MODULATION EXHIBIT - RESIDENTIAL

1/8"=1'-0"
0

8

16

R-A8.1
Level 2 and 3 Plan
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*Wall heights measured from finished grade.
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EXTERIOR WALLS WITH A FIRE SEPARATION DISTANCE GREATER THAN 20' HAVE NO LIMIT TO
AREA OF UNPROTECTED OPENINGS PER C.B.C. TABLE 705.8.
C.B.C. SECTION 705.8.1 & TABLE 705.8: IN BUILDINGS WITH AUTOMATIC FIRE SPRINKLER SYSTEM,
100% UNPROTECTED OPENINGS ARE PERMITTED AT A DISTANCE GREATER THAN 20 FEET FROM A
PROPERTY LINE, CENTERLINE OF STREET, ALLEY, PUBLIC WAY, OR IMAGINARY PROPERTY LINE
BETWEEN BUILDINGS.
DIMENSIONS TO PROPERTY LINES ARE FOR REFERENCE ONLY. NOT TO BE USED FOR HORIZONTAL
CONTROL.
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ATTACHMENT E

1540 EL CAMINO REAL, MENLO PARK

Project Description
Hunter-Storm proposes to redevelop the site at 1540 El Camino Real with a new mixed-use
development that includes both commercial and residential uses. This proposed project consists
of a new two-story commercial office building, a three-story multi-family residential building and
a two-story subterranean parking garage. Site improvements include ample landscaping,
vehicular and pedestrian access, utilities, bike storage and nineteen on-grade parking stalls.
The site is located in the El Camino Real North-East District and is bounded by El Camino Real
and San Antonio Streets. The existing site is occupied by a two-story commercial building and a
surface parking lot, which will be demolished as part of the scope of this project.
The commercial office building provides 40,759 SF of Class-A office space on two open, flexible
floor plates. The design of the office building is contemporary in character and incorporates
high-quality materials including double paned glazing, terracotta cladding, painted aluminum
panels, and painted stucco. The color palette of the proposed terracotta cladding has been
selected to recall the clay tile roofs of many of the older buildings along El Camino Real. The
Street level provides pedestrian-scaled elements including recessed storefront bays, floor-toceiling glazing and generous canopies. An outdoor deck for the use of office tenants will activate
the roof level.
The residential building fronts onto San Antonio Avenue and compliments the Office building
both in scale and architecture. The residential building consists of 22 market rate units and 5
below-market rate units in one and two-bedroom combinations. The building’s main entry is
accessed from the street edge and is immediately adjacent to residential leasing office space
and resident fitness space. Residents also have access to two main outdoor spaces; a
residential courtyard on axis with the leasing space as well as a small children’s play area at the
south-east corner of the building.
Residents also enjoy deck and patio space accessed directly from their units. The building
exterior is expressed with high quality materials such as composite wall panels, profile siding
and wood and stone accents. Residents will also enjoy large windows with street and courtyard
views.
The subterranean parking garage provides 163 parking stalls, 27 of which are reserved for
residential tenants. The balance of the parking stalls will be used by the office tenants during
regular business hours, but will be open to the residential tenants after hours and on weekends.
19 parking stalls are provided on grade. Vehicular access for the residents will be taken from
San Antonio. Vehicular access for office uses will be taken from El Camino Real from an
internal drive that runs between the office and residential buildings.

E1

KORTH SUNSERI HAGEY ARCHITECTS | 349 SUTTER STREET

SAN FRANCISCO

CALIFORNIA

94108

Hunter Properties held a community meeting on 9/12 at the 1540 El Camino site open to
anyone in the community. Notices were sent to all community members within 300’ of the
premises per the list generate by the City of Menlo Park. Manfred Auer and his wife, owners of
an apartment building across San Antonio from the site, along with a current renter on San
Antonio that did not disclose her name attended the meeting. All comments were positive and
in support of the project.
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ATTACHMENT F
Menlo Park El Camino Real/Downtown Specific Plan
Standards and Guidelines: 1540 El Camino Real - Compliance Worksheet
Section

Standard or
Requirement
Guideline
E.3.1 Development Intensity
E.3.1.01
Standard
Business and Professional office
(inclusive of medical and dental office)
shall not exceed one half of the base FAR
or public benefit bonus FAR, whichever is
applicable.

E.3.1.02

Standard

E.3.2 Height
E.3.2.01
Standard

E.3.2.02

F1

Standard
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Medical and Dental office shall not exceed
one third of the base FAR or public benefit
bonus FAR, whichever is applicable.
Roof-mounted mechanical equipment,
solar panels, and similar equipment may
exceed the maximum building height, but
shall be screened from view from publiclyaccessible spaces.

Vertical building projections such as
parapets and balcony railings may extend
up to 4 feet beyond the maximum façade
height or the maximum building height,
and shall be integrated into the design of
the building.

Evaluation

The Project consists of two buildings, one
that is used as office space and the other
as residential.
Commercial: Complies. The office
building is 40,759 SF, which is less than
half of the allowable FAR of 81,937 SF.
Residential: Not applicable.
Commercial/Residential: The Project
would not include medical or dental office
space.
Commercial: Complies. All roof-mounted
mechanical equipment would be
completely screened from view. Roof
mounted mechanical equipment placed
within stucco clad screening walls/roofed
penthouse. Solar panels set back from
front of roof. See roof plan, sight line
diagrams C-A2.5, A3.5.
Residential: Complies. All roof-mounted
mechanical equipment would be
screened from view from publiclyaccessible areas. Roof mounted
mechanical equipment centered on roof
and screened by parapet walls and
mechanical screening. See roof plan RA2.4 and section R-A4.1.
Commercial: Complies. The parapets
and balcony railings do not exceed the
maximum height limit. See C-A3.2.
Residential: Complies. Vertical building
projections such as parapets fall within 4feet of the maximum building height and
are integrated into the design of the
building. See Sheets R-A2.4 and R-A4.1.

Menlo Park El Camino Real/Downtown Specific Plan
Standards and Guidelines: 1540 El Camino Real - Compliance Worksheet
Section
E.3.2.03

Standard or
Guideline
Standard

Requirement

Evaluation

Rooftop elements that may need to
exceed the maximum building height due
to their function, such as stair and elevator
towers, shall not exceed 14 feet beyond
the maximum building height. Such
rooftop elements shall be integrated into
the design of the building.

Commercial: Complies. The elevator
overruns and central stair tower would
exceed the maximum building height limit
by approximately 4 feet. These elements
are located within the mechanical
penthouse and will not be visible. See CA3.2. The mechanical penthouses would
match the building and the stucco color
would complement the building walls as
shown on the materials and color board
sheet C-A10.1.
Residential: Complies. The elevator
overrun and stair tower would not exceed
14 feet beyond the maximum building
height and would be integrated into the
design of the building. See Sheet R-A4.1.
The stair to the roof and the elevator
overrun, see R-A2.4 for location, appear
would be clad in white composite panels
to match sections of the façade—material
C2 on materials and color board sheet RA8.4. The stair tower would be a
compositional element on the right side
elevation and the elevator overrun
minimally visible due to its location and
partial screening from roof parapets.

E.3.3 Setbacks and Projections within Setbacks
E.3.3.01
Standard
Front setback areas shall be developed
with sidewalks, plazas, and/or
landscaping as appropriate.

E.3.3.02

E.3.3.03

F2

Standard

Standard
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Parking shall not be permitted in front
setback areas.

In areas where no or a minimal setback is
required, limited setback for store or lobby
entry recesses shall not exceed a
maximum of 4-foot depth and a maximum
of 6-foot width.

Commercial: Complies. The front setback
areas would include sidewalks, an entry
plaza and landscaping. The schematic
landscape plan for sidewalks and the
entry plaza zone are shown on L-2. Also
see L-3, L-4, L-7, and L-8 for related
information.
Residential: Complies. The front setback
along San Antonio Street would be
developed with residential stoops and a
central terrace in front of the leasing
office. This space would be designed
with enhanced paving and landscape in
raised planters. Two existing oak trees
would remain in the front setback area.
See L-2.
Commercial: Complies. No parking is
being proposed in the front setback
areas. See A1.2.
Residential: Complies. There are no
residential parking spaces in the front
setback area. See A1.2.
Commercial: Not applicable. 10 feet
minimum setbacks are required. See
A1.2.
Residential: Not applicable. 7’ minimum
setback is required along San Antonio
Street. See A1.2.

Menlo Park El Camino Real/Downtown Specific Plan
Standards and Guidelines: 1540 El Camino Real - Compliance Worksheet
Section
E.3.3.04

E.3.3.05

E.3.3.06

E.3.3.07

E.3.3.08

Standard or
Guideline
Standard

Standard

Standard

Standard

Requirement
In areas where no or a minimal setback is
required, building projections, such as
balconies, bay windows and dormer
windows, shall not project beyond a
maximum of 3 feet from the building face
into the sidewalk clear walking zone,
public right-of-way or public spaces,
provided they have a minimum 8-foot
vertical clearance above the sidewalk
clear walking zone, public right-of-way or
public space.
In areas where setbacks are required,
building projections, such as balconies,
bay windows and dormer windows, at or
above the second habitable floor shall not
project beyond a maximum of 5 feet from
the building face into the setback area.
The total area of all building projections
shall not exceed 35% of the primary
building façade area. Primary building
façade is the façade built at the property
or setback line.

Architectural projections like canopies,
awnings and signage shall not project
beyond a maximum of 6 feet horizontally
from the building face at the property line
or at the minimum setback line. There
shall be a minimum of 8-foot vertical
clearance above the sidewalk, public
right-of-way or public space.

No development activities may take place
within the San Francisquito Creek bed,
below the creek bank, or in the riparian
corridor.
E.3.4 Massing and Modulation
E.3.4.1 Building Breaks
E.3.4.1.01 Standard
The total of all building breaks shall not
exceed 25 percent of the primary façade
plane in a development.

E.3.4.1.02

Standard

Standard

Building breaks shall be located at ground
level and extend the entire building height.

Evaluation
Commercial: Not applicable. 10 feet
minimum setbacks are required. See
A1.2.
Residential: Not applicable. 7’ minimum
setback is required along San Antonio
Street. See A1.2.

Commercial: Complies. No portions of
the building project into the setback
areas. See C-A3.2.
Residential: Complies. The balcony of
Unit P2-0 projects into the 7’ minimum
front setback by 1’-9” on Levels 2 and 3.
Commercial: Not applicable. No building
projections into the setback are
proposed.
Residential: Complies. The total area of
all building projections into the front
setback (see E.3.3.05) does not exceed
35% of the primary building façade area.
Commercial: Not applicable. No portions
of the building project beyond the
property line or minimum setback lines.
See C-A3.2.
Residential: Complies. Two canopies (at
Unit P2-5) on Level 3 project 7” into the
7’ minimum setback line. Please see
Section 2 on Sheet R-A4.1. These
architectural elements do not project
beyond a maximum of 6 feet horizontally
from the building face at the minimum
setback line and meet the minimum 8’
vertical clearance requirement.
Commercial/Residential: Not applicable.
The Project does not include
development in these areas.

Commercial: Not applicable. The total
length of the Commercial building is less
than 250’, therefore a Building Break is
not required.
Residential: Not applicable. The total
length of the residential building is less
than 250’. Therefore, a building break is
not required.
Commercial: Not applicable. See
response for E.3.4.1.01.
Residential: Not applicable. See
response for E.3.4.1.01.
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Standards and Guidelines: 1540 El Camino Real - Compliance Worksheet
Section
E.3.4.1.03

E.3.4.1.04

E.3.4.1.05

F4

Standard or
Guideline
Standard

Standard

Standard

E.3.4.1.06

Standard

E.3.4.1.07

Standard
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Requirement
In all districts except the ECR-SE zoning
district, recesses that function as building
breaks shall have minimum dimensions of
20 feet in width and depth and a
maximum dimension of 50 feet in width.
For the ECR-SE zoning district, recesses
that function as building breaks shall have
a minimum dimension of 60 feet in width
and 40 feet in depth.
Building breaks shall be accompanied
with a major change in fenestration
pattern, material and color to have a
distinct treatment for each volume.
In all districts except the ECR-SE zoning
district, building breaks shall be required
as shown in Table E3.

In the ECR-SE zoning district, and
consistent with Table E4 the building
breaks shall:
 Comply with Figure E9;
 Be a minimum of 60 feet in width,
except where noted on Figure E9;
 Be a minimum of 120 feet in width at
Middle Avenue;
 Align with intersecting streets, except
for the area between Roble Avenue
and Middle Avenue;
 Be provided at least every 350 feet in
the area between Roble Avenue and
Middle Avenue; where properties
under different ownership coincide with
this measurement, the standard side
setbacks (10 to 25 feet) shall be
applied, resulting in an effective break
of between 20 to 50 feet.
 Extend through the entire building
height and depth at Live Oak Avenue,
Roble Avenue, Middle Avenue,
Partridge Avenue and Harvard
Avenue; and
 Include two publicly-accessible
building breaks at Middle Avenue and
Roble Avenue.
In the ECR-SE zoning district, the Middle
Avenue break shall include vehicular
access; publicly-accessible open space
with seating, landscaping and shade;
retail and restaurant uses activating the
open space; and a pedestrian/bicycle
connection to Alma Street and Burgess
Park. The Roble Avenue break shall
include publicly-accessible open space
with seating, landscaping and shade.

Evaluation
Commercial: Not applicable. See
response for E.3.4.1.01.
Residential: Not applicable. See
response for E.3.4.1.01.

Commercial: Not applicable. See
response for E.3.4.1.01.
Residential: Not applicable. See
response for E.3.4.1.01.
Commercial: Not applicable. See
response for E.3.4.1.01.
Residential: Not applicable. See
response for E.3.4.1.01.
Commercial/Residential: The Project is
not located in the ECR-SE zoning district.

Commercial/Residential: The Project is
not located in the ECR-SE zoning district.
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Section
E.3.4.1.08

Standard or
Guideline
Guideline

Requirement

In the ECR-SE zoning district, the breaks
at Live Oak, Roble, Middle, Partridge and
Harvard Avenues may provide vehicular
access.
E.3.4.2 Façade Modulation and Treatment
E.3.4.2.01 Standard
Building façades facing public rights-ofway or public open spaces shall not
exceed 50 feet in length without a minor
building façade modulation. At a minimum
of every 50’ façade length, the minor
vertical façade modulation shall be a
minimum 2 feet deep by 5 feet wide
recess or a minimum 2 foot setback of the
building plane from the primary building
façade.

E.3.4.2.02

E.3.4.2.03

Standard

Standard

Building façades facing public rights-ofway or public open spaces shall not
exceed 100 feet in length without a major
building modulation. At a minimum of
every 100 feet of façade length, a major
vertical façade modulation shall be a
minimum of 6 feet deep by 20 feet wide
recess or a minimum of 6 feet setback of
building plane from primary building
façade for the full height of the building.
This standard applies to all districts except
ECR NE-L and ECR SW since those two
districts are required to provide a building
break at every 100 feet.

In addition, the major building façade
modulation shall be accompanied with a
4-foot minimum height modulation and a
major change in fenestration pattern,
material and/or color.

Evaluation
Commercial/Residential: The Project is
not located in the ECR-SE zoning district.

Commercial: Complies. The building
façade facing El Camino does not
exceed 50 feet in length without a minor
building façade modulation. The minor
façade modulations are 2 feet deep by 5
feet wide. See C-A3.6.
Residential: Complies. The building
façade facing San Antonio Street does
not exceed 50 feet in length without a
minor building façade modulation. The
minor façade modulations are at least 2
feet deep by 5 feet wide. See Sheet RA8.1.
Commercial: Complies. The building
façade facing El Camino does not
exceed 100 feet in length without a major
building modulation. The major vertical
façade modulation occurs in the middle
of the building and is 57’-0” wide x 27’-0”.
See C-A3.6.
Residential: Complies. The building
façade facing San Antonio Street does
not exceed 100 feet in length without a
major building modulation. The major
vertical façade modulation occurs in the
middle of the building. This major vertical
façade modulation is: 6’-0” x 23’-4”. See
Sheet R-A8.1.
Commercial: Complies. The major
building façade modulation includes a
change in fenestration per E.3.4.1.04.
See C-A3.6. The brown/bronze color
painted aluminum sunshade at the
modulation contrasts with the terra cotta
panels at the primary façade and would
be 4 feet taller than the primary façade.
See C-A8.4 and C-A10.1.
Residential: Complies. The major
building façade modulation includes a 4foot height modulation and a major
change in fenestration pattern, material
and color. See Sheet R-A8.1. Height
offset and material, and color variation
also shown on rendering sheet R-A6.2.
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Section
E.3.4.2.04

E.3.4.2.05

Standard or
Guideline
Guideline

Guideline

Requirement
Minor façade modulation may be
accompanied with a change in
fenestration pattern, and/or material,
and/or color, and/or height.

Buildings should consider sun shading
mechanisms, like overhangs, bris soleils
and clerestory lighting, as façade
articulation strategies.

Evaluation
Commercial: Complies. The minor façade
modulations include a change of
material. See C-A3.6. See C-A8.3 for
change in glazing and color at minor
façade modulation.
Residential: Complies. The minor façade
modulations include a change in
fenestration pattern, material, color and
height. See Sheet R-A8.1.
Commercial: Complies. The Building
includes sunshades and overhangs as
façade articulation strategies. See CA3.2, C-A3.3 for bris soleils/sunshade
locations, C-A4.1 for appearance in a
rendering, and C-A8.2 to C-A8.4 for wall
section details and enlarged elevations.
Residential: Complies. The building
design includes sun shading canopies,
and clerestory lighting in some of the top
floor units, as façade articulation
strategies. See Sheets R-A3.1 through
R-A3.3. See R-A6.1 and R-A6.2 for
sunshade locations as they would appear
on the façade in perspective. See
schematic details of metal trellis awnings
and the entry canopy on R-A7.1.

E.3.4.3 Building Profile
E.3.4.3.01 Standard

E.3.4.3.02

E.3.4.3.03

E.3.4.3.04
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The 45-degree building profile shall be set
at the minimum setback line to allow for
flexibility and variation in building façade
height within a district.

Horizontal building and architectural
projections, like balconies, bay windows,
dormer windows, canopies, awnings, and
signage, beyond the 45-degree building
profile shall comply with the standards for
Building Setbacks & Projection within
Setbacks (E.3.3.04 to E.3.3.07) and shall
be integrated into the design of the
building.
Vertical building projections like parapets
and balcony railings shall not extend 4
feet beyond the 45-degree building profile
and shall be integrated into the design of
the building.
Rooftop elements that may need to
extend beyond the 45-degree building
profile due to their function, such as stair
and elevator towers, shall be integrated
into the design of the building.

Commercial/Residential: Not Applicable.
Per Development Standards for the ECR
NE district, the building profile standards
are “applicable only when availing the
Public Benefit Bonus Height.” This
project is a Base level project. Therefore,
the 45-degree building profile does not
apply.
Commercial: Not applicable. See
response for E.3.4.3.01.
Residential: Not applicable. See
response for E.3.4.3.01.

Commercial: Not applicable. See
response for E.3.4.3.01.
Residential: Not applicable. See
response for E.3.4.3.01.
Commercial: Not applicable. See
response for E.3.4.3.01.
Residential: Not applicable. See
response for E.3.4.3.01.
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E.3.4.4 Upper Story Façade Length
E.3.4.4.01 Standard
Building stories above the 38-foot façade
height shall have a maximum allowable
façade length of 175 feet along a public
right-of-way or public open space.

Commercial: Not applicable. The
commercial building does not include any
stories above the 38-foot façade height
limit. See C-A3.2.
Residential: Not applicable. The
residential building does not have
building stories above the 38-foot façade
height.

E.3.5 Ground Floor Treatment, Entry and Commercial Frontage
Ground Floor Treatment
E.3.5.01
Standard
The retail or commercial ground floor shall
be a minimum 15-foot floor-to-floor height
to allow natural light into the space.
E.3.5.02

Standard

E.3.5.03

Guideline

E.3.5.04

Guideline

Ground floor commercial buildings shall
have a minimum of 50% transparency
(i.e., clear-glass windows) for retail uses,
office uses and lobbies to enhance the
visual experience from the sidewalk and
street. Heavily tinted or mirrored glass
shall not be permitted.
Buildings should orient ground-floor retail
uses, entries and direct-access residential
units to the street.

Buildings should activate the street by
providing visually interesting and active
uses, such as retail and personal service
uses, in ground floors that face the street.
If office and residential uses are provided,
they should be enhanced with
landscaping and interesting building
design and materials.

Commercial: Complies. The ground floor
is 15 feet floor-to-floor. See C-A3.2.
Residential: Not applicable.
Commercial: Complies. The Project
incorporates clear glass at all windows.
The area of windows at the ground floor
exceeds 50% of the area of the publicfacing ground floor façade. See 2/C-A3.6.
Residential: Not applicable.
Commercial: Complies. The ground floor
entry is oriented towards El Camino Real.
See A1.2 and C-A3.6. Clear glass, GL-1,
is shown on the materials board C-A10.1
and noted on enlarged elevations C-A8.1
to C-A8.4.
Residential: Complies. The main
residential entrance and leasing/amenity
spaces are oriented towards San Antonio
Street. See Sheet R-A2.1.
Commercial: Complies. The Project
includes landscaping and varied building
materials along the El Camino Real
street frontage to activate the street. See
L1.1 and C-A3.2. Clear glass at office
and lobby areas from ground level to 10
feet is noted on the enlarged elevations
C-A8.1 to C-A8.4 with small sections of
terra cotta wall cladding between.
Landscape amenities such as a fountain,
bench seating, and planters are shown
on L-2 and related drawings.
Residential: Complies. The terrace at the
leasing lobby is designed with enhanced
materials and landscaping. See Sheets
R-A6.1 and R-A6.2. Planters and planting
and the entry ramp provide sidewalk
adjacent design features at the entry and
fitness room faces the street next to the
entry/leasing office and includes a large
window adjacent the building address
sign. There would also be patios with
entry steps off the sidewalk for three
units and two coast live oaks to be
preserved at the frontage.
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E.3.5.05

E.3.5.06

Guideline

Guideline

E.3.5.07

Guideline

E.3.5.08

Guideline

For buildings where ground floor retail,
commercial or residential uses are not
desired or viable, other project-related
uses, such as a community room, fitness
center, daycare facility or sales center,
should be located at the ground floor to
activate the street.

Blank walls at ground floor are
discouraged and should be minimized.
When unavoidable, continuous lengths of
blank wall at the street should use other
appropriate measures such as
landscaping or artistic intervention, such
as murals.
Residential units located at ground level
should have their floors elevated a
minimum of 2 feet to a maximum of 4 feet
above the finished grade sidewalk for
better transition and privacy, provided that
accessibility codes are met.
Architectural projections like canopies and
awnings should be integrated with the
ground floor and overall building design to
break up building mass, to add visual
interest to the building and provide shelter
and shade.

Commercial: Complies. Commercial
office uses are anticipated at the ground
floor.
Residential: Complies. The main
residential entrance and leasing/amenity
spaces are oriented towards San Antonio
Street. See Sheet R-A2.1. The fitness
room also faces San Antonio Street.
Commercial: Complies. No blank walls
are included at the ground floor. See
C-A3.2 and C-A3.3.
Residential: Complies. There are no
blank walls at the ground floor. See
Sheets R-A3.1 – R-A3.3 and R-A6.1 - RA6.2.
Residential: Complies. The residential
units are elevated 2 feet above the
average sidewalk grade on San Antonio
Street for better transition and privacy.

Commercial: Complies. The Project
includes canopies above the ground floor
to break up the building mass and add
interest. See C-A3.2. See wall sections at
C-A8.3 and C-A8.4 for projecting
canopies at façade.
Residential: Complies. The primary
façade (in white) is popped out on Levels
2 and 3 - above the ground floor - to
break up the building mass. See Sheets
R-A3.1 – R-A3.3. There is also a large
glazed entry canopy. See R-A7.1.

Building Entries
E.3.5.09
Standard

E.3.5.10

Guideline

Building entries shall be oriented to a
public street or other public space. For
larger residential buildings with shared
entries, the main entry shall be through
prominent entry lobbies or central
courtyards facing the street. From the
street, these entries and courtyards
provide additional visual interest,
orientation and a sense of invitation.
Entries should be prominent and visually
distinctive from the rest of the façade with
creative use of scale, materials, glazing,
projecting or recessed forms, architectural
details, color, and/or awnings.

Commercial: Complies. The main
building entry is oriented to El Camino
Real. See C-A3.2.
Residential: Complies. The main
residential entrance is oriented towards
San Antonio Street. See Sheet R-A2.1.

Commercial: Complies. The Project uses
a change in materials and glazing, as
well as a projecting canopy and a large
building break to distinguish the main
building entry. See C-A3.2.
Residential: Complies. The main
residential entrance and leasing/amenity
spaces have been designed with
enhanced materials such as board
formed concrete, storefront glass and
glass canopy. See Sheets R-A6.2 and RA7.1.
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E.3.5.11

Guideline

E.3.5.12

Guideline

E.3.5.13

Guideline

E.3.5.14

Guideline

Multiple entries at street level are
encouraged where appropriate.

Ground floor residential units are
encouraged to have their entrance from
the street.
Stoops and entry steps from the street are
encouraged for individual unit entries
when compliant with applicable
accessibility codes. Stoops associated
with landscaping create inviting, usable
and visually attractive transitions from
private spaces to the street.
Building entries are allowed to be
recessed from the primary building
façade.

Commercial: Complies. The Project
includes three building entries at the
street level. See C-A2.3.
Residential: Complies. The residential
building has one main building entrance
at the leasing lobby and two other points
of entry off of the ground level courtyard.
See Sheet R-A2.1.
Residential: Complies. There are 3
ground floor residential units with stoops
that face the street. See Sheet R-A2.1.
Residential: Complies. There are 3
ground floor residential units with stoops
that face the street. See Sheet R-A2.1.
These units also have entries from an
interior hallway.

Commercial: Complies. The building
entry is recessed from the primary
building façade by 27 feet. See C-A2.3.
Residential: Complies. The main building
entry is located in the major façade
modulation and is not part of the primary
building façade.

Commercial Frontage
E.3.5.15
Standard

E.3.5.16

Standard

Commercial windows/storefronts shall be
recessed from the primary building façade
a minimum of 6 inches

Retail frontage, whether ground floor or
upper floor, shall have a minimum 50% of
the façade area transparent with clear
vision glass, not heavily tinted or highly
mirrored glass.
Storefront design should be consistent
with the building’s overall design and
contribute to establishing a well-defined
ground floor for the façade along streets.
The distinction between individual
storefronts, entire building façades and
adjacent properties should be maintained.

E.3.5.17

Guideline

E.3.5.18

Guideline

E.3.5.19

Guideline

Storefront elements such as windows,
entrances and signage should provide
clarity and lend interest to the façade.

E.3.5.20

Guideline

Individual storefronts should have clearly
defined bays. These bays should be no
greater than 20 feet in length.
Architectural elements, such as piers,
recesses and projections help articulate
bays.

Commercial: Complies. Commercial
windows/storefronts are recessed from
the primary building façade by 1 foot,
typically. See C-A8.1, C-A8.2, C-A8.3
and C-A8.4.
Residential: Not applicable.
Commercial: Not applicable. The Project
will not include retail.
Residential: Not applicable.
Commercial: Not applicable. The Project
will not include retail.
Residential: Not applicable.
Commercial: Not applicable. The Project
will not include retail.
Residential: Not applicable.
Commercial: Not applicable. The Project
will not include retail.
Residential: Not applicable.
Commercial: Not applicable. The Project
will not include retail.
However, the ground floor of the publicfacing façade is divided into 3 separate
elements (the two wings and the lobby).
Each of the two wings is subdivided into
two bays that are approximately 20 feet
in length. See 2/C-A3.6.
Residential: Not applicable.
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E.3.5.21

E.3.5.22

E.3.5.23

Guideline

Guideline

Guideline

E.3.5.24

Guideline

E.3.5.25

Guideline

All individual retail uses should have direct
access from the public sidewalk. For
larger retail tenants, entries should occur
at lengths at a maximum at every 50 feet,
consistent with the typical lot size in
downtown.
Recessed doorways for retail uses should
be a minimum of two feet in depth.
Recessed doorways provide cover or
shade, help identify the location of store
entrances, provide a clear area for outswinging doors and offer the opportunity
for interesting paving patterns, signage
and displays.
Storefronts should remain un-shuttered at
night and provide clear views of interior
spaces lit from within. If storefronts must
be shuttered for security reasons, the
shutters should be located on the inside of
the store windows and allow for maximum
visibility of the interior.
Storefronts should not be completely
obscured with display cases that prevent
customers and pedestrians from seeing
inside.
Signage should not be attached to
storefront windows.

Commercial: Not applicable. The project
will not include retail.
Residential: Not applicable.

Commercial: Not applicable. The project
will not include retail.
Residential: Not applicable.

Commercial: Not applicable. The project
will not include retail.
Residential: Not applicable.

Commercial: Not applicable. The project
will not include retail.
Residential: Not applicable.
Commercial: Complies. Window signage
is not included as part of the Project.
Residential: Not applicable.

E.3.6 Open Space
E.3.6.01
Standard
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Standard

E.3.6.03

Guideline

E.3.6.04

Guideline
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Residential developments or Mixed Use
developments with residential use shall
have a minimum of 100 square feet of
open space per unit created as common
open space or a minimum of 80 square
feet of open space per unit created as
private open space, where private open
space shall have a minimum dimension of
6 feet by 6 feet. In case of a mix of private
and common open space, such common
open space shall be provided at a ratio
equal to 1.25 square feet for each one
square foot of private open space that is
not provided.
Residential open space (whether in
common or private areas) and accessible
open space above parking podiums up to
16 feet high shall count towards the
minimum open space requirement for the
development.
Private and/or common open spaces are
encouraged in all developments as part of
building modulation and articulation to
enhance building façade.
Private development should provide
accessible and usable common open
space for building occupants and/or the
general public.

Residential: Complies. The design
includes a mix of private and common
open space provided at a ratio equal to
1.25 square feet for each one square foot
of private open space that is not
provided. There is a total of 14 dwelling
units that have complying private open
space. For the 13 dwelling units that do
not have complying private open space,
a minimum of 1,300 SF of common open
space is required according to the mix of
private and common open space ratio.
The design provides 3,208 SF of
common open space north of the center
driveway. See Sheet A1.5.
Residential: Not applicable, as no podium
open space is proposed.

Residential: Complies. The design
includes private and common open
space as part of building modulation and
articulation.
Residential: Complies. The courtyard
provides accessible and usable common
open space for the residents (and the
public).
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E.3.6.05

Guideline

For residential developments, private
open space should be designed as an
extension of the indoor living area,
providing an area that is usable and has
some degree of privacy.

E.3.6.06

Guideline

E.3.6.07

Guideline

Landscaping in setback areas should
define and enhance pedestrian and open
space areas. It should provide visual
interest to streets and sidewalks,
particularly where building façades are
long.
Landscaping of private open spaces
should be attractive, durable and droughtresistant.

E.3.7 Parking, Service and Utilities
General Parking and Service Access
E.3.7.01
Guideline
The location, number and width of parking
and service entrances should be limited to
minimize breaks in building design,
sidewalk curb cuts and potential conflicts
with streetscape elements.

E.3.7.02

Guideline

In order to minimize curb cuts, shared
entrances for both retail and residential
use are encouraged. In shared entrance
conditions, secure access for residential
parking should be provided.

E.3.7.03

Guideline

E.3.7.04

Guideline

When feasible, service access and
loading docks should be located on
secondary streets or alleys and to the rear
of the building.
The size and pattern of loading dock
entrances and doors should be integrated
with the overall building design.

E.3.7.05

Guideline

E.3.7.06

Guideline

Loading docks should be screened from
public ways and adjacent properties to the
greatest extent possible. In particular,
buildings that directly adjoin residential
properties should limit the potential for
loading-related impacts, such as noise.
Where possible, loading docks should be
internal to the building envelope and
equipped with closable doors. For all
locations, loading areas should be kept
clean.
Surface parking should be visually
attractive, address security and safety
concerns, retain existing mature trees and
incorporate canopy trees for shade. See
Section D.5 for more compete guidelines
regarding landscaping in parking areas.

Residential: Complies. The ground floor
patio spaces will be enclosed by solid
railings to provide privacy for street level
units. Please see Drawing 2 on Sheet RA7.1. All decks/balconies are located off
of interior living areas, allowing for them
to function as connected spaces.
Commercial/Residential: Complies. The
landscaping in the setback areas have
been designed to help define building
entrances, and create interesting open
spaces with seasonal color and textural
plantings.
Commercial/Residential: Complies. The
landscape design utilizes native and
drought tolerant species to create
beautiful garden spaces that are durable
and reasonable to maintain.

Commercial/Residential: Complies. The
location, number and width of all parking
and service entrances align with the
existing sidewalk curb cuts and do not
conflict with streetscape elements. See
A1.2. In addition, two existing El Camino
Real curb cuts would be removed as part
of the project.
Commercial/Residential: Complies.
There are two garage entrances
proposed. One will be shared for both the
commercial and residential uses, and
one will provide access for the residential
uses. One curb cut is proposed on El
Camino Real and two on San Antonio
Street. See A1.2, C-A2.1 and C-A2.2.
Commercial/Residential: Complies.
Service access is located off of the
shared driveway along the northwest
property line. See A1.2.
Commercial/Residential: Complies.
Service entrances and doors are
integrated with the overall building
design.
Commercial/Residential: Not applicable.
No loading docks are included as part of
the Project.

Commercial: Complies. Surface parking
is limited and is visually attractive, well-lit
and shaded by canopy trees. Pedestrian
pathways connect surface parking to the
building entries. See L1.1 and A1.2.
Residential: Not applicable.
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Utilities
E.3.7.07

Guideline

E.3.7.08

Guideline

All utilities in conjunction with new
residential and commercial development
should be placed underground.
Above ground meters, boxes and other
utility equipment should be screened from
public view through use of landscaping or
by integrating into the overall building
design.

Commercial/Residential: Complies. All
new utilities are located underground.
Commercial/Residential: Complies. The
Project proposes to locate the
transformer on San Antonio Street below
grade. The transformer on El Camino
Real would be above ground and 8 feet
tall adjacent the building wall at the
southwest corner of the office building. A
6-foot tall metal picket fence on an 8-inch
concrete curb is shown for screening.
Backflow equipment is shown adjacent
the driveway entries at the northeast and
southwest building corners with the 6-foot
tall fence and signage at the southwest
site entry. Screening details are shown
on sheet L-7 and images on L-4.
Backflow equipment appears mostly
screened by the sign and landscape. The
transformer appears likely to be visible.
See L-3 for additional information.
Any other equipment that is located
above grade is screened from view with
landscaping.

Parking Garages
E.3.7.09
Standard
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E.3.7.10

Guideline

E.3.7.11

Guideline

E.3.7.12

Guideline
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To promote the use of bicycles, secure
bicycle parking shall be provided at the
street level of public parking garages.
Bicycle parking is also discussed in more
detail in Section F.5 “Bicycle Storage
Standards and Guidelines.”

Parking garages on downtown parking
plazas should avoid monolithic massing
by employing change in façade rhythm,
materials and/or color.
To minimize or eliminate their visibility and
impact from the street and other
significant public spaces, parking garages
should be underground, wrapped by other
uses (i.e. parking podium within a
development) and/or screened from view
through architectural and/or landscape
treatment.
Whether free-standing or incorporated into
overall building design, garage façades
should be designed with a modulated
system of vertical openings and pilasters,
with design attention to an overall building
façade that fits comfortably and
compatibly into the pattern, articulation,
scale and massing of surrounding building
character.

Commercial/Residential: Complies. No
public parking garages are included as
part of the Project. Bicycle racks are
provided at convenient locations along El
Camino Real and San Antonio to serve
visitors to the site. Four spaces are
provided at each location. See A1.2 for
short-term bike rack locations. Long-term
bike parking for residential uses is shown
on the first floor level enclosed. See RA2.1. Long-term parking for the office is
shown on level B1 on sheet C-A2.1B.
Commercial/Residential: Not applicable.
No above-ground parking garages are
included as part of the Project.
Commercial/Residential: Complies. The
parking garage included in the Project is
located underground.

Commercial/Residential: Not applicable.
No above-ground parking garages are
included as part of the Project.
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E.3.7.13

Guideline

Shared parking is encouraged where
feasible to minimize space needs, and it is
effectively codified through the plan’s offstreet parking standards and allowance
for shared parking studies.

E.3.7.14

Guideline

A parking garage roof should be
approached as a usable surface and an
opportunity for sustainable strategies,
such as installment of a green roof, solar
panels or other measures that minimize
the heat island effect.

E.3.8 Sustainable Practices
Overall Standards
E.3.8.01
Standard
Unless the Specific Plan area is explicitly
exempted, all citywide sustainability codes
or requirements shall apply.
Overall Guidelines
E.3.8.02
Guideline
Because green building standards are
constantly evolving, the requirements in
this section should be reviewed and
updated on a regular basis of at least
every two years.
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Commercial/Residential: Complies. The
Project includes dedicated parking for
Residential users, as well as parking for
Commercial users that is shared with
Residential users after business hours.
See C-A2.1 and C-A2.2. The shared
parking has been justified in a shared
parking study.
Commercial/Residential: Complies. The
parking garage is located underground.
The “roof” of the parking garage will be
landscaped and used as open space,
which will minimize the heat island effect.
See L1.1.

Commercial/Residential: Complies. The
Project will comply with all citywide
sustainability codes and requirements.
Commercial/Residential: Complies.
Applicant has acknowledged.

Menlo Park El Camino Real/Downtown Specific Plan
Standards and Guidelines: 1540 El Camino Real - Compliance Worksheet
Leadership in Energy and Environmental Design (LEED) Standards
E.3.8.03
Standard
Development shall achieve LEED
certification, at Silver level or higher, or a
LEED Silver equivalent standard for the
project types listed below. For LEED
certification, the applicable standards
include LEED New Construction; LEED
Core and Shell; LEED New Homes; LEED
Schools; and LEED Commercial Interiors.
Attainment shall be achieved through
LEED certification or through a Cityapproved outside auditor for those
projects pursing a LEED equivalent
standard. The requirements, process and
applicable fees for an outside auditor
program shall be established by the City
and shall be reviewed and updated on a
regular basis.
LEED certification or equivalent standard,
at a Silver lever or higher, shall be
required for:

Newly constructed residential
buildings of Group R (single-family,
duplex and multi-family);

Newly constructed commercial
buildings of Group B (occupancies
including among others office,
professional and service type
transactions) and Group M
(occupancies including among others
display or sale of merchandise such
as department stores, retail stores,
wholesale stores, markets and sales
rooms) that are 5,000 gross square
feet or more;

New first-time build-outs of
commercial interiors that are 20,000
gross square feet or more in buildings
of Group B and M occupancies; and

Major alterations that are 20,000
gross square feet or more in existing
buildings of Group B, M and R
occupancies, where interior finishes
are removed and significant upgrades
to structural and mechanical,
electrical and/or plumbing systems
are proposed.
All residential and/or mixed use
developments of sufficient size to require
LEED certification or equivalent standard
under the Specific Plan shall install one
dedicated electric vehicle/plug-in hybrid
electric vehicle recharging station for
every 20 residential parking spaces
provided. Per the Climate Action Plan the
complying applicant could receive
incentives, such as streamlined permit
processing, fee discounts, or design
templates.
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Commercial/Residential: Complies. The
Project will achieve LEED Silver
certification or a LEED Silver equivalent
standard. One dedicated electric
vehicle/plug-in hybrid recharging station
for every 20 residential parking spaces
will be provided. See C-A2.2A.

Menlo Park El Camino Real/Downtown Specific Plan
Standards and Guidelines: 1540 El Camino Real - Compliance Worksheet
Leadership in Energy and Environmental Design (LEED) Guidelines
E.3.8.04
Guideline
The development of larger projects allows
for more comprehensive sustainability
planning and design, such as efficiency in
water use, stormwater management,
renewable energy sources and carbon
reduction features. A larger development
project is defined as one with two or more
buildings on a lot one acre or larger in
size. Such development projects should
have sustainability requirements and GHG
reduction targets that address
neighborhood planning, in addition to the
sustainability requirements for individual
buildings (See Standard E.3.8.03 above).
These should include being certified or
equivalently verified at a LEED-ND
(neighborhood development), Silver level
or higher, and mandating a phased
reduction of GHG emissions over a period
of time as prescribed in the 2030
Challenge.
The sustainable guidelines listed below
are also relevant to the project area. They
relate to but do not replace LEED
certification or equivalent standard rating
requirements.
Building Design Guidelines
E.3.8.05
Guideline
Buildings should incorporate narrow floor
plates to allow natural light deeper into the
interior.

E.3.8.06

E.3.8.07
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Buildings should reduce use of daytime
artificial lighting through design elements,
such as bigger wall openings, light
shelves, clerestory lighting, skylights, and
translucent wall materials.

Buildings should allow for flexibility to
regulate the amount of direct sunlight into
the interiors. Louvered wall openings or
shading devices like bris soleils help
control solar gain and check overheating.
Bris soleils, which are permanent sunshading elements, extend from the sunfacing façade of a building, in the form of
horizontal or vertical projections
depending on sun orientation, to cut out
the sun’s direct rays, help protect windows
from excessive solar light and heat and
reduce glare within.

Commercial/Residential: Complies. The
Project will be certified or equivalently
verified at a LEED-ND Silver level, and
will mandate a phased reduction of GHG
emissions over a period of time.

Commercial: Complies. Each wing of the
Project is approximately 60 feet wide, so
building occupants are never farther than
30 feet from a window line. See
C-A2.3 – C-A2.5
Residential: Complies. Floors would have
9’ plate heights.
Commercial: Complies. The Project
includes large window openings to help
reduce the use of daytime artificial
lighting. See C-A3.2.
Residential: Complies. The residential
building includes large window openings.
Some units on Level 3 have clerestory
lighting.
Commercial: Complies. The Project
includes sunshade elements on the
Southeastern façade to help regulate the
amount of direct sunlight into the
interiors. See C-A3.2.
Residential: Complies. The residential
building includes sunshade elements on
the top floor.

Menlo Park El Camino Real/Downtown Specific Plan
Standards and Guidelines: 1540 El Camino Real - Compliance Worksheet
E.3.8.08

E.3.8.09

E.3.8.10

Guideline

Guideline

Where appropriate, buildings should
incorporate arcades, trellis and
appropriate tree planting to screen and
mitigate south and west sun exposure
during summer. This guideline would not
apply to downtown, the station area and
the west side of El Camino Real where
buildings have a narrower setback and
street trees provide shade.

Operable windows are encouraged in new
buildings for natural ventilation.

Guideline

To maximize use of solar energy,
buildings should consider integrating
photovoltaic panels on roofs.
E.3.8.11
Guideline
Inclusion of recycling centers in kitchen
facilities of commercial and residential
buildings shall be encouraged. The
minimum size of recycling centers in
commercial buildings should be 20 cubic
feet (48 inches wide x 30 inches deep x
24 inches high) to provide for garbage
and recyclable materials.
Stormwater and Wastewater Management Guidelines
E.3.8.12
Guideline
Buildings should incorporate intensive or
extensive green roofs in their design.
Green roofs harvest rain water that can be
recycled for plant irrigation or for some
domestic uses. Green roofs are also
effective in cutting-back on the cooling
load of the air-conditioning system of the
building and reducing the heat island
effect from the roof surface.
E.3.8.13
Guideline
Projects should use porous material on
driveways and parking lots to minimize
stormwater run-off from paved surfaces.
Landscaping Guidelines
E.3.8.14
Guideline
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Planting plans should support passive
heating and cooling of buildings and
outdoor spaces.

E.3.8.15

Guideline

Regional native and drought resistant
plant species are encouraged as planting
material.

E.3.8.16

Guideline

Provision of efficient irrigation system is
recommended, consistent with the City's
Municipal Code Chapter 12.44 "WaterEfficient Landscaping".
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Commercial: Complies. The Project
includes tree planting along the southern
elevation. See L1.1. See L-3 for shade
tree locations and selection at south and
west facades.
Residential: Complies. The residential
building includes trees along the
southern elevation. See L1.1. See L-3 for
shade tree locations and selection at
south and west facades.
Commercial: Complies. Operable
windows will not be used due to resultant
inefficiencies in the mechanical system.
See letter from Mechanical Engineer.
Residential: Complies. The residential
building will be designed with operable
windows.
Commercial/Residential: Complies.
Photovoltaic panels will be installed on
the roof of the commercial building.
Commercial/Residential: Complies. A
central trash/recycling enclosure will be
included as part of the Project. This is
located on the ground floor of the
Residential Building. See R-A2.1.

Commercial/Residential: The Project
includes a green roof on the ground level
above the subterranean parking garage.
See L-2

Commercial/Residential: Complies. The
area of parking lots and driveways have
been kept to a minimum in order to
minimize storm-water runoff. See L-2
Commercial/Residential: Complies.
Planting plans have been developed to
support passive heating and cooling of
the building and outdoor spaces. See L3, L-1.1.
Commercial/Residential: Regional native
and drought resistant plant species are
incorporated into the landscape design.
See L-3, L-1.1.
Commercial/Residential: Complies. An
efficient irrigation system consistent with
the City’s Municipal Code Chapter 12.44
will be provided, using point source
bubbler irrigation, drip irrigation, and
smart weather sensing controllers to
minimize water use.

Menlo Park El Camino Real/Downtown Specific Plan
Standards and Guidelines: 1540 El Camino Real - Compliance Worksheet
Lighting Standards
E.3.8.17
Standard

E.3.8.18

Standard

Lighting Guidelines
E.3.8.19
Guideline

Exterior lighting fixtures shall use fixtures
with low cut-off angles, appropriately
positioned, to minimize glare into dwelling
units and light pollution into the night sky.

Lighting in parking garages shall be
screened and controlled so as not to
disturb surrounding properties, but shall
ensure adequate public security.

Energy-efficient and color-balanced
outdoor lighting, at the lowest lighting
levels possible, are encouraged to provide
for safe pedestrian and auto circulation.
E.3.8.20
Guideline
Improvements should use ENERGY
STAR-qualified fixtures to reduce a
building’s energy consumption.
E.3.8.21
Guideline
Installation of high-efficiency lighting
systems with advanced lighting control,
including motion sensors tied to dimmable
lighting controls or lighting controlled by
timers set to turn off at the earliest
practicable hour, are recommended.
Green Building Material Guidelines
E.3.8.22
Guideline
The reuse and recycle of construction and
demolition materials is recommended.
The use of demolition materials as a base
course for a parking lot keeps materials
out of landfills and reduces costs.
E.3.8.23
Guideline
The use of products with identifiable
recycled content, including post-industrial
content with a preference for postconsumer content, are encouraged.
E.3.8.24
Guideline
Building materials, components, and
systems found locally or regionally should
be used, thereby saving energy and
resources in transportation.
E.3.8.25
Guideline
A design with adequate space to facilitate
recycling collection and to incorporate a
solid waste management program,
preventing waste generation, is
recommended.
E.3.8.26
Guideline
The use of material from renewable
sources is encouraged.
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Commercial/Residential: Complies.
Exterior light fixtures will use low cut-off
angles to minimize glare into dwelling
units and light pollution. LED wall washer
light fixtures shown on R-A7.2 for
residential building. LED bollard, area,
and recessed lights for office shown on
L-4. Lighting appears consistent with this
standard.
Commercial/Residential: Complies. The
parking garage is located below ground,
so no lighting will be visible to
surrounding properties.
Commercial/Residential: Complies.
Outdoor lighting will be energy-efficient
and will provide for safe pedestrian and
auto circulation.
Commercial/Residential: Tentatively
Complies. Energy Star-qualified fixture
will be considered.
Commercial/Residential: Tentatively
Complies. High-efficiency lighting
systems with advanced lighting controls
will be considered.

Commercial/Residential: Tentatively
Complies. The reuse and recycle of
construction and demolition materials will
be considered if feasible.
Commercial/Residential: Tentatively
Complies. The use of products with
identifiable recycled content will be
considered if feasible.
Commercial/Residential: Tentatively
Complies. Building materials,
components and systems found locally or
regionally will be used if feasible.
Commercial/Residential: Complies. The
trash and recycling room is adequately
sized to facilitate recycling collection and
a solid waste management program.
Commercial/Residential: Tentatively
complies. Use of materials from
renewable sources will be considered if
feasible.
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Introduction
Arborwell was contracted to prepare a tree protection plan (TPP) for the proposed
construction to occur at 1540 El Camino Real in Menlo Park, California. The property is
currently a commercial retail space that surrounded by parking lot that is being converted to
commercial office and residential buildings.
I was issued a Site Exhibit Plan on November 22, 2016, from TGP, Inc. TGP, Inc. requested
that I review the garage layout on the plan relative to the existing Redwood and Oak trees
to remain on site, and to confirm whether the space provided for the Redwood on El Camino
Real is adequate, and to determine how many spaces need to be removed to allow the Oak
trees to remain along San Antonio. In addition, I was asked to evaluate the garage layout
relative to the existing Pear trees in the parking islands on the adjacent property, and to
determine if whether the design impacts the trees to the point that they must be removed and
replaced.
The TPP is part of a planning submittal package for the review of the City of Menlo Park’s
Managing Arborist/Urban Forester. Included in this report is a Tree Inventory Map
indicating tree species (Exhibit 1), a Tree Protection Matrix with specific tree protection
measures for each assigned tree number (Exhibit 2), and images of tree proposed for
preservation (Exhibit 3).

Assignment & Scope
This report intends to describe the necessary steps for the installation of tree protection to
ensure the long-term viability of trees slated for preservation. It makes tree protection
recommendations under the guidelines provided by the City of Menlo Park’s Tree Protection
Specifications.
This TTP was prepared all trees, including Heritage Trees, three (3) inches or greater in
diameter at fifty-four (54) inches above grade located on, or within 10 feet of, the property.
The City of Menlo Park defines a Heritage Tree as:
1) Any tree having a trunk with a circumference of 47.1 inches (diameter of 15
inches) or more measured at 54 inches above natural grade.
2) Any oak tree native to California, with a circumference of 31.4 inches (diameter
of 10 inches) or more measured at 54 inches above natural grade.
3) Any tree or group of trees specifically designated by the City Council for
protection because of its historical significance, special character or community
benefit.
4) Any tree with more than one trunk measured at the point where the trunks divide,
with a circumference of 47.1 inches (diameter of 15 inches) or more, with the
2337 AMERICAN AVE, HAYWARD, CA 94545
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exception of trees that are less than twelve (12) feet in height, which are exempt
from the ordinance.
Trees were identified for removal or for preservation per the document issued by TGP, Inc.
Each tree slated for preservation was identified and specifications for the individual's
protection zone, in addition to general preservation guidelines, were provided in this
document.
Note that the recommendations in this report are based on visual inspection on the aboveground parts of the trees at the time of the site visit. No soil was removed for below-grade
inspection and no aerial inspection was performed. Health and structure of individuals to
be preserved was not collected, nor was any other information regarding specific individuals
other than species, tag number, and physical metrics. Information in this letter may warrant
further investigation as site conditions change over time.

Method
The specific tasks performed are as follows:








identify the location of trees on-site;
identify the species of individuals on-site;
record the diameter in inches of each tree at fifty-four (54) inches above
grade;
note any special precautions needed for tree preservation;
acquire site images of Heritage Trees;
recommend action and designate tree protection zones;
prepare a written report that presents findings and submit the report via email
as a PDF document;

Tree Count and Composition
During the site visit, a total of forty-eight (48) trees were quantified on or directly adjacent
to the property. Of the 48 observed individuals on or adjacent to the property, there were
thirteen (13) different species.

Five (5) of the 48 trees are located on neighboring properties: Trees 44, 45, 46, 47, & 48
Fourteen (14) of the 48 are heritage trees: Trees 1, 11, 13, 14, 15, 17, 26, 27, 30, 32, 45, 46,
47, & 48
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A total of seven (7) trees are recommended to be preserved: Trees 14, 15, 44, 45, 46, 47, &
48
Forty-one (41) trees are recommended for removal base on conflicts with the design: Trees
1, 2, 3, 4, 5, 6, 7, 8, 9, 10, 11, 12, 13, 16, 17, 18, 19, 20, 21, 22, 23, 24, 25, 26, 27, 28, 29,
30, 21, 32, 33, 34, 35, 36, 37, 38, 39, 40, 41, 42, 43

Tree Preservation
The following trees are proposed to be preserved throughout the project:


#14 & 15 – Tree Protection Fencing at the extent of the existing growing space
required. Expansion of the existing growing space at a minimum of twelve (12)
feet from the base of the trunk towards the existing building, and as a result moving
the garage wall away from the root zone, will be required in order to retain these
individuals (Coast Live Oaks do not tolerate root disturbance well), resulting in the
loss of seven (7) to eight (8) parking stalls. The suggested expansion is
approximately twelve (12) feet from the base of the trunk at the minimum. The
preferred distance is to the extent of the canopy perimeter, approximately twentyfive (25) feet from the base of the trunk.
Minor pruning on the two Oak trees to allow the tree canopies to clear the new
apartment building will be required. It is not likely that Tree 14 will be significantly
impacted, though Tree 15 would require some branch removal and crown
shaping. Trees #14 and 15 are recommended to have the canopy pruned for end
weight reduction and foliar end weight with no more than 25% of the total crown
removed as an acceptable way to mitigate clearance issues with the proposed
design.
The existing sidewalk should remain undisturbed and not moved towards the curb
so as not to disturb sensitive roots in the existing growing area.



#44-48 –Tree Protection 10 feet from the trunks. The trees are overlap the
property line. Trenching is not planned anywhere near dripline. The proposed
garage wall has been moved at least twelve (12) feet away from the base of the
trunks. After the tree protection fencing has been set and demolition of the existing
features has been perform, mulch under dripline to a depth of six (6) inches
minimum; Single application of growth regulator prior to construction; Irrigate
monthly per construction guidelines below.
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Tree Protection Measures
The objective of this section is to reduce the negative impacts of construction on trees to a
less than significant level. Trees vary in their ability to adapt to altered growing conditions,
while mature trees have established stable biological systems in the preexisting physical
environment. Disruption of this environment by construction activities interrupts the tree’s
physiological processes, causing depletion of energy reserves and a decline in vigor. This
sometime is exhibited as death. Typically, this reaction may develop several years or more
after disruption.
The tree protection regulations are intended to guide a construction project to insure that
appropriate practices will be implemented in the field to eliminate undesirable consequences
that may result from uninformed or careless acts, and preserve both trees and property
values.
The following a required to be implemented along with the TPP:
1.

The project arborist or contractor shall verify, in writing, that all
preconstruction conditions have been met (tree fencing, erosion control,
pruning, etc.)

2.

The demolition, grading and underground contractors, construction
superintendent and other pertinent personnel are required to meet with the
project arborist at the site prior to beginning work to review procedures, tree
protection measures and to establish haul routes, staging, areas, contacts,
watering, etc.

3.

Fenced enclosures shall be erected around trees to be protected to achieve
three primary goals:
a.

To keep the foliage crowns and branching structure of the trees to be
preserved clear from contact by equipment, materials and activities;

b.

Preserve roots intact and maintain proper soil conditions in a noncompacted state and;

c.

To identify the tree protection zone (TPZ) in which no soil
disturbance is permitted and activities are restricted.

2337 AMERICAN AVE, HAYWARD, CA 94545
1993 East Bayshore Road, Redwood City, CA 94063

G5

OFFICE: (888) 969-8733
Cell: (925) 518-2028
SOAKLEY@BORWELL.COM

Samuel Oakley
Hunter Properties
Tree Preservation Plan – 1540 El Camino Real

Tree Protection Zone (TPZ)
Each tree to be preserved shall have a designated TPZ identifying the area sufficiently large
enough to protect the tree and roots from disturbance. The recommended TPZ area can be
determined by the canopy footprint, unless noted in nthe following table. The TPZ shall be
shown on all site plans for the project. Improvements or activities such as paving, utility
and irrigation trenching and other ancillary activities shall occur outside the TPZ, unless
authorized by the project arborist. Unless otherwise specified, the protective fencing shall
serve as the TPZ boundaries.
Table 1: specific tree protection dimensions for each on- and off-site Heritage Tree to be preserved, taking into account
existing conditions and proposed improvements that prevent the TPZ from being a circle or dripline shape.

Tag #

Species

Distance of TPZ
from trunk
extending onto the
property (feet)

14

Quercus agrifolia

12 feet in all
directions

15

Quercus agrifolia

12 feet in all
directions

45

Pyrus calleryana

10 from base of
trunk

46

Pyrus calleryana

10 from base of
trunk

47

Pyrus calleryana

10 from base of
trunk

48

Pyrus calleryana

10 from base of
trunk

Activities prohibited within the TPZ include:
•

Storage or parking vehicles, building materials, refuse, excavated spoils or
dumping of poisonous materials on or around trees and roots. Poisonous
materials include, but are not limited to, paint, petroleum products, concrete
or stucco mix, dirty water or any other material which may be deleterious to
tree health.

•

The use of tree trunks as a winch support, anchorage, as a temporary power
pole, sign posts or other similar function.
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•

Cutting of tree roots by utility trenching, foundation digging, placement of
curbs and trenches and other miscellaneous excavation without prior
approval of the project arborist.

•

Soil disturbance or grade/drainage changes

Activities permitted or required within the TPZ include:
•

Mulching: During construction, wood chips shall be spread within the TPZ
to a six (6) inch depth, leaving the trunk clear of mulch to help inadvertent
compaction and moisture loss from occurring. The mulch may be removed
if improvements or other landscaping is required. Mulch material shall be two
(2) inch unpainted, untreated wood chip mulch or approved equal.

•

Root Buffer: When areas under the tree canopy cannot be fenced, a temporary
buffer is required and shall cover the root zone and remain in place at the
specified thickness until final grading stage.

•

Irrigation, aeration, fertilizing or other beneficial practices that have been
specifically approved for use within the TPZ.

•

For Trees 14 and 15, there is a proposed post & pier foundations for a deck
as well as a new sidewalk within the 12 foot TPZ. Although there is allowed
construction occurring within the TPZ, this area is considered a Special
Treatment Zone. Fencing is to remain to protect the trees until the site work
installation begins. Mulching, root buffer, irrigation, and any special
treatment recommended by the Project Arborist are to be implemented. The
existing sidewalk is to remain; however, the new sidewalk with be reinforced
with rebar and installed with no more than a 4 inch cut to the surface.

Size & Type of Fence
All trees to be preserved shall be protected with five or six (5-6) foot high chain link fences.
Fences are to be mounted on two inch diameter galvanized iron posts, driven into the ground
to a depth of at least two (2) feet at no more than ten (10) foot spacing. This detail shall
appear on grading, demolition and improvement plans.
Duration of Tree Protection Fencing
Tree fencing shall be erected prior to demolition, grading or construction and remain in place
until final inspection.
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“Warning” Signage
A warning sign a minimum of 8.5x11-inches shall be prominently displayed on each fence.
The sign shall clearly state:
WARNING - Tree Protection Zone - This fence shall not be removed and is subject to a penalty.

Tree protection fencing, if required to be moved, has to be moved under the direction of the
project arborist. All tree protection zones need to be clear of debris and construction
materials, and cleared of weeds regardless if fencing is present or not. A general rule is that
the tree protection zone is to be at the dripline of the tree if fencing is not present. Tree
protection fencing needs to be restored to its proper dimensions immediately following
activity that resulted in the removal of tree protection fencing.

Pruning, Surgery, and Removal
Prior to construction, trees may require that branches be pruned clear from structures,
activities, building encroachment or may need to be strengthened by means of mechanical
support (cabling) or surgery. Such pruning, surgery or the removal of trees shall adhere to
the following standards:
1. Pruning limitations:

•

Minimum Pruning: If the project arborist recommends that trees be pruned,
and the type of pruning is left unspecified, the standard pruning shall consist
of ‘crown cleaning’ as defined by ISA Pruning Guidelines. Trees shall be
pruned to reduce hazards and develop a strong, safe framework.

•

Maximum Pruning: Maximum pruning should only occur in the rarest
situation approved by the project arborist. No more than one-fourth (1/4) of
the functioning leaf and stem area may be removed within one (1) calendar
year of any tree, or removal of foliage so as to cause the unbalancing of the
tree. It must be recognized that trees are individual in form and structure, and
that pruning needs may not always fit strict rules. The project arborist shall
assume all responsibility for special pruning practices that vary from the
standards outlined in this TPP.

•

Tree Workers: Pruning shall not be attempted by construction or contractor
personnel, but shall be performed by a qualified tree care specialist or
certified tree worker.
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2. Pruning limitations:

•

Tree Workers: Removals shall not be attempted by construction or contractor
personnel, but shall be performed by a qualified tree care specialist or
certified tree worker.

Activities During Construction & Demolition Near Trees
Soil disturbance or other injurious and detrimental activity within the TPZ is prohibited
unless approved by the project arborist. If an injurious event inadvertently occurs, or soil
disturbance has been specifically conditioned for project approval, then the following
mitigation is required:


Soil Compaction: If compaction of the soil occurs, it shall be mitigated as
outlined in Soil Compaction Damage, and/or Soil Improvement.

•

Grading Limitations within the Tree Protection Zone:
o Grade changes outside of the TPZ shall not significantly alter drainage to the
tree.
o Grade changes within the TPZ are not permitted.
o Grade changes under specifically approved circumstances shall not allow
more than six (6) inches of fill soil added or allow more than four (4) inches
of existing soil to be removed from natural grade unless mitigated.
Trenching, Excavation and Equipment Use

Demolition of existing structures, hardscape, utilities, etc. within the TPZ of Trees 14 and
15, and off-site Trees 44 through 48, will need to be performed by hand and under the
direction of the Project Arborist. This should be noted on the Tree Disposition Plan and
Demolition Plans.
Garage excavation will occur within the driplines of Trees 14 and 15. The interface between
the TPZ and non-TPZ should be excavated by hand or under the direct supervision of the
Project Aborist. Any roots encountered are to be severed cleanly using guidelines in the
following section.
Excavation or boring activity within the TPZ is restricted to the following activities,
conditions and requirements if approved by the project arborist:
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Notification. Contractor shall notify the project arborist a minimum of
twenty-four (24) hours in advance of the activity in the TPZ.



Root Severance. Roots that are encountered shall be cut to sound wood and
repaired. Roots two (2) inches and greater must remain injury free.



Excavation. Any approved excavation, demolition or extraction of material
shall be performed with equipment sitting outside the TPZ. Methods
permitted are by hand digging, hydraulic or pneumatic air excavation
technology. Avoid excavation within the TPZ during hot, dry weather.
a. If excavation or trenching for drainage, utilities, irrigation lines, etc.,
it is the duty of the contractor to tunnel under any roots two (2) inches in
diameter and greater.
b. Prior to excavation for foundation/footings/walls, grading or
trenching within the TPZ, roots shall first be severed cleanly one (1) foot
outside the TPZ and to the depth of the future excavation. The trench
must then be hand dug and roots pruned with a saw, sawzall, narrow
trencher with sharp blades or other approved root pruning equipment.



Heavy Equipment. Use of backhoes, steel tread tractors or any heavy vehicles
within the TPZ is prohibited
Root Severance

Cutting and removal of roots smaller than two (2) inches in diameter shall be done by chain
saw or hand saw to provide a flat and smooth cut and cause the least damage possible to the
root and tree's health. Cutting roots by means of tractor-type equipment or other than chain
saws and hand saws is prohibited.
Proper pruning technique shall encourage callusing of the roots. Root cutting and removal
shall not exceed thirty-five (35) percent of total root surface.
The Contractor shall remove any wood chips or debris that may be left over from root
removal that may affect the construction of improvements as directed by the City Engineer.
If any roots over two (2) inches in diameter are severed during any excavation, the following
procedure shall be followed:
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1.

The roots shall be shaded by immediately covering the entire trench with
plywood, or by covering the sides of the trench with burlap sheeting that is
kept moist by watering twice per day.

2.

When ready to backfill, each root shall be severed cleanly with a handsaw.
Where practical, they should be cut back to a side root. Immediately, a plastic
bag shall be placed over the fresh cut, and secured with a rubber band or
electrical tape. Shading should immediately be placed until backfilling
occurs.

3.

Plastic bags shall be removed prior to backfilling.

4.

Backfill shall be clean, native material free of debris, gravel or wood chips.

If roots three (3) inches in diameter, or larger, are encountered during excavation, Contractor
shall contact the Public Works Construction Section and the City Parks Division
immediately and request a field inspection by the Engineer and the City Tree Supervisor, or
their designated representatives, and obtain instruction as to how the roots should be treated.
No roots three (3) inches in diameter, or larger, shall be cut and removed without prior
approval from the City Engineer and the City Tree Supervisor, or their designated
representatives. Failure to notify the Public Works Department or the Parks Division for root
inspection will result in the Contractor paying for damages and/or replacing the damaged
tree as determined by the Engineer.
Irrigation Program
Irrigate to wet the soil within the TPZ to a depth of twenty-four to thirty (24-30) inches at
least once a month, preferably twice a month. Ten (10) gallons per inch DBH is usually a
sufficient amount but the depth requirement may require more water. Begin irrigating
immediately prior to any construction activity. Alternatively, sub-surface irrigation may be
used at regular specified intervals by injecting on approximate three (3) foot centers, ten (10)
gallons of water per inch trunk diameter within the TPZ. Duration shall be until project
completion plus monthly until seasonal rainfall totals at least eight (8) inches of rain, unless
specified otherwise by the project arborist.

Damage to Trees - Reporting
Any damage or injury to trees shall be reported within six (6) hours to the project arborist
and job superintendent or City Arborist so that mitigation can take place. All mechanical or
chemical injury to branches, trunk or to roots over two (2) inches in diameter shall be
reported in the monthly inspection report. In the event of injury, the following mitigation
and damage control measures shall apply:
2337 AMERICAN AVE, HAYWARD, CA 94545
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Root injury: If trenches are cut and tree roots two (2) inches or larger are
encountered they must be cleanly cut back to a sound wood lateral root. The
end of the root shall be covered with either a plastic bag and secured with
tape or rubber band, or be coated with latex paint. All exposed root areas
within the TPZ shall be backfilled or covered within one (1) hour. Exposed
roots may be kept from drying out by temporarily covering the roots and
draping layered burlap or carpeting over the upper three (3) feet of trench
walls. The materials must be kept wet until backfilled to reduce evaporation
from the trench walls.



Bark or trunk wounding: Current bark tracing and treatment methods shall be
performed by a qualified tree care specialist within two (2) days.



Scaffold branch or leaf canopy injury: Remove broken or torn branches back
to an appropriate branch capable of resuming terminal growth within five (5)
days. If leaves are heat scorched from equipment exhaust pipes, consult the
project arborist within six (6) hours.

Any damage any tree’s canopy will need to be restoratively pruned effective immediately
after the damage occurs and no later than 48 hours after the damage occurs.

Inspection Schedule
The project arborist retained by the applicant shall conduct the following required
inspections of the construction site:


Inspections shall verify that the type of tree protection and/or plantings re
consistent with the standards outlined within this TPP. For each required
inspection or meeting, a written summary of the changing tree related
conditions, actions taken, and condition of trees shall be provided to the
contactor.
o

Inspection of Protective Tree Fencing.

o

Pre-Construction Meeting. Prior to commencement of construction,
the contractor shall conduct a pre-construction meeting to discuss tree
protection with the job site superintendent, grading equipment
operators, and the project arborist.

o

Inspection of Rough Grading. The project arborist shall perform an
inspection during the course of rough grading adjacent to the TPZ to
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ensure trees will not be injured by compaction, cut or fill, drainage
and trenching, and if required, inspect aeration systems, tree wells,
drains and special paving. The contractor shall provide the project
arborist at least forty-eight (48) hours advance notice of such activity.
o

Monthly Inspections. The project arborist shall perform monthly
inspections to monitor changing conditions and tree health. The City
Arborist shall be in receipt of an inspection summary during the first
week of each calendar month or, immediately if there are any changes
to the approved plans or protection measures.

o

Any special activity within the Tree Protection Zone. Work in this
area (TPZ) requires the direct on-site supervision of the project
arborist.

Conclusion
It is the nature of trees exposed to construction that some do not survive, and mortality cannot
be predicted. In the event that due care is exercised, all of the trees on the project proposed
to be retained are expected to remain healthy and alive.
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Assumptions and Limiting Conditions
While trees vary in their tolerance to changed conditions, disruption in any form of the
environment to which the trees have grown accustomed may result in adverse reaction.
Human activity among and near trees is inherently contrary to tree welfare and there are
inherent risks associated.
The following are limitations to this report:











All information presented herein covers only the trees examined at the area
of inspection, and reflects the conditions observed of said trees at the time of
inspection.
Observations were performed visually without probing, dissecting,
coring, or excavation, unless noted above, and in no way shall the
observer be held responsible for any defects that could have only been
discovered by performing said services in specific area(s) where a defect was
located.
No guarantee or warranty is made, expressed or implied, that defects of the
trees inspected may not arise in the future.
No assurance can be offered that if the recommendations and
precautionary measures are accepted and followed, that the desired results
may be attained.
No responsibility is assumed for the methods used by any person or company
executing the recommendations provided in this report.
The information provided herein represents an opinion, and in no way is the
reporting of a specified finding, conclusion, or value based on the retainer.
This report is proprietary to Arborwell, and may not be reproduced in whole
or part without written consent. This report has been prepared exclusively
for use of the parties to which it has been submitted.
Should any part of this report be altered, damaged, corrupted, or lost the
entire evaluation shall be invalid.
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Exhibit 3 – Figures

Figure 1: an image of Tree 14 & 15’s growing space (top image). These trees are growing in a narrow grow space but
there roots extend beyond the grow space into the sidewalk planting strip and beneath the hardscape behind the trees.
Tree Protection Zone for these tree will need to be expanded (dashed line in bottom image), from the base of the trunk,
towards the existing building minimum of twelve (12) feet in order for the trees to survive and be stable. The existing
sidewalk should remain undisturbed and not moved towards the curb so as not to disturb sensitive roots in the existing
growing area.
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1993 East Bayshore Road, Redwood City, CA 94063

G15

OFFICE: (888) 969-8733
Cell: (925) 518-2028
SOAKLEY@BORWELL.COM

Samuel Oakley
Hunter Properties
Tree Preservation Plan – 1540 El Camino Real

Figure 2: an image of Tree 44 & 45’s growing space. These trees are growing in a narrow grow space but there roots
extend beyond the grow space into the parking lot. Tree Protection Zone for these tree will need to be expanded from the
base of the trunk towards the existing building ten (10) feet in order for the trees to survive, resulting in a modification of
the existing garage design. .
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Figure 3: an image of Tree 46 & 47’s growing space. These trees are growing in a narrow grow space but there roots
extend beyond the grow space into the parking lot. Tree Protection Zone for these tree will need to be expanded from the
base of the trunk towards the existing building ten (10) feet in order for the trees to survive, resulting in a modification of
the existing garage design.
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Figure 4: an image of Tree 48’s growing space. This trees is growing in a narrow grow space but there roots extend
beyond the grow space into the parking lot. Tree Protection Zone for these tree will need to be expanded from the base
of the trunk towards the existing building ten (10) feet in order for the trees to survive, resulting in a modification of the
existing garage design.
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Exhibit 2 - Tree Protection Matrix
1540 El Camino Real, Menlo Park
~ denotes diameter measurement was approximated due to inaccessibility
@ denotes tree with more than one trunk measured at the point where the trunks divide
Tag #

Common Name

Species

Diameter
(inches)

Heritage?

Action

1

Coast Redwood

Sequoia sempervirens

37

Yes

Remove Base On Falling Within The Footprint Of
Proposed Garage Wall

2

Brazilian Pepper

Schinus terebinthifolius

6

No

Remove Base On Falling Within The Footprint Of
Proposed Garage Wall

3

Brazilian Pepper

Schinus terebinthifolius

10

No

Remove Base On Falling Within The Footprint Of
Proposed Garage Wall

4

Brazilian Pepper

Schinus terebinthifolius

9

No

Remove Base On Falling Within The Footprint Of
Proposed Garage Wall

5

Brazilian Pepper

Schinus terebinthifolius

11

No

Remove Base On Falling Within The Footprint Of
Proposed Garage Wall

6

Flowering Plum

Prunus x blireana

7@

No

Remove Base On Falling Within The Footprint Of
Proposed Garage Wall

7

Flowering Plum

Prunus x blireana

9@

No

Remove Base On Falling Within The Footprint Of
Proposed Garage Wall

8

Flowering Plum

Prunus x blireana

8.5@

No

Remove Base On Falling Within The Footprint Of
Proposed Garage Wall

9

Flowering Plum

Prunus x blireana

6.5@

No

Remove Base On Falling Within The Footprint Of
Proposed Garage Wall

10

Flowering Plum

Prunus x blireana

10@

No

Remove Base On Falling Within The Footprint Of
Proposed Garage Wall

11

Southern Magnolia

Magnolia grandiflora

16

Yes

Remove Base On Falling Within The Footprint Of
Proposed Garage Wall

12

Ornamental Pear

Pyrus calleryana

12

No

Remove Base On Falling Within The Footprint Of
Proposed Garage Wall

13

Glossy Privet

Ligustrum lucidum

20@

Yes

Remove Base On Falling Within The Footprint Of
Proposed Garage Wall

14

Coast Live Oak

Quercus agrifolia

31

Yes

Preserve

15

Coast Live Oak

Quercus agrifolia

~28

Yes

Preserve
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Tag #

Common Name

Species

Diameter
(inches)

Heritage?

Action

16

Southern Magnolia

Magnolia grandiflora

14

No

Remove Base On Falling Within The Footprint Of
Proposed Garage Wall

17

Southern Magnolia

Magnolia grandiflora

~18

Yes

Remove Base On Falling Within The Footprint Of
Proposed Garage Wall

18

Oleander

Nerium oleander

13

No

Remove Base On Falling Within The Footprint Of
Proposed Garage Wall

19

Glossy Privet

Ligustrum lucidum

~6.5@

No

Remove Base On Falling Within The Footprint Of
Proposed Garage Wall

20

Oleander

Nerium oleander

5

No

Remove Base On Falling Within The Footprint Of
Proposed Garage Wall

21

Oleander

Nerium oleander

6

No

Remove Base On Falling Within The Footprint Of
Proposed Garage Wall

22

Hollywood Juniper

Juniperus chinensis

8@

No

Remove Base On Falling Within The Footprint Of
Proposed Garage Wall

23

Citrus

Citrus ssp.

11@

No

Remove Base On Falling Within The Footprint Of
Proposed Garage Wall

24

Silk Tree

Alibiza julibrissin

8

No

Remove Base On Falling Within The Footprint Of
Proposed Garage Wall

25

Southern Magnolia

Magnolia grandiflora

5

No

Remove Base On Falling Within The Footprint Of
Proposed Garage Wall

26

Italian Cypress

Cupressus sempervirens

18@

Yes

Remove Base On Falling Within The Footprint Of
Proposed Garage Wall

27

Italian Cypress

Cupressus sempervirens

18@

Yes

Remove Base On Falling Within The Footprint Of
Proposed Garage Wall

28

Southern Magnolia

Magnolia grandiflora

10

No

Remove Base On Falling Within The Footprint Of
Proposed Garage Wall

29

Southern Magnolia

Magnolia grandiflora

6

No

Remove Base On Falling Within The Footprint Of
Proposed Garage Wall

30

Southern Magnolia

Magnolia grandiflora

22

Yes

Remove Base On Falling Within The Footprint Of
Proposed Garage Wall

31

Southern Magnolia

Magnolia grandiflora

7

No

Remove Base On Falling Within The Footprint Of
Proposed Garage Wall

32

Southern Magnolia

Magnolia grandiflora

17

Yes

Remove Base On Falling Within The Footprint Of
Proposed Garage Wall
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Tag #

Common Name

Species

Diameter
(inches)

Heritage?

Action

33

Glossy Privet

Ligustrum lucidum

8

No

Remove Base On Falling Within The Footprint Of
Proposed Garage Wall

34

Glossy Privet

Ligustrum lucidum

14.5@

No

Remove Base On Falling Within The Footprint Of
Proposed Garage Wall

35

Glossy Privet

Ligustrum lucidum

10

No

Remove Base On Falling Within The Footprint Of
Proposed Garage Wall

36

Glossy Privet

Ligustrum lucidum

5

No

Remove Base On Falling Within The Footprint Of
Proposed Garage Wall

37

Glossy Privet

Ligustrum lucidum

3

No

Remove Base On Falling Within The Footprint Of
Proposed Garage Wall

38

Glossy Privet

Ligustrum lucidum

4

No

Remove Base On Falling Within The Footprint Of
Proposed Garage Wall

39

Glossy Privet

Ligustrum lucidum

5

No

Remove Base On Falling Within The Footprint Of
Proposed Garage Wall

40

Glossy Privet

Ligustrum lucidum

6

No

Remove Base On Falling Within The Footprint Of
Proposed Garage Wall

41

Glossy Privet

Ligustrum lucidum

6

No

Remove Base On Falling Within The Footprint Of
Proposed Garage Wall

42

Glossy Privet

Ligustrum lucidum

4

No

Remove Base On Falling Within The Footprint Of
Proposed Garage Wall

43

Hollyleaf Cherry

Prunus ilicifolia

~12@

No

Remove Base On Falling Within The Footprint Of
Proposed Garage Wall

44

Ornamental Pear

Pyrus calleryana

13

No

Preserve

45

Ornamental Pear

Pyrus calleryana

15

Yes

Preserve

46

Ornamental Pear

Pyrus calleryana

17

Yes

Preserve

47

Ornamental Pear

Pyrus calleryana

17

Yes

Preserve

48

Ornamental Pear

Pyrus calleryana

24

Yes

Preserve
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Figure 5: the proposed TPZ fencing for the Pears on the adjacent property, shown with a dashed line. The TPZ garage
is at least ten (10) feet from the base of the trunks.
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ATTACHMENT H

Housing Commission
REGULAR MEETING MINUTES
Date:
12/13/2017
Time:
2:00 p.m.
Arrillaga Family Recreation Center – Cypress Room
700 Alma St., Menlo Park, CA 94025

A.

Chair Tate called the meeting to order at 6:37 p.m.

B.

Roll Call
Present:
Absent:
Staff:

C.

Michele Tate (Chair), Meg McGraw-Scherer (Vice Chair), Sally Cadigan,
Nevada Merriman, Camille Kennedy and Karen Grove
Julianna Dodick
Meghan Revolinsky, Management Analyst II

Public Comment
There was no public comment received.

D.

Regular Business

D1.

Approve minutes for the Housing Commission meeting of November 08, 2017
ACTION: Motion and second (Cadigan/Grove) to approve the November 8, 2017, Housing
Commission meeting minutes with changes, passed (6-0-1; Dodick absent).

D2.

Recommendation of a Below Market Rate Agreement with Hunter-Storm Properties for 1540 El
Camino Real
Associate Planner Kaitlin Meador provided a project overview and Deke Hunter of Hunter Properties
answered commissioner questions.
ACTION: Motion and second (Tate/Kennedy) to recommend approval, contingent upon applicant
providing additional information to the Housing Commission on his BMR rental rates before the item
goes to the Planning Commission, of a below market rate housing agreement term sheet with
Hunter-Storm Properties for 1540 El Camino Real with 1) strong consideration to have the city
purchase the remaining .6 unit or use the fee to buy down rent costs within the moderate income
range and 2) strong consideration to have the BMR unit mix proportionate to the development’s unit
mix. The motion passed (6-0-1; Dodick absent).

E.

Reports and Announcements

E1.

Hello Housing quarterly update
Sarah Shimmin, Senior Program Manager with Hello Housing, provided the update.
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E2.

Subcommittee reports
NOFA subcommittee members McGraw-Scherer and Cadigan provided no report.
Nexus subcommittee members Merriman and Grove reported they met with staff and staff will be
updating a table with fees from other cities. They plan to bring forward a proposal to the committee
early next year.
BMR Guidelines subcommittee members Kennedy, Dodick and Grove reported they have continued
meeting, have met with key stakeholders and plan to meet with staff for next steps.
Housing Policy subcommittee members Merriman, Kennedy and Tate provided no report.

E3.

Oral report on Waverly Street properties
Staff Revolinsky provided the update.

E4.

Update from MidPen Housing on the 1238 Willow Road and 355 Pierce Road community meeting
Nesreen Kawar, Senior Project Manager of MidPen Housing, provided the update.

E5.

Commissioner reports
There were no commissioner reports.

E6.

Staff updates and announcements
Staff Revolinsky provided an update on the Transportation Master Plan Oversight and Outreach
Committee.

F.

Adjournment
Chair Tate adjourned the meeting at 9:24 p.m.
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ATTACHMENT J
AFFORDABLE HOUSING AGREEMENT
AND
DECLARATION OF RESTRICTIVE COVENANTS
1540 EL CAMINO REAL PROJECT
THIS AFFORDABLE HOUSING AGREEMENT AND DECLARATION OF
RESTRICTIVE COVENANTS (“Agreement”) is entered into as of __________________,
2018, by and between the CITY OF MENLO PARK, a California municipal corporation
(“City”), and HUNTER STORM LLC, a California corporation (“Owner”) with reference to the
following facts:
RECITALS
A.
Owner is the owner of those certain parcels of real property having current
addresses at 1540 El Camino Real in the City of Menlo Park, California (“Property”), as more
particularly described in Exhibit A attached hereto.
B.
Pursuant to City Municipal Code Chapter 16.96, the City's BMR Housing
Ordinance ("BMR Ordinance"), and the City’s Below Market Rate Housing Program Guidelines
("Guidelines") attached hereto as Exhibit B, Owner is required to enter into this Agreement for the
benefit of the City to ensure compliance with the City's BMR Ordinance and the Guidelines, which
is a prerequisite to obtaining final development approvals and "Final Inspection" of the units from
the Building Division.
C.
Owner intends to demolish all existing structures on the Property and to construct
the Project on the Property, as defined in the Development Agreement (the “Project”). All
capitalized terms not otherwise defined in this Agreement have the meaning ascribed to them in
the Development Agreement.
D.
This Agreement provides that the Project shall include an in lieu fee of $135,345.59
and five (5) units to be occupied exclusively by, and rented to, qualified Low Income Households,
as defined below (the “Low Income Units”). This Agreement further ensures that the Project will
comply with the City’s Municipal Code Chapter 16.96 and the City’s BMR Housing Program
Guidelines as adopted by the City Council of Menlo Park, and amended from time to time and, as
in effect as of the date of this Agreement, attached hereto as Exhibit B (“Guidelines”).
NOW, THEREFORE, the Parties hereto agree as follows. The recitals are incorporated
into this Agreement by this reference.
100.

CONSTRUCTION OF THE IMPROVEMENTS.
101. Construction of the Property. To the extent provided in the Development
Agreement, the Owner agrees to construct the Project in accordance with the City
-1-
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Municipal Code, the Development Agreement, the Guidelines, and all other applicable
state and local building codes, development standards, ordinances and zoning codes. No
portion of any residential building may be approved for occupancy unless the percentage
of Low Income Units approved for occupancy in that portion of the building is equivalent
to, or greater than, the percentage of Low Income Units in the entire building (e.g., if 11
percent of the units in the entire building will be Low Income Units, then at least 11 percent
of the units approved for occupancy must be Low Income Units).
102. Additional Fees and Payments. In addition to providing five (5) Low
Income Units on the Property, Owner shall pay the in lieu fee as provided for in the
Guidelines. The applicable in lieu fee is that which is in effect on the date the payment is
made. The applicable fee for the Project will be based upon the amount of square footage
at the time of payment. The estimated in lieu fee is $135,345.59. The Owner shall pay the
in lieu fee before the City issues a building permit for the Project. The in lieu fee may be
paid at any time after approval of this Agreement by the Planning Commission. If for any
reason, a building permit is not issued within a reasonable time after Applicant’s payment
of the in lieu fee, upon request by Owner, City shall promptly refund the in lieu fee, without
interest, in which case the building permit shall not be issued until payment of the in lieu
fee is again made at the rate applicable at the time of payment.
103. City and Other Governmental Permits. Before commencement of the
Project, the Owner shall secure or cause its contractor to secure any and all permits which
may be required by the City or any other governmental agency affected by such
construction, including without limitation building permits. The Owner shall pay all
necessary fees and timely submit to the City final drawings with final corrections to obtain
such permits; the staff of the City will, without incurring liability or expense therefor,
process applications in the ordinary course of business for the issuance of building permits
and certificates of occupancy for construction that meets the requirements of the City Code,
and all other applicable laws and regulations.
104. Compliance with Laws. The Owner shall carry out the acquisition, design,
construction and operation of the Project in conformity with all applicable laws, including
all applicable state labor standards, City zoning and development standards, building,
plumbing, mechanical and electrical codes, and all other provisions of the City Municipal
Code. The Owner shall also ensure that the Project is constructed and operated in
compliance with all applicable disabled and handicapped access requirements, including
without limitation the Americans With Disabilities Act, 42 U.S.C. Section 12101, et seq.,
Government Code Section 4450, et seq., Government Code Section 11135, et seq., and the
Unruh Civil Rights Act, Civil Code Section 51, et seq.
200.

OPERATION OF HOUSING
201. (a)
Provision of Low Income Units. The Low Income Units shall be
four, one-bedroom units and one, two-bedroom unit, shall be of a quality comparable to all
of the other rental units in the Project, and shall be equitably distributed throughout the
Project’s residential buildings. Prior to occupancy of the first residential unit in the Project,
the Owner shall notify the City and the City shall approve of the locations of the Low
-2-
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Income Units within the residential building. The location of the individual Low Income
Units may float to account for the Next Available Unit Requirement set forth below and as
otherwise necessary for the smooth and professional maintenance of the Project, provided
that the location of Low Income Units shall remain equitably distributed throughout the
Project’s residential buildings. Rental of each Low Income Unit shall include the right to
use parking in the below-grade parking garage.
201. (b)
Low Income Units. As described in Recital C above, the Owner
agrees to make available, restrict occupancy, and lease not less than five (5) of the rental
units on the Property exclusively to Low Income Households at Affordable Low Income
Rent, as defined below. For purposes of this Agreement, “Low Income Households” shall
mean those households with incomes that do not exceed the low income limits for San
Mateo County, adjusted for household size, as set forth in the Guidelines, and as established
and amended from time to time in accordance with the low income limits for San Mateo
County established by the State of California in the California Code of Regulations, Title
25, Section 6932 or successor provision (“Low Income Limits”). A qualified Low Income
Household shall continue to qualify unless at the time of recertification, for two
consecutive years, the household’s income exceeds the Low Income Limits, then the tenant
shall not longer be qualified. Upon the Owner’s determination that any such household is
no longer so qualified, the unit shall no longer be deemed a Low Income Unit, and the
Owner shall make the next available unit, which is comparable in terms of size, features
and number of bedrooms, a Low Income Unit (“Next Available Unit Requirement”) and
take such other actions, including as specified in Section 11.1.7 of the Guidelines, as may
be necessary to ensure that the total required number of units are rented to Low Income
Households. The Owner shall notify the City annually if Owner substitutes a different unit
for one of the designated Low Income Units pursuant to this paragraph.
201. (c)
Income Certification. On or before July 1 of each year,
commencing with the calendar year that the first unit in the Project is rented to a tenant,
and annually thereafter, the Owner shall obtain from each household occupying a Low
Income Unit and submit to the City a completed income computation and certification
form, which shall certify that the income of the household is truthfully set forth in the
income certification form, in the form attached hereto as Exhibit C unless a different form
is specified by the City or proposed by Owner and approved by the City’s Director of
Community Development (“Director”). The Owner shall certify that each household
leasing a Low Income Unit meets the income and eligibility restrictions for the Low
Income Unit.
202. (a)
Affordable Rent, Low Income. The maximum Monthly Rent
chargeable for the Low Income Units and actually paid by a Low Income Household shall
be thirty percent (30%) of the Low Income Limits, adjusted for assumed household size of
two persons in a one-bedroom Low Income Unit (the “Affordable Low Income Rent”).
202. (b)
Monthly Rent. For purposes of this Agreement, “Monthly Rent”
means the total of monthly payments actually made by the household for (a) use and
occupancy of each Low Income Unit and land and facilities associated therewith, (b) any
separately charged fees or service charges mandatorily assessed by the Owner which are
-3-
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required of all tenants, other than security deposits, (c) a reasonable allowance for an
adequate level of service of utilities not included in (a) or (b) above, and which are not paid
directly by the Owner, including garbage collection, sewer, water, electricity, gas and other
heating, cooking and refrigeration fuels, but not including telephone service, cable, and
internet service, and (d) possessory interest, taxes or other fees or charges assessed for use
of the land and facilities associated therewith by a public or private entity other than Owner.
A sample utility allowance schedule prepared by San Mateo County as of the date of this
Agreement is attached as Exhibit D.
203. Lease Requirements. At least ninety (90) days prior to occupancy of any
residential space in the Project, the Owner shall submit a standard lease form for approval
by the Director. The City shall reasonably approve such lease form upon finding that such
lease form is consistent with this Agreement and contains all of the provisions required by
the Guidelines. The Owner shall enter into a written lease, in the form approved by the
City, with each new tenant of a Low Income Unit upon such tenant’s rental of the Low
Income Unit. Each lease shall be for an initial term of not less than one year, and shall not
contain any of the provisions which are prohibited by the Guidelines.
204. Selection of Tenants. Each Low Income Unit shall be leased to tenant(s)
selected by the Owner who meet all of the requirements provided herein, and, to the extent
permitted by law, with priority given to those eligible households who either live or work
in the City of Menlo Park. The City may, from time to time, provide to the Owner names
of persons who have expressed interest in renting Low Income Units for the purposes of
adding such interested persons to Owner’s waiting list to be processed in accordance with
Owner’s customary policies. The Owner shall not refuse to lease to a holder of a certificate
or a rental voucher under the Section 8 program or other tenant-based assistance program,
who is otherwise qualified to be a tenant in accordance with the approved tenant selection
criteria.
205. Maintenance. The Owner shall maintain or cause to be maintained the
interior and exterior of the residential buildings at the Property in a decent, safe and sanitary
manner, and consistent with the standard of maintenance of first class multifamily
apartment projects within San Mateo County, California of the age of the Property
improvements. If at any time Owner fails to maintain the Property in accordance with this
Agreement and such condition is not corrected within five (5) days after written notice
from the City with respect to graffiti, debris, waste material, and general maintenance, or
thirty (30) days after written notice from the City with respect to landscaping and building
improvements (or such longer time in accordance with Section 301 of this Agreement),
then the City, in addition to whatever remedy it may have at law or at equity, shall have
the right to enter upon the applicable portion of the Property and perform all acts and work
necessary to protect, maintain, and preserve the Property, and to attach a lien upon the
Property, or to assess the Property, in the amount of the expenditures arising from such
acts and work of protection, maintenance, and preservation by the City and/or costs of such
cure, including a reasonable administrative charge, which amount shall be promptly paid
by Owner to the City upon demand.
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206. Monitoring and Recordkeeping. Throughout the Affordability Period, as
defined below, Owner shall comply with all applicable recordkeeping and monitoring
requirements set forth in the Guidelines and shall annually complete and submit to City by
July 1st a Certification of Continuing Program Compliance in a form approved by the City.
Representatives of the City shall be entitled to enter the Property, upon at least twenty-four
(24) hour notice, to monitor compliance with this Agreement, to inspect the records of the
Project with respect to the Low Income Units, and to conduct, or cause to be conducted, an
independent audit or inspection of such records. The Owner agrees to cooperate with the
City in making the Property available for such inspection or audit. If for any reason the
City is unable to obtain the Owner’s consent to such an inspection or audit, the Owner
understands and agrees that the City may obtain at Owner’s expense an administrative
inspection warrant or other appropriate legal order to obtain access to and search the
Property. Owner agrees to maintain records in businesslike manner, and to maintain such
records for the Affordability Period.
207. Non-Discrimination Covenants. Owner covenants by and for itself, its
successors and assigns, and all persons claiming under or through them that there shall be
no discrimination against or segregation of any person or group of persons on account of
race, color, religion, sex, marital status, familial status, disability, national origin, or
ancestry in the sale, lease, sublease, transfer, use, occupancy, tenure, or enjoyment of the
Property, nor shall Owner itself or any person claiming under or through it, establish or
permit any such practice or practices of discrimination or segregation with reference to the
selection, location, number, use or occupancy of tenants, lessees, subtenants, sublessees,
or vendees in the Property.
208. Agreement to Limitation on Rents. The Owner covenants that it has
agreed to limit Monthly Rent in the Low Income Units in consideration for the City’s
agreement to enter into a Development Agreement for the Project, under Civil Code
Sections 1954.52(b) and 1954.53(a)(2). The Owner hereby agrees, for so long as this
Agreement is operative, that any Low Income Units provided pursuant to this Agreement
are not subject to Civil Code Section 1954.52(a) or any other provision of the CostaHawkins Act inconsistent with controls on rents and further agrees that any limitations on
Monthly Rent imposed on the Low Income Units are in conformance with the CostaHawkins Act.
209. Term of Agreement. The Property shall be subject to the requirements of
this Agreement from the date of recordation of this Agreement until the fifty-fifth (55th)
anniversary of the date of the City’s signoff of the final building permit permitting
occupancy of all planned residential space in the Project. The duration of this requirement
shall be known as the “Affordability Period.”
210. Expiration of Affordability Period; Release of Property from
Agreement. Prior to the expiration of the Affordability Period, Owner shall provide all
notifications required by Government Code Sections 65863.10 and 65863.11 or successor
provisions and any other notification required by any state, federal, or local law. In
addition, at least six (6) months prior to the expiration of the Affordability Period, the
Owner shall provide a notice by first-class mail, postage prepaid, to all tenants in the Low
-5-
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Income Units. The notice shall contain (a) the anticipated date of the expiration of the
Affordability Period and (b) any anticipated Monthly Rent increase upon the expiration of
the Affordability Period. The Owner shall file a copy of the above-described notice with
the City Manager. Upon the expiration of the Affordability Period for all Low Income
Units, City shall execute and record a release of the Project, the Property, and each unit in
the Project from the burdens of this Agreement within thirty (30) days following written
notice from the Owner, if at the time the Owner is in compliance with all terms of this
Agreement, including without limitation the provisions of this section regarding notice of
the expiration of the Affordability Period.
300.

DEFAULT AND REMEDIES
301. Events of Default. The following shall constitute an “Event of Default”
by Owner under this Agreement: there shall be a material breach of any condition,
covenant, warranty, promise or representation contained in this Agreement and such breach
shall continue for a period of thirty (30) days after written notice thereof to the defaulting
Party without the defaulting Party curing such breach, or if such breach cannot reasonably
be cured within such thirty (30) day period, commencing the cure of such breach within
such thirty (30) day period and thereafter diligently proceeding to cure such breach within
ninety (90) days, unless a longer period is granted by the City; provided, however, that if a
different period or notice requirement is specified for any particular breach under any other
paragraph of Article 300 of this Agreement, the specific provision shall control.
302. Remedies. The occurrence of any Event of Default under Section 301 shall
give the non-defaulting Party the right to proceed with an action in equity to require the
defaulting Party to specifically perform its obligations and covenants under this Agreement
or to enjoin acts or things which may be unlawful or in violation of the provisions of this
Agreement, and the right to terminate this Agreement. Any Event of Default under this
Agreement shall constitute a Default under the Development Agreement.
303. Obligations Personal to Owner. The liability of the Owner under this
Agreement to any person or entity is limited to the Owner’s interest in the Project, and the
City and any other such persons and entities shall look exclusively thereto for the
satisfaction of obligations arising out of this Agreement or any other agreement securing
the obligations of the Owner under this Agreement. From and after the date of this
Agreement, no deficiency or other personal judgment, nor any order or decree of specific
performance (other than pertaining to this Agreement, any agreement pertaining to any
Project or any other agreement securing the Owner’s obligations under this Agreement),
shall be rendered against the Owner, the assets of the Owner (other than the Owner’s
interest in the Project), its partners, members, successors, transferees or assigns and each
of their respective officers, directors, employees, partners, agents, heirs and personal
representatives, as the case may be, in any action or proceeding arising out of this
Agreement or any agreement securing the obligations of the Owner under this Agreement,
or any judgment, order or decree rendered pursuant to any such action or proceeding. No
subsequent owner of the Project shall be liable or obligated for the breach or default of any
obligations of the Owner under this Agreement on the part of any prior Owner. Such
obligations are personal to the person who was the Owner at the time the default or breach
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was alleged to have occurred and such person shall remain liable for any and all damages
occasioned thereby even after such person ceases to be the Owner. Each Owner shall
comply with and be fully liable for all obligations of an “owner” hereunder during its period
of ownership.
304. Force Majeure. Subject to the Party’s compliance with the notice
requirements as set forth below, performance by either Party hereunder shall not be deemed
to be in default, and all performance and other dates specified in this Agreement shall be
extended, where delays or defaults are due to causes beyond the control and without the
fault of the Party claiming an extension of time to perform, which may include, without
limitation, the following: war, insurrection, strikes, lockouts, riots, floods, earthquakes,
fires, assaults, acts of God, acts of the public enemy, epidemics, quarantine restrictions,
freight embargoes, lack of transportation, governmental restrictions or priority, litigation,
unusually severe weather, inability to secure necessary labor, materials or tools, acts or
omissions of the other Party, or acts or failures to act of any public or governmental entity
(except that the City’s acts or failure to act shall not excuse performance of the City
hereunder). An extension of the time for any such cause shall be for the period of the
enforced delay and shall commence to run from the time of the commencement of the
cause, if notice by the Party claiming such extension is sent to the other Party within thirty
(30) days of the commencement of the cause.
305. Attorneys’ Fees. In addition to any other remedies provided hereunder or
available pursuant to law, if either Party brings an action or proceeding to enforce, protect
or establish any right or remedy hereunder, the prevailing Party shall be entitled to recover
from the other Party its costs of suit and reasonable attorneys’ fees.
306. Remedies Cumulative. No right, power, or remedy given by the terms of
this Agreement is intended to be exclusive of any other right, power, or remedy; and each
and every such right, power, or remedy shall be cumulative and in addition to every other
right, power, or remedy given by the terms of any such instrument, or by any statute or
otherwise.
307. Waiver of Terms and Conditions. The City may, in its sole discretion,
waive in writing any of the terms and conditions of this Agreement. Waivers of any
covenant, term, or condition contained herein shall not be construed as a waiver of any
subsequent breach of the same covenant, term, or condition.
308. Non-Liability of City Officials and Employees. No member, official,
employee or agent of the City shall be personally liable to the Owner or any occupant of
any Low Income Unit, or any successor in interest, in the event of any default or breach by
the City or failure to enforce any provision hereof, or for any amount which may become
due to the Owner or its successors, or on any obligations under the terms of this Agreement.
400.

GENERAL PROVISIONS
401. Guidelines. This Agreement incorporates by reference the provisions of
Sections 1, 2, 3.1, 4.1.2, 5.1, 5.2, 5.3, 7.1, 7.2.1, 7.2.3, 7.2.4, 7.2.5, 11.1.1, 11.1.2, 11.1.3
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through 11.1.6, 11.1.8, 13.6, and 13.7 of the Guidelines as of the date of this Agreement
and any successor sections as the Guidelines may be amended from time to time and
expresses the entire obligations and duties of Owner with respect to the Owner’s
obligations under the Guidelines. No other requirements or obligations under the
Guidelines shall apply to Owner except as expressly provided for in this Agreement. In
the event of any conflict or ambiguity between this Agreement, the Development
Agreement, the requirements of state and federal fair housing laws, and the Guidelines, the
terms and conditions of this Agreement and the requirements of state and federal fair
housing laws shall control.
402.

Time. Time is of the essence in this Agreement.

403. Notices. Any notice requirement set forth herein shall be deemed to be
satisfied three (3) days after mailing of the notice first-class United States certified mail,
postage prepaid, or by personal delivery, addressed to the appropriate Party as follows:
Owner:

Hunter Properties, Inc.
10121 Miller Ave. Suite 200
Cupertino, CA 95014
Attention: Derek Hunter

City:

City of Menlo Park
701 Laurel Street
Menlo Park, California 94025-3483
Attention: City Manager
With a copy to:
City of Menlo Park
701 Laurel Street
Menlo Park, California 94025-3483
Attention: City Attorney

Such addresses may be changed by notice to the other Party given in the same manner as
provided above.
404. Covenants Running with the Land; Successors and Assigns. The City
and Owner hereby declare their express intent that the covenants and restrictions set forth
in this Agreement shall apply to and bind Owner and its heirs, executors, administrators,
successors, transferees, and assignees having or acquiring any right, title or interest in or
to any part of the Property and shall run with and burden the Property. Until all or portions
of the Property are expressly released from the burdens of this Agreement, each and every
contract, deed or other instrument hereafter executed covering or conveying the Property
or any portion thereof shall be held conclusively to have been executed, delivered, and
accepted subject to such covenants and restrictions, regardless of whether such covenants
or restrictions are set forth in such contract, deed or other instrument. In the event of
foreclosure or transfer by deed-in-lieu of all or any portion of the Property, title to all or
-8-
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any portion of the Property shall be taken subject to this Agreement. Owner acknowledges
that compliance with this Agreement is a land use requirement and that no event of
foreclosure or trustee’s sale may remove these requirements from the Property. Whenever
the term “Owner” is used in this Agreement, such term shall include any other permitted
successors and assigns as herein provided.
405. Subordination. At Owner’s request, this Agreement may be subordinated
to liens, including a deed of trust (in each case a “Senior Loan”), which secure the
financing used to acquire, construct, operate, or refinance the Project, but only if all of the
following conditions are satisfied:
(a)
The Owner shall submit to the City an appraisal of the Property, completed
or updated within 90 days of the proposed closing of the Senior Loan, demonstrating that
the amount of all proposed Senior Loans does not exceed eighty percent (80%) of the
appraised fair market value of the Property.
(b)
The proposed lender of the Senior Loan (the “Senior Lender”) must not
be an Affiliated Party. For the purposes of this Section, an “Affiliated Party” is any
corporation, limited liability company, partnership, or other entity which is controlling of,
or controlled by, or under common control with the Owner, and “control,” for purposes of
this definition, means the possession, directly or indirectly, of the power to direct or cause
the direction of the management and policies of such entity, whether through the ownership
of voting securities, by contract, or otherwise. The terms “controlling” and “controlled”
have the meanings correlative to “control.”
(c)
Any subordination agreement shall provide that the Low Income Units
described in this Agreement unconditionally shall continue to be provided as required by
Section 404 of this Agreement, provided that any successor in interest to Owner as owner
of the Property claiming through the foreclosure or sale under any deed of trust shall not
be liable for any violations of the BMR agreement which occurred prior to such successor
taking title. In addition, any subordination agreement shall provide that such successor
shall, within 90 days after taking title to the Property, execute a new BMR agreement
approved by the City and consistent with the provisions of this Agreement, evidencing the
obligation to continue to provide the Low Income Units.
(d)
No subordination agreement may limit the effect of this Agreement before
a foreclosure, nor require consent of the Senior Lender or assignee to exercise of any
remedies by the City under this Agreement;
(e)
The subordination described in this Section 405 may be effective only
during the original term of the loan of the Senior Lender and not during any extension of
its term or refinancing, unless otherwise approved in writing by the City Manager, which
approval shall not be unreasonably withheld or delayed, provided that the conditions in this
Section 405 are met.
(f)
Owner shall submit adequate documentation to City so that City may
determine that a proposed Senior Loan conforms with the provisions of this Section 405.
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Upon a determination by the City Manager that the conditions in this Section 405 have
been satisfied, the City Manager is authorized to execute the approved subordination
agreement.
406. Intended Beneficiaries. The City is the intended beneficiary of this
Agreement, and shall have the sole and exclusive power to enforce this Agreement. It is
intended that the City may enforce this Agreement in order to satisfy its obligations to
improve, increase and preserve affordable housing within the City, as required by the
Guidelines, and to provide that a certain percentage of new housing is made available at
affordable housing cost to persons and families of low income, as required by the
Guidelines. No other person or persons, other than the City and the Owner and their assigns
and successors, shall have any right of action hereon.
407. Partial Invalidity. If any provision of this Agreement shall be declared
invalid, illegal, or unenforceable, the validity, legality, and enforceability of the remaining
provisions hereof shall not in any way be affected or impaired.
408. Governing Law. This Agreement and other instruments given pursuant
hereto shall be construed in accordance with and be governed by the laws of the State of
California. Any references herein to particular statutes or regulations shall be deemed to
refer to successor statutes or regulations, or amendments thereto. The venue for any action
shall be the County of San Mateo.
409. Each Party’s Role in Drafting the Agreement. Each Party to this
Agreement has had an opportunity to review the Agreement, confer with legal counsel
regarding the meaning of the Agreement, and negotiate revisions to the Agreement.
Accordingly, neither Party shall rely upon Civil Code Section 1654 in order to interpret
any uncertainty in the meaning of the Agreement.
410. Amendment. This Agreement may not be changed orally, but only by
agreement in writing signed by Owner and the City.
411. Approvals. Where an approval or submission is required under this
Agreement, such approval or submission shall be valid for purposes of this Agreement only
if made in writing. Where this Agreement requires an approval or consent of the City, such
approval may be given on behalf of the City by the City Manager or his or her designee.
The City Manager or his or her designee is hereby authorized to take such actions as may
be necessary or appropriate to implement this Agreement, including without limitation the
execution of such documents or agreements as may be contemplated by this Agreement
and amendments which do not substantially change the uses or restrictions hereunder, or
substantially add to the costs of the City hereunder.

-10-

J10

136437525.9

IN WITNESS WHEREOF, the Parties hereto have executed this Below Market Rate
Housing Agreement as of the date and year set forth above.
OWNER:
HUNTER STORM LLC, a California
corporation

By:
Derek Hunter, Managing Member of Hunter
Storm LLC & President of Hunter Properties
Inc.
Date:

CITY:
CITY OF MENLO PARK,
a California municipal corporation

By:
Alex D. McIntyre, City Manager
Date:

List of Exhibits:
Exhibit A: Property Description
Exhibit B: Below Market Rate Housing Program Guidelines
Exhibit C: Compliance Forms and Certifications
Exhibit D: Sample Utility Allowance
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Exhibit A
Property Description

Real property in the City of Menlo Park, County of San Mateo, State of California,
described as follows:

A-1
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Exhibit B
Below Market Rate Housing Program Guidelines

B-1
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Exhibit C
Compliance Forms and Certifications

C-1
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Exhibit D
Sample Utility Allowance

D-1
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ATTACHMENT K
From:
To:
Subject:
Date:

rwccpa@gmail.com on behalf of Stephens & Brugato, CPAs
Meador, Kaitlin M
Comments on 1540 El Camino Real, Menlo Park
Wednesday, August 16, 2017 12:42:33 PM

Dear Kaitie,
We live across the street from 1540 El Camino Real and have the following comments about
the project:
1) There are currently no other 3 story residential buildings on that block of El Camino. That
block of El Camino is used commercially. We would oppose any 3 story residential building
along El Camino.
2) The nearest residential buildings are located behind the lot on San Antonio St. Any
residential units should be built in the back of the parcel along San Antonio St.
3) The commercial portion of the building should be similar to the commercial building
located next to the parcel at 1550 El Camino Real. There is a set back of the building from El
Camino and they have mature trees planted in from of the building. This is aesthetically
pleasing and also matches the similar design of the commercial building at 1600 El Camino
Real.
4) We have other concerns that this construction will add to the current congestion along El
Camino, Glenwood, and Valparaiso especially in the morning and afternoon commute.
Thank you,
Stacey Wilkinson and Maria Brugato
27 Victoria Drive
Atherton, CA

Virus-free. www.avast.com
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ATTACHMENT L
1540 El Camino Real
El Camino Real/Downtown Specific Plan Program EIR – Conformance Checklist

Introduction
The City of Menlo Park (City) has developed the El Camino Real/Downtown Specific
Plan (Specific Plan) to establish a framework for private and public improvements in the
Specific Plan area over the coming decades. The Specific Plan addresses
approximately 130 acres and focuses on the character and density of private infill
development, the character and extent of enhanced public spaces, and circulation and
connectivity improvements. The primary goal of the Specific Plan is to “enhance the
community life, character and vitality through mixed use infill Projects sensitive to the
small-town character of Menlo Park, an expanded public realm, and improved
connections across El Camino Real.” The Specific Plan includes objectives, policies,
development standards, and design guidelines intended to guide new private
development and public space and transportation improvements in the Specific Plan
area. The Plan builds upon the El Camino Real/Downtown Vision Plan that was
unanimously accepted by the Menlo Park City Council on July 15, 2008.
On June 5, 2012, the City Council certified the Menlo Park El Camino Real and
Downtown Specific Plan Program EIR (Program EIR). According to the Program EIR,
the Specific Plan does not propose specific private developments, but establishes a
maximum development capacity of 474,000 square feet of non-residential development
(inclusive of retail, hotel, and commercial development), and 680 new residential units.
Hunter-Storm Properties on behalf of Glenwood Ventures, Inc. has submitted an
application for two buildings consisting of a 40,759-square foot, two story office building,
and a 34,972-square foot three story residential building totaling 75,731 square feet,
over two levels of underground parking. The project site consists of one parcel
(Assessor’s Parcel Number 061-422-370) at 1540 El Camino Real, which is currently
occupied by an existing two story commercial building (formally Beltramo’s Wines and
Spirits) and surface parking. The Project would demolish the existing commercial
building, various out buildings and site improvements. The property is part of the
Specific Plan area, and as such may be covered by the Program EIR analysis. The
intent of this Environmental Conformity Analysis is to determine: 1) whether the Project
does or does not exceed the environmental impacts analyzed in the Program EIR, 2)
whether new impacts have or have not been identified, and 3) whether new mitigation
measures are or are not required.
Existing Condition
The subject parcel is located on the east side of El Camino Real between Glenwood
Avenue to the south and Encinal Avenue to the north and San Antonio Street to the east
which is part of the SP-ECR/D (El Camino Real/Downtown Specific Plan) zoning district.
The site is bounded on the north by an existing office building, on the south by
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residential and office building, single-family residential to the west across El Camino
Real and multi-family residential east across San Antonio Street. The 1.71-acre (74,488
square feet) project site is currently occupied by a two-story commercial building facing
El Camino Real and a surface parking lot. The project site is relatively flat rectangular
shaped parcel.
Project
The Project includes full demolition of the existing building, and site improvements to
construct two new buildings including a 40,759-square foot, two-story office building,
and a 34,972-square foot three-story residential building totaling 75,731 square feet,
over two levels of underground parking. The maximum building height is 40’-6” for the
office building and 37’-9” for the residential building to the top of the roof screen.
Residential Building
The three-story residential building ground floor includes a ramp down to the garage
from San Antonio Street, leasing office, fitness center, secured bike storage, residential
and commercial trash areas, and residential units. The second and third level consist of
residential units with access from the ground floor lobby. The residential building fronts
on San Antonio Street, includes 27 residential units in one and two bedroom
combinations. The main building entrance is accessed from the street edge and enters
into the residential leasing office space and is adjacent to the resident fitness space.
Residents have access to two main outdoor spaces: a residential courtyard on axis with
the leasing space as well as a small children’s play area at the southwest corner of the
building.
The Project includes decks/balconies and patio space accessed directly from their units.
The building exterior includes high quality materials such as composite wall panel,
profile siding and wood and stone accents.
Commercial Building
The commercial building includes 40,759 square feet of Class A office space on two
open, flexible floor plates. The design of the office building is contemporary in style and
incorporates high quality material including double panel glazing, terra cotta cladding,
painted aluminum panels and painted stucco. The street level provides pedestrian-scale
elements including recessed storefront bays, floor-to-floor ceiling glazing and canopies.
An outdoor deck for the use of the office tenants is located on the roof.
The Project includes a total of 182 parking spaces provided in an underground garage
directly below the residential and office land uses. The majority of the garage would
provide shared office/residential spaces, with an additional gated area that would be
dedicated residential parking. Vehicular access for office use is from El Camino Real via
an internal drive that runs between the office and residential buildings. Vehicular access
for the residents is from San Antonio Street.
The enclosed trash and recycling area for the commercial and residential buildings are
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located on the residential building ground floor. Trash and recycle containers are
accessed via El Camino Real. Landscaping is proposed along El Camino Real, San
Antonio Street and between the buildings. Seven Heritage trees are proposed to be
removed due to development impact.
The Project requires architectural control review and BMR (Below Market Rate)
agreement approval from the Planning Commission, as well as City Arborist approval of
heritage tree removal permits for eight trees.
Environmental Analysis
As discussed in the introduction, this comparative analysis has been undertaken to
analyze whether the Project would have any significant environmental impacts that are
not addressed in the Program EIR. The comparative analysis discusses whether
impacts are increased, decreased, or unchanged from the conclusions discussed in the
Program EIR. The comparative analysis also addresses whether any changes to
mitigation measures are required.
As noted previously, the proposal is a mixed-use Project, demolishing the existing
commercial building and site improvements. Assuming full occupancy, the Project is
estimated to generate 55 net trips in the AM peak hour and -9 net trips in the PM peak
hour. Based on this level of vehicle traffic, a detailed traffic study is not required, as long
as the land use assumptions on-site are consistent with those outlined in the Specific
Plan. The Project is consistent with the Specific Plan land uses. The Project will be
subject to the fair share contribution towards infrastructure required to mitigate
transportation impacts as identified in the Downtown Specific Plan Final Environmental
Impact Report.
Aesthetic Resources
Impacts would be the same as the Specific Plan. The Program EIR concluded that the
Project would not have a substantial adverse effect on a scenic view, vista, or
designated state scenic highway, nor would the Project have significant impacts to the
degradation of character/quality, light and glare, or shadows.
Implementation of the Project would result in the construction of a mixed-use
development. Similar development concepts were evaluated under the Specific Plan
EIR, and determined that changes to the visual character would not be substantially
adverse, and the impact would be considered less than significant. The Project is
subject to the Planning Commission architectural control review and approval, which
includes public notice and ensures aesthetic compatibility. The Project meets the design
standards and guidelines as noted in the El Camino Real/Downtown Specific Plan by
breaking up the elevations, incorporating recessed bays and activating the street with
floor to ceiling glazing and canopies. The maximum height of the Project would be 37-9’
to the top of the parapet which is allowable under the Specific Plan. Eight Heritage trees
are proposed to be removed but would be replaced as required by the “Heritage Tree
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Replacement Procedures” which requires a 2:1 for commercial projects (this may be
reduced by the City Arborist based on site constraints). Therefore, the Project would not
result in any impacts to the existing visual character of the site and its surroundings .
Similar development concepts were evaluated under the Specific Plan EIR, and
determined that changes to light and glare would not be substantially adverse, and the
impact would be less than significant. The Specific Plan includes regulatory standards
for nighttime lighting and nighttime and daytime glare. Therefore, the Project would not
result in any impacts associated with substantial light or glare.
As was the case with the Specific Plan, the Project would not have a substantial
adverse effect on a scenic view or vista, a state scenic highway, character/quality, or
light and glare impacts. Therefore, no new impacts have been identified and no new
mitigation measures are required for the Project.
Agriculture Resources
Impacts would be the same as the Specific Plan. The Program EIR concluded that no
impacts would result with regard to Prime Farmland, Unique Farmland, or Farmland of
Statewide Importance, or any area zoned for agricultural use or forest land.
As was the case with the Program EIR, the Project would not result in any impacts to
farmland, agricultural uses, or forest land. Therefore, no new impacts have been
identified and no new mitigation measures are required for the Project.
Air Quality
Impacts would be the same as the Specific Plan.
AIR-1: The Program EIR determined that emissions of criteria pollutants associated with
construction would be significant, and established Mitigation Measures AIR-1a and AIR1b to address such impacts. Mitigation Measure AIR-1a would be applied to this
proposal. However, the Program EIR concluded that impacts could still be significant
and unavoidable even with implementation of such mitigations. The Project would
construct two new buildings including a two-story office building, and a three story multifamily residential building with 27 units over two levels of underground parking. The
Project would be well below the 249 dwelling units and 277,000 square feet of
commercial development construction screening threshold adopted by the Bay Area Air
Quality Management District. As a result, implementation of Mitigation Measure AIR-1b
is not required for this Project.
AIR-2: The Program EIR determined that the Specific Plan would have long-term
emissions of criteria pollutants from increased vehicle traffic and on-site area sources
that would contribute to an air quality violation (due to being inconsistent with an
element of the 2010 Clean Air Plan), and established Mitigation Measure AIR-2
requiring implementation of Mitigation Measure TR-2 regarding Transportation Demand
Management (TDM) strategies to address this impact. However, the Program EIR noted
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that TDM effectiveness cannot be guaranteed, and concluded that the impact would be
significant and unavoidable. The Project would be consistent with the Program EIR
analysis, and as such would be required to implement Mitigation Measure AIR-2.
AIR-3: The Program EIR determined that the Specific Plan would increase levels of
Toxic Air Contaminants (TACs) due to increased heavy-duty truck traffic, but that the
impacts would be less than significant. The Project would not generate an unusual
amount of heavy truck traffic relative to other mixed-use developments due to the
limited nature of the construction, and the Project’s limited share of overall Specific Plan
development would be accounted for through deduction of its totals from the Specific
Plan Maximum Allowable Development.
AIR-4: The Program EIR concluded that the Specific Plan would not have a substantial
adverse effect pertaining to Particulate Matter (PM2.5). The Project is consistent with the
assumptions of this analysis.
AIR-5, AIR-6, AIR-7, AIR-8, AIR-10, and AIR-11: The Specific Plan determined that the
introduction of sensitive receptors, specifically new residences, to an environment (near
El Camino Real and the Caltrain tracks) with elevated concentrations of TACs and
PM2.5 could result in significant or potentially significant impacts (including in the
cumulative scenario), and established Mitigation Measures AIR-5, AIR-7, and AIR-10 to
bring impacts to less than significant levels. Since the project site is close to the Caltrain
tracks, implementation of Mitigation Measure AIR-7 would be required to reduce cancer
risk to a less than significant level. Mitigation Measure AIR-5 is not required since the
residential building is more than 200 feet from El Camino Real, and Mitigation Measure
AIR-10 is not required because the property is not located within 1,000 feet of the SRI
International campus.
No new Air Quality impacts have been identified and no new mitigation measures are
required for the Project.
Biological Resources
Impacts would be the same as the Specific Plan. The Program EIR determined that less
than significant impacts would result with regard to special status plant and wildlife
species, sensitive natural communities, migratory birds, and jurisdictional waters and
wetlands upon implementation of the recommended Mitigation Measures BIO-1a, BIO1b, BIO-3a, BIO-3b, BIO-5a through BIO-5c, and BIO-6a. Mitigation Measures BIO-1a,
BIO-1b, BIO-3a, BIO-3b, and BIO-5a through BIO-5c would apply to the Project, but
BIO-6a would not (it is limited to Projects proposing development near San Francisquito
Creek). The analysis also found that the Specific Plan would not conflict with local
policies, ordinances, or plans. The Project site is fully developed and within a highly
urbanized/landscaped area.
The Project site includes little wildlife habitat and essentially no habitat for plants other
than the opportunity ruderal species adapted to the built environment or horticultural
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plants used in landscaping. The Project would not result in the take of candidate,
sensitive, or special-status species.
There are 48 trees that were quantified on or adjacent to the property. Of the 48 trees, 5
are located on the neighboring property, 14 are considered Heritage trees. Forty-one
trees are recommended for removal based on conflicts with design, including eight
Heritage trees. The Program EIR determined that no mitigation would be required with
implementation of the Heritage Tree Ordinance Chapter 13.24 which requires a planting
replacement at a 2:1 basis for commercial projects (or as modified by the City Arborist).
Due to fire access requirements, there is not adequate room to plant 16 replacement
trees; therefore, the applicant would be required to plant 14 36-inch box trees. The
Heritage Tree Ordinance Chapter does allow the City Arborist to exercise discretion on
the size and number of trees an applicant may be required to install to meet the intent of
the ordinance. Additionally, the City of Menlo Park’s Building Division provides “Tree
Protection Specification” measures and procedures to further insure the protection of
Heritage trees during construction. Compliance with these existing code requirements,
guidelines, and Tree Protection Specification measures and procedures, coupled with
additional tree planting, would mitigate the impact of any loss of protected trees and
would constitute consistency with local ordinances designed to protect existing tree
resources. The impact would be less than significant.
With implementation of the Project, construction activities would occur on an existing
developed site. Therefore, as with the Program EIR, the Project would result in less
than significant impacts to biological resources and no new Mitigation Measures would
be required. The Project would also not conflict with local policies, ordinances, or plans,
similar to the Program EIR. No new impacts have been identified and no new mitigation
measures are required for the Project.
Cultural Resources
Impacts would be the same as the Specific Plan. The Program EIR determined that no
significant impacts to a historic resource would result with implementation of Mitigation
Measure CUL-1. The analysis also concluded that the Specific Plan would result in less
than significant impacts to archeological resources, paleontological resources, and
burial sites with implementation of Mitigation Measures CUL-2a, CUL-2b, CUL-3, and
CUL-4. With regard to the Project site, the physical conditions, as they relate to
archeological resource, have not changed in the Specific Plan area since the
preparation of the Specific Plan EIR. The Project would incorporate Mitigation Measure
CUL-4 through notations on plan sheets and ongoing on-site monitoring. Mitigation
Measure CUL-3 would be required, as the Project would excavate two levels beyond
previously disturbed soil. CUL-3 would require all construction forepersons and field
supervisors shall receive training by a qualified professional paleontologist, as defined
by the Society of Vertebrate Paleontology (SVP), who is experienced in teaching nonspecialist to ensure they can recognize fossil material and will follow proper notification
procedures in the event any are uncovered during construction.
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In compliance with Mitigation Measure CUL-1, a Historic Resource Evaluation was
prepared by PAST, dated June 2015 for the Project. The building has undergone
substantial remodeling that expanded the modest, circa-1926 automobile repair garage
into the large retail building that exists today. Within its commercial context, no events of
importance have been identified, nor have any associated persons of potential historic
importance. Therefore, the Project site does not have historical or historic potential for
inclusion on the National Register of Historic Places or the California Registrar of
Historical Resources.
In compliance with Mitigation Measure CUL-2a, an Archeological Resource Evaluation
was prepared by Basin Research Associates, dated June 9, 2017 for the Project. The
report concluded, the archival research revealed that there are no recorded cultural
resources located within the study area. No traces of significant cultural materials,
prehistoric or historic, were noted during the surface reconnaissance. In the event,
however, that prehistoric traces are encountered, the Specific EIR requires protection
activities if archaeological artifacts are found during construction.
No new impacts have been identified and no new mitigation measures are required.
Geology and Soils
Impacts would be the same as the Specific Plan. The Program EIR found that no
significant impacts pertaining to earthquake faults, seismic ground shaking, seismically
induced hazards (e.g., liquefaction, lateral spreading, land sliding, settlement, and
ground lurching), unstable geologic units, expansive soils, corrosive soils, landslides,
and soil erosion would result. No Mitigation Measures are required.
The Project site is not located within an Alquist-Priolo Earthquake Fault Zone as
designated by the California Geological Society, and no known active faults exist on the
site. The nearest active fault to the project area is the San Andreas fault which is
located approximately 4.7 miles southwest of the property. Although this is the case, the
Project is in a seismically active area and, while unlikely, there is a possibility of future
faulting and consequent secondary ground failure from unknown faults is considered to
be low. Furthermore, the Project would comply with requirements set in the California
Building Code (CBC) to withstand settlement and forces associated with the maximum
credible earthquake. The CBC provides standards intended to permit structures to
withstand seismic hazards. Therefore, the code sets standards for excavation, grading,
construction earthwork, fill embankments, expansive soils, foundation investigations,
liquefaction potential, and soil strength loss. A Geotechnical Investigation was prepared
by AST INC. Geotechnical dated November 2016 for the Project. The report concluded
the site is suitable for the proposed mixed-use development provided the
recommendations in the report are followed during design and construction.
The Project site is relatively flat which reduces the potential for erosion and loss of
topsoil during construction activities. Once covered by an impermeable surface such as
asphalt or a new structure and new landscaping, the potential for erosion would be
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reduced substantially. No new impacts have been identified and no new mitigation
measures are required.
Greenhouse Gas Emissions
Impacts would be the same as the Specific Plan.
GHG-1: The Program EIR determined that the Specific Plan would generate
Greenhouse Gas (GHG) emissions, both directly and indirectly, that would have a
significant impact on the environment. Specifically, the operational GHG using the Bay
Area Air Quality Management District (BAAQMD) GHG Model, measured on a “GHG:
service population” ratio, were determined to exceed the BAAQMD threshold. The
Project’s share of this development and associated GHG emissions and service
population, would be accounted for through deduction of this total from the Specific Plan
Maximum Allowable Development, and as such is consistent with the Program EIR
analysis. The Program EIR established Mitigation Measure GHG-1, although it was
determined that the impact would remain significant and unavoidable even with this
mitigation. For the Project, implementation of Mitigation Measure GHG-1 is not
necessary as the BAAQMD-identified GHG Mitigation Measures are primarily relevant
to City-wide plans and policies and because the City’s CAL Green Amendments have
since been adopted and are applied to all projects, including this Project.
GHG-2: The Program EIR determined that the Specific Plan could conflict with AB 32
and its Climate Change Scoping Plan by exceeding the per-capita threshold cited in
GHG-1. Again, the Project’s share of this development and associated GHG emissions
and service population, would be accounted for through deduction of this total from the
Specific Plan Maximum Allowable Development, and as such is consistent with the
Program EIR analysis. The Program EIR established Mitigation Measure GHG-2a and
GHG-2b, although it was determined that the impact would remain significant and
unavoidable even with this mitigation. The Specific Plan includes sustainable strategies
that promote reduced automobile dependence and certified green buildings. The Project
would achieve LEED Silver certification or a LEED equivalent standard. One dedicated
electric vehicle/plug-in hybrid recharging station for every 20 residential parking spaces
would also be provided.
No new impacts have been identified and no new mitigation measures are required for
the Project.
Hazards and Hazardous Materials
Impacts would be the same as the Specific Plan. The Program EIR determined that a
less than significant impact would result in regard to the handling, transport, use, or
disposal of hazardous materials during construction operations. The analysis also
concluded that the Project site is not included on a list of hazardous materials sites, is
not within the vicinity of an airport or private airstrip, would not conflict with an
emergency response plan, and would not be located in an area at risk for wildfires. The
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Specific Plan analysis determined that with implementation of Mitigation Measures HAZ1 and HAZ-3, impacts related to short-term construction activities, and the potential
handling of and accidental release of hazardous materials would be reduced to less
than significant levels.
The Project would involve ground-disturbance and demolition of an existing commercial
building and improvements and as such implementation of Mitigation Measures HAZ-1
and HAZ-3 would be required. Project operations would result in a mixed-used
development. The Project would not handle, store, or transport hazardous materials in
quantities that would be required to be regulated.
In compliance with Mitigation Measure HAZ-1, an Environmental Site Assessment
Phase 1 was prepared by AST INC Geotechnical, dated August 2016 for the Project.
The report concluded, no potential hazardous releases were identified therefore a
Phase II was not required.
With regard to impact analysis HAZ-2, due to the age of the buildings, building materials
may contain asbestos or lead based paint. Prior to demolition of the building an
asbestos and lead based paint survey would be conducted by a qualified licensed
professional and disposed of appropriately. The demolition of buildings containing
asbestos would require retaining contractors who are licensed to conduct asbestos
abatement work and notify the BAAQMD. The verification actions are required by
standard building permit procedures, and thus no additional mitigation measures are
required.
Thus, Project operations would result in similar impacts as that analyzed for the Specific
Plan. No new impacts have been identified and no new mitigation measures are
required for the Project.
Hydrology and Water Quality
Impacts would be the same as the Specific Plan. The Program EIR found that no
significant impacts pertaining to construction-related impacts (i.e., water quality and
drainage patterns due to erosion and sedimentation), or operational-related impacts to
water quality, groundwater recharge, the alteration of drainage patterns, or flooding
would result. The City of Menlo Park Engineering Division requires a Grading and
Drainage Permit and preparation of a construction plan for any construction Project
disturbing 500 square feet or more of dirt.
A Hydrology Report was prepared by Sandis dated October 2017, concluded according
to the City-wide Storm Drain Study, the existing storm drain pipes in San Antonio Street
are recommended to be upsized to address ponding issue at gutter along the street.
However, the proposed run-off rate for 10-year and 100-year storms is decreased from
the existing conditions. In addition, there is no off-site improvements proposed which
would change the upstream drainage pattern.
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The Grading and Drainage (G&D) Permit requirements specify that the construction
must demonstrate that the sediment laden-water shall not leave the site. Incorporation
of these requirements would be expected to reduce the impact of erosion and
sedimentation to a less-than-significant level. No Mitigation Measures are required.
Land Use and Planning
Impacts would be the same as the Specific Plan.
LU-1: The Program EIR determined that the Specific Plan would not divide an
established community. The Project would involve full demolition of the existing
commercial building and on-site improvements. The Specific Plan would allow for taller
buildings, any new development would occur along the existing grid pattern and
proposed heights and massing controls would result in buildings comparable with
existing and proposed buildings found in the Plan area. The proposed development
includes construction of two new buildings consisting of a two-story office building, and
a three-story residential building, over two levels of underground parking and is subject
to architectural review by the Planning Commission. The Project would not create a
physical or visual barrier, therefore would not physically divide a community. The El
Camino Real frontage would include wide sidewalks, an entry plaza and landscaping.
The frontage along San Antonio Street would be developed with residential stoops and
a central terrace in front of the leasing office. The space would be designed with
enhanced paving and landscaping in the raised planters. There are no new impacts.
LU-2: The Program EIR determined that the Specific Plan would not alter the type and
intensity of land uses in a manner that would cause them to be substantially
incompatible with surrounding land uses or neighborhood character. The Project is an
infill mixed-use development that meets the intent of the Specific Plan, and would be
consistent with the General Plan. No mitigation is required for this impact, which is less
than significant.
LU-3: The Program EIR determined that the Specific Plan would not conflict with the
City’s General Plan, Zoning Ordinance, or other land use plans or policies adopted for
the purpose of mitigating an environmental effect. The General Plan and Zoning
Ordinance were amended concurrent with the Specific Plan adoption, and the Project
would comply with all relevant regulations. The Project includes 182 shared parking
spaces where 205 spaces are required. The Specific Plan encourages shared parking
where feasible to minimize space needs and is effectively codified through the plan’s
off-street parking standards and shared parking studies. No mitigation is required for
this impact, which is less than significant.
LU-4: The Program EIR determined that the Specific Plan, in combination with other
plans and projects, would not result in cumulatively considerable impacts to land use.
The Project, being a part of the Specific Plan area and accounted for as part of the
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Maximum Allowable Development, is consistent with this determination. No mitigation is
required for this impact, which is less than significant.
No new impacts have been identified and no new mitigation measures are required for
the Project.
Mineral Resources
Impacts would be the same as the Specific Plan. The Program EIR noted that the
Project site is not located within an area of known mineral resources, either of regional
or local value.
As was the case with the Specific Plan, the Project would not result in the loss of
availability of a known mineral resource or mineral resources recovery site. No new
impacts have been identified and no new mitigation measures are required for the
Project.
Noise
Impacts would be the same as the Specific Plan.
NOI-1: The Program EIR determined that construction noise, in particular exterior
sources such as jackhammering and pile driving, could result in a potentially significant
impact, and established Mitigation Measures NOI-1a through NOI-1c to address such
impacts. The physical conditions as they relate to noise levels have not changed
substantially in the Specific Plan area since the preparation of the Specific Plan EIR.
Therefore, construction noise impacts of the Project would be less than significant, and
these mitigation measures would apply (with the exception of Mitigation Measure NOI1b, which applies to pile driving activities, which wouldn’t take place as part of the
Project).
NOI-2: The Program EIR determined that impacts to ambient noise and traffic-related
noise levels as a result of the Specific Plan would be less than significant. The Project’s
share of this development would be accounted for through deduction of this total from
the Specific Plan Maximum Allowable Development. As discussed in the Specific Plan
EIR, noise increases of less than 1 dBA are not perceptible; a 3 dBA change is barely
perceptible to humans and does not cause adverse response. Therefore, the changes
in noise level due to increased roadway traffic would not increase in substantial noise
level increases that may impact sensitive receptors in the area.
NOI-3: The Program EIR determined that the Specific Plan could include the
introduction of sensitive receptors (i.e., new residences) to a noise environment with
noise levels in excess of standards considered acceptable under the City of Menlo Park
Municipal Code (i.e., near the Caltrain tracks). Mitigation Measures NOI-3 would require
detailed acoustical assessments for residential units constructed within the Specific
Plan area to ensure that Title 24 interior noise level standards are achieved.
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NOI-4: The Program EIR determined that the Specific Plan could result in vibration
issues for properties within 200 feet of the Caltrain tracks. However, the project site is
located more than 200 feet from the rail corridor, so no mitigation is required.
No new Noise impacts have been identified and no new mitigation measures are
required for the Project.
Population and Housing
Impacts would be similar from that analyzed in the Program EIR.
POP-1: The Program EIR determined that the implementation of the Specific Plan
would not cause the displacement of existing residents to the extent that the
construction of replacement facilities outside of the Plan area would be required. The
Project includes the construction of two new buildings consisting of a two-story office
building and a three-story residential building, over two levels of underground parking
and is subject to Planning Commission architectural review and approval. No
mitigation is required for this impact, which is less than significant.
POP-2: The Program EIR determined that the implementation of the Specific Plan
would not be expected to induce growth in excess of current Projections, either directly
or indirectly. The Program EIR found that full build-out under the Specific Plan would
result in 1,537 new residents, well within the Association of Bay Area Governments
(ABAG) Projection of 5,400 new residents between 2010 and 2030 in Menlo Park and
its sphere of influence. Additionally, the Program EIR projected the new job growth
associated with the new retail, commercial and hotel development to be 1,357 new jobs.
The ABAG projection for job growth within Menlo Park and its sphere of influence is an
increase of 7,240 jobs between 2010 and 2030. The Program EIR further determines
that based on the ratio of new residents to new jobs, the Specific Plan would result in a
jobs-housing ratio of 1.56, below the projected overall ratio for Menlo Park and its
sphere of influence of 1.70 in 2030 and below the existing ratio of 1.78.
The Project includes the construction of two new buildings consisting of a, two-story
office building, and a three-story residential building, over two levels of underground
parking. Construction of the Project, including site preparation, would temporarily
increase construction employment. Given the relatively common nature and scale of
the construction associated with the Project, the demand for construction employment
would likely be met within the existing and future labor market in the City and the
County. The size of the construction workforce would vary during the different stages
of construction, but a substantial quantity of workers from outside the City or County
would not be expected to relocate permanently.
POP-3: The Program EIR determined that implementation of the Specific Plan, in
combination with other plans and projects would not result in cumulatively considerable
impacts to population and housing. The EIR identified an additional 959 new residents
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and 4,126 new jobs as a result of other pending Projects. These combined with the
projection for residents and jobs from the Specific Plan equate to 2,496 new residents
and 5,483 new jobs, both within ABAG Projections for Menlo Park and its sphere of
influence in 2030. The additional jobs associated with the Project would not be
considered a substantial increase, would continue to be within all projections and
impacts in this regard would be considered less than significant. Thus, no new impacts
have been identified and no new mitigation measures are required for the Project.
No new Population and Housing impacts have been identified and no new mitigation
measures are required for the Project.
Public Services and Utilities
Impacts would be the same as the Specific Plan. The Program EIR concluded that less
than significant impacts to public services, including fire protection, police protection,
schools, parks, and other public facilities would result. In addition, the Program EIR
concluded that the Project would result in less than significant impacts to utilities and
service systems, including water services, wastewater services, and solid waste. No
mitigation measures were required under the Program EIR for Public Services and
Utilities impacts.
The Menlo Park Fire Protection District (MPFPD) currently serves the project area.
MPFPD review and approval of individual development plans is a standard part of the
Project review process, ensuring that new buildings meet all relevant service
requirements. MPFPD have completed and initial Project review, and have tentatively
approved the Project for compliance with applicable Fire Code regulations. The
Project would not intensify development over what has previously been analyzed, nor
modify building standards (height, setbacks, etc.) in a way that could affect the
provision of emergency services by the MPFPD. Therefore, the Project would not
result in any impacts resulting in the need for new or physically altered fire facilities.
Public parks near the project area include Burgess Park, Fremont Park, and Nealon
Park. Additional public facilities, such as the library and recreational facilities at the Civic
Center complex are located next to Burgess Park. The project would not intensify
development over what has previously been analyzed, and existing public facilities
would continue to be sufficient to serve the population of the project area. Therefore, the
proposed project would not result in the demand for new public parks or other public
facilities.
The existing water, wastewater, electric, gas, and solid waste infrastructure is adequate
to support the Project, as the mixed-use development would not exceed what was
previously analyzed, which the current site was developed to support.
No new Public Services and Utilities impacts have been identified and no new mitigation
measures are required for the Project.
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Transportation, Circulation and Parking
Assuming full occupancy, the Project is estimated to generate 55 net new total trips.
Based on this level of vehicle traffic, a detailed traffic study is not required, as the land
use assumptions on site are consistent with those outlined in the Downtown Specific
Plan. The Project is consistent with the Specific Plan land uses. The Project would be
subject to the fair-share contribution towards infrastructure required to mitigate
transportation impacts.
The Project is consistent with the Specific Plan land uses. The Project would be subject
to the fair share contribution towards infrastructure required to mitigate transportation
impacts as identified in the Downtown Specific Plan Final Environmental Impact Report.
TR-1 and TR-7: The Program EIR concluded that the Specific Plan would result in
significant and unavoidable traffic impacts related to operation of area intersections and
local roadway segments, in both the short-term and cumulative scenarios, even after
implementation of Mitigation Measures TR-1 and TR-7. The Project would pay required
TIF (Transportation Impact Fee) and fair-share contributions as part of these
mitigations.
TR-2 and TR-8: The Program EIR determined that the Specific Plan would adversely
affect operation of certain local roadway segments, in both the near-term and
cumulative scenarios. The Project’s share of the overall Specific Plan development
would be accounted for through deduction of this total from the Specific Plan Maximum
Allowable Development, and as such is consistent with the Program EIR analysis.
In addition, the Project would be required through the Mitigation Monitoring and
Reporting Program (MMRP) to implement Mitigation Measure TR-2, requiring submittal
and City approval of a Transportation Demand Management (TDM) program prior to
Project occupancy. The goal of the TDM plan is to identify trip reduction methods to be
implemented in order to reduce the number of AM and PM peak single occupant vehicle
(SOV) trips that are generated by the project site. However, this mitigation (which is also
implemented through Mitigation Measure AIR-2) cannot have its effectiveness
guaranteed, as noted by the Program EIR, so the impact remains significant and
unavoidable.
TR-3, TR-4, TR-5, and TR-6: The Program EIR determined that the Specific Plan would
not result in impacts to freeway segment operations, transit ridership, pedestrian and
bicycle safety, or parking in the downtown. The Project includes 182 parking spaces
that will be shared between the office and residential uses. The Project, using a parking
rate supported by the Downtown Specific Plan based on the Urban Land Institute (ULI)
and Institute of Transportation Engineers (ITE), would be consistent with this analysis,
and no new impacts or mitigation measures would be projected.
No new impacts have been identified and no new mitigation measures are required for
the Project.
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Conclusion
As discussed, the Conformance Checklist is to confirm that 1) the Project does not
exceed the environmental impacts analyzed in the Program EIR, 2) that no new impacts
have been identified, and 3) no new mitigation measures are required. As detailed in
the analysis presented above, the Project would not result in greater impacts than were
identified for the Program EIR. No new impacts have been identified and no new
mitigation measures are required for the Project.
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ATTACHMENT M
El Camino Real/Downtown Mitigation Monitoring and Reporting Program
Mitigation Measure

Action

Timing

Implementing Party

Monitoring Party

AIR QUALITY
IMPACT BEING ADDRESSED: Impact AIR-1: Implementation of the Specific Plan would result in increased long-term emissions of criteria pollutants associated with
construction activities that could contribute substantially to an air quality violation. (Significant)
Measures shown on
plans, construction
documents and ongoing during
demolition,
excavation and
construction.

Mitigation Measure AIR-1a : During construction of individual
projects under the Specific Plan, project applicants shall
require the construction contractor(s) to implement the
following measures required as part of Bay Area Air Quality
Management District’s (BAAQMD) basic dust control
procedures required for construction sites. For projects for
which construction emissions exceed one or more of the
applicable BAAQMD thresholds, additional measures shall be
required as indicated in the list following the Basic Controls.
Basic Controls that Apply to All Construction Sites

M1

1. All exposed surfaces (e.g., parking areas, staging areas, soil
piles, graded areas, and unpaved access roads) shall be
watered two times per day.

Exposed surfaces shall be watered twice
daily.

2. All haul trucks transporting soil, sand, or other loose
material off-site shall be covered.

Trucks carrying demolition debris shall be
covered.

3. All visible mud or dirt track-out onto adjacent public roads
shall be removed using wet power vacuum street sweepers at
least once per day. The use of dry power sweeping is
prohibited.

Dirt carried from construction areas shall
be cleaned daily.

4. All vehicle speeds on unpaved roads shall be limited to 15
mph.

Speed limit on unpaved roads shall be 15
mph.

5. All roadways, driveways, and sidewalks to be paved shall be
completed as soon as possible. Building pads shall be laid as
soon as possible after grading unless seeding or soil binders
are used.

Roadways, driveways, sidewalks and
building pads shall be laid as soon as
possible after grading.

6. Idling times shall be minimized either by shutting equipment
off when not in use or reducing the maximum idling time to 5
minutes (as required by the California airborne toxics control
measure Title 13, Section 2485 of California Code of
Regulations [CCR]). Clear signage shall be provided for
construction workers at all access points.

Idling times shall be minimized to 5
minutes or less; Signage posted at all
access points.

7. All construction equipment shall be maintained and properly
tuned in accordance with manufacturer’s specifications. All
equipment shall be checked by a certified mechanic and
determined to be running in proper condition prior to operation.

Construction equipment shall be properly
tuned and maintained.
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Action

Timing

8. Post a publicly visible sign with the telephone number and
person to contact at the Lead Agency regarding dust
complaints. This person shall respond and take corrective
action within 48 hours. The BAAQMD’s phone number shall
also be visible to ensure compliance with applicable
regulations.

Signage will be posted with the
appropriate contact information regarding
dust complaints.

Implementing Party

Monitoring Party

Impact AIR-2: Implementation of the Specific Plan would result in increased long-term emissions of criteria pollutants from increased vehicle traffic and on-site area
sources that would contribute substantially to an air quality violation. (Significant)
Mitigation Measure AIR-2: Mitigation Measure TR-2 of
Section 4.13, Transportation, Circulation and Parking,
identifies Transportation Demand Management (TDM)
strategies to be implemented by individual project applicants,
although the precise effectiveness of a TDM program cannot
be guaranteed. As the transportation demand management
strategies included in Mitigation Measure TR-2 represent the
majority of available measures with which to reduce VMT, no
further mitigation measures are available and this impact is
considered to be significant and unavoidable.

See Mitigation Measure TR-2.

Impact AIR-7: Implementation of the Specific Plan would expose sensitive receptors to elevated concentrations of Toxic Air Contaminants (TACs) associated with
Caltrain operations which may lead to considerable adverse health effects. (Potentially Significant)

M2

Mitigation Measure AIR-7: The Mitigation Monitoring and
Reporting Program shall require that all developments that
include sensitive receptors such as residential units that would
be located within approximately 1,095 feet of the edge of the
Caltrain right-of-way shall undergo, prior to project approval, a
screening-level health risk analysis to determine if cancer risk,
hazard index, and/or PM2.5 concentration would exceed
BAAQMD thresholds. If one or more thresholds would be
exceeded at the site of the subsequent project, the project (or
portion of the project containing sensitive receptors, in the
case of a mixed-use project) shall be equipped with filtration
systems with a Minimum Efficiency Reporting Value (MERV)
rating of 14 or higher. The ventilation system shall be designed
by an engineer certified by the American Society of Heating,
Refrigeration and Air-Conditioning Engineers, who shall
provide a written report documenting that the system reduces
interior health risks to less than 10 in one million, or less than
any other threshold of significance adopted by BAAQMD or the
City for health risks. The project sponsor shall present a plan
to ensure ongoing maintenance of ventilation and filtration
systems and shall ensure the disclosure to buyers and/or
renters regarding the findings of the analysis and inform
occupants as to proper use of any installed air filtration.
Alternatively, if the project applicant can prove at the time of
development that health risks at new residences due to DPM
(and other TACs, if applicable) would be less than 10 in one
million, or less than any other threshold of significance

A health risk analysis shall be prepared.
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Simultaneous with a
building permit
submittal

Project sponsor(s)

CDD

by an engineer certified by the American Society of Heating,
Refrigeration and Air-Conditioning Engineers, who shall
provide a written report documenting that the system reduces
interior health risks to less than 10 in one million, or less than
any other threshold of significance adopted by BAAQMD or the
City
for health
risks. The project
sponsorMonitoring
shall presentand
a plan
El Camino
Real/Downtown
Mitigation
Reporting Program
to ensure ongoing maintenance of ventilation and filtration
systems
and
shall ensure the disclosure to buyers and/or
Mitigation
Measure
Action
renters regarding the findings of the analysis and inform
If one or more thresholds are exceeded, a
occupants as to proper use of any installed air filtration.
filtration system shall be installed;
Alternatively, if the project applicant can prove at the time of
Certified engineer to provide report
development that health risks at new residences due to DPM
documenting that system reduces health
(and other TACs, if applicable) would be less than 10 in one
risks
million, or less than any other threshold of significance
adopted by BAAQMD for health risks, or that alternative
Plan developed for ongoing maintenance
mitigation measures reduce health risks below any other Cityand disclosure to buyers and/renters.
adopted threshold of significance, such filtration shall not be
required.

Timing

Implementing Party

Monitoring Party

Qualified wildlife
biologist retained by
project sponsor(s)

CDD

BIOLOGICAL RESOURCES
Impact BIO-1: The Specific Plan could result in the take of special-status birds or their nests. (Potentially Significant)
Mitigation Measure BIO-1a: Pre-Construction Special-Status
Avian Surveys. No more than two weeks in advance of any
tree or shrub pruning, removal, or ground-disturbing activity
that will commence during the breeding season (February 1
through August 31), a qualified wildlife biologist will conduct
pre-construction surveys of all potential special-status bird
nesting habitat in the vicinity of the planned activity. Preconstruction surveys are not required for construction activities
scheduled to occur during the non-breeding season (August
31 through January 31). Construction activities commencing
during the non-breeding season and continuing into the
breeding season do not require surveys (as it is assumed that
any breeding birds taking up nests would be acclimated to
project-related activities already under way). Nests initiated
during construction activities would be presumed to be
unaffected by the activity, and a buffer zone around such nests
would not be necessary. However, a nest initiated during
construction cannot be moved or altered.

A nesting bird survey shall be prepared if
tree or shrub pruning, removal or grounddisturbing activity will commence between
February 1 through August 31.

If pre-construction surveys indicate that no nests of
special-status birds are present or that nests are inactive
or potential habitat is unoccupied: no further mitigation is
required.
If active nests of special-status birds are found during the
surveys: implement Mitigation Measure BIO-1b.
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Prior to tree or shrub
pruning or removal,
any ground disturbing
activity and/or
issuance of
demolition, grading or
building permits.
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Action

Timing

Implementing Party

Monitoring Party

Mitigation Measure BIO-1b: Avoidance of active nests. If
active nests of special-status birds or other birds are found
during surveys, the results of the surveys would be discussed
with the California Department of Fish and Game and
avoidance procedures will be adopted, if necessary, on a caseby- case basis. In the event that a special-status bird or
protected nest is found, construction would be stopped until
either the bird leaves the area or avoidance measures are
adopted. Avoidance measures can include construction buffer
areas (up to several hundred feet in the case of raptors),
relocation of birds, or seasonal avoidance. If buffers are
created, a no disturbance zone will be created around active
nests during the breeding season or until a qualified biologist
determines that all young have fledged. The size of the buffer
zones and types of construction activities restricted will take
into account factors such as the following:
1. Noise and human disturbance levels at the Plan area and
the nesting site at the time of the survey and the noise and
disturbance expected during the construction activity;
2. Distance and amount of vegetation or other screening
between the Plan area and the nest; and
3. Sensitivity of individual nesting species and behaviors of the
nesting birds.

If active nests are found during survey,
the results will be discussed with the
California Department of Fish and Game
and avoidance procedures adopted.

Prior to tree or shrub
pruning or removal,
any ground-disturbing
activities and/or
issuance of
demolition, grading or
building permits.

Project sponsor(s)
and contractor(s)

CDD

Halt construction if a special-status bird or
protected nest is found until the bird
leaves the area or avoidance measures
are adopted.

Impact BIO-3: Impacts to migratory or breeding special-status birds and other special-status species due to lighting conditions. (Potentially Significant)
Mitigation Measure BIO-3a: Reduce building lighting from
exterior sources.

Reduce building lighting from exterior
sources.

a. Minimize amount and visual impact of perimeter lighting and
façade up-lighting and avoid uplighting of rooftop antennae
and other tall equipment, as well as of any decorative features;
b. Installing motion-sensor lighting, or lighting controlled by
timers set to turn off at the earliest practicable hour;
c. Utilize minimum wattage fixtures to achieve required lighting
levels;
d. Comply with federal aviation safety regulations for large
buildings by installing minimum intensity white strobe lighting
with a three-second flash interval instead of continuous flood
lighting, rotating lights, or red lighting
e. Use cutoff shields on streetlight and external lights to
prevent upwards lighting.
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Prior to building
permit issuance and
ongoing.

Project sponsor(s)
and contractor(s)

CDD
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Action

Timing

Implementing Party

Monitoring Party

Mitigation Measure BIO-3b: Reduce building lighting from
interior sources.

Reduce building lighting
from interior sources.

Prior to building
permit issuance and
ongoing.

Project sponsor(s)
and contractor(s)

CDD

Qualified bat biologist
retained by project
sponsor(s)

CDD

a. Dim lights in lobbies, perimeter circulation areas, and atria;
b. Turn off all unnecessary lighting by 11pm thorough sunrise,
especially during peak migration periods (mid-March to early
June and late August through late October);
c. Use gradual or staggered switching to progressively turn on
building lights at sunrise.
d. Utilize automatic controls (motion sensors, photosensors,
etc.) to shut off lights in the evening when no one is present;
e. Encourage the use of localized task lighting to reduce the
need for more extensive overhead lighting;
f. Schedule nightly maintenance to conclude by 11 p.m.;
g. Educate building users about the dangers of night lighting to
birds.

Impact BIO-5: The Specific Plan could result in the take of special-status bat species. (Potentially Significant)
Mitigation Measure BIO-5a: Preconstruction surveys.
Potential direct and indirect disturbances to special-status bats
will be identified by locating colonies and instituting protective
measures prior to construction of any subsequent
development project. No more than two weeks in advance of
tree removal or structural alterations to buildings with closed
areas such as attics, a qualified bat biologist (e.g., a biologist
holding a California Department of Fish and Game collection
permit and a Memorandum of Understanding with the
California Department of Fish and Game allowing the biologist
to handle and collect bats) shall conduct pre-construction
surveys for potential bats in the vicinity of the planned activity.
A qualified biologist will survey buildings and trees (over 12
inches in diameter at 4.5-foot height) scheduled for demolition
to assess whether these structures are occupied by bats. No
activities that would result in disturbance to active roosts will
proceed prior to the completed surveys. If bats are discovered
during construction, any and all construction activities that
threaten individuals, roosts, or hibernacula will be stopped until
surveys can be completed by a qualified bat biologist and
proper mitigation measures implemented.

Retain a qualified bat biologist to conduct
pre-construction survey for bats and
potential roosting sites in vicinity of
planned activity.
Halt construction if bats are discovered
during construction until surveys can be
completed and proper mitigation
measures implemented.

If no active roosts present: no further action is warranted.
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or removal or
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demolition, grading or
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Mitigation Measure BIO-5b: Avoidance. If any active nursery
or maternity roosts or hibernacula of special-status bats are
located, the subsequent development project may be
redesigned to avoid impacts. Demolition of that tree or
structure will commence after young are flying (i.e., after July
31, confirmed by a qualified bat biologist) or before maternity
colonies forms the following year (i.e., prior to March 1). For
hibernacula, any subsequent development project shall only
commence after bats have left the hibernacula. Nodisturbance buffer zones acceptable to the California
Department of Fish and Game will be observed during the
maternity roost season (March 1 through July 31) and during
the winter for hibernacula (October 15 through February 15).
Also, a no-disturbance buffer acceptable in size to the
California Department of Fish and Game will be created
around any roosts in the Project vicinity (roosts that will not be
destroyed by the Project but are within the Plan area) during
the breeding season (April 15 through August 15), and around
hibernacula during winter (October 15 through February 15).
Bat roosts initiated during construction are presumed to be
unaffected, and no buffer is necessary. However, the “take” of
individuals is prohibited.

If any active nursery or maternity roosts or
hibernacula are located, no disturbance
buffer zones shall be established during
the maternity roost and breeding seasons
and hibernacula.

Prior to tree removal
or pruning or
issuance of
demolition, grading or
building permits

Qualified bat biologist
retained by project
sponsor(s)

CDD

Mitigation Measure BIO-5c: Safely evict non-breeding roosts.
Non-breeding roosts of special-status bats shall be evicted
under the direction of a qualified bat biologist. This will be done
by opening the roosting area to allow airflow through the
cavity. Demolition will then follow no sooner or later than the
following day. There should not be less than one night
between initial disturbance with airflow and demolition. This
action should allow bats to leave during dark hours, thus
increasing their chance of finding new roosts with a minimum
of potential predation during daylight. Trees with roosts that
need to be removed should first be disturbed at dusk, just prior
to removal that same evening, to allow bats to escape during
the darker hours. However, the “take” of individuals is
prohibited.

A qualified bat biologist shall direct the
eviction of non-breeding roosts.

Prior to tree removal
or pruning or
issuance of
demolition, grading or
building permits.

Qualified bat biologist
retained by project
sponsor(s)

CDD

If roosts or hibernacula are present: implement Mitigation
Measures BIO-5b and 5c.
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CULTURAL RESOURCES
Impact CUL-1: The proposed Specific Plan could have a significant impact on historic architectural resources. (Potentially Significant)
Mitigation Measure CUL-1: Site Specific Evaluations and
Treatment in Accordance with the Secretary of the Interior’s
Standards:
Site-Specific Evaluations: In order to adequately address
the level of potential impacts for an individual project and
thereby design appropriate mitigation measures, the City shall
require project sponsors to complete site-specific evaluations
at the time that individual projects are proposed at or adjacent
to buildings that are at least 50 years old.

A qualified architectural historian shall
complete a site-specific historic resources
study. For structures found to be historic,
specify treating conforming to Secretary of
the Interior's standards, as applicable.

The project sponsor shall be required to complete a sitespecific historic resources study performed by a qualified
architectural historian meeting the Secretary of the Interior’s
Standards for Architecture or Architectural History. At a
minimum, the evaluation shall consist of a records search, an
intensive-level pedestrian field survey, an evaluation of
significance using standard National Register Historic
Preservation and California Register Historic Preservation
evaluation criteria, and recordation of all identified historic
buildings and structures on California Department of Parks and
Recreation 523 Site Record forms. The evaluation shall
describe the historic context and setting, methods used in the
investigation, results of the evaluation, and recommendations
for management of identified resources. If federal or state
funds are involved, certain agencies, such as the Federal
Highway Administration and California Department of
Transportation (Caltrans), have specific requirements for
inventory areas and documentation format.

Treatment in Accordance with the Secretary of the
Interior’s Standards. Any future proposed project in the Plan
Area that would affect previously recorded historic resources,
or those identified as a result of site-specific surveys and
evaluations, shall conform to the Secretary of the Interior’s
Standards for the Treatment of Historic Properties and
Guidelines for Preserving, Rehabilitating, Restoring, and
Reconstructing Historic Buildings (1995). The Standards
require the preservation of character defining features which
convey a building’s historical significance, and offers guidance
about appropriate and compatible alterations to such
structures.
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Simultaneously with a
project application
submittal.

Qualified architectural
historian retained by
the Project
sponsor(s).

CDD STATUS
COMPLETE: The
historic resource
evaluaton, prepared
by PAST, dated June
2015, concludes the
commercial buildings
were found not to be
historically significant.
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Action

Timing

Implementing Party

Monitoring Party

Simultaneously with a
project application
submittal.

Qualified
archaeologist
retained by the
project sponsor(s).

CDD STATUS
COMPLETE: The
archeological
resource evaluaton,
prepared by Basin
Research Associates,
dated June 9, 2017,
concludes that the
proposed project will
have no impact on
cultural resources.

Ongoing during
construction.

Qualified
archaeologist
retained by the
project sponsor(s).

CDD

Impact CUL-2: The proposed Specific Plan could impact currently unknown archaeological resources. (Potentially Significant)

M8

Mitigation Measure CUL-2a: When specific projects are
proposed that involve ground disturbing activity, a site-specific
cultural resources study shall be performed by a qualified
archaeologist or equivalent cultural resources professional that
will include an updated records search, pedestrian survey of
the project area, development of a historic context, sensitivity
assessment for buried prehistoric and historic-period deposits,
and preparation of a technical report that meets federal and
state requirements. If historic or unique resources are
identified and cannot be avoided, treatment plans will be
developed in consultation with the City and Native American
representatives to mitigate potential impacts to less than
significant based on either the Secretary of the Interior's
Standards described in Mitigation Measure CUL-1 (if the site is
historic) or the provisions of Public Resources Code Section
21083.2 (if a unique archaeological site).

A qualified archeologist shall complete a
site-specific cultural resources study.

Mitigation Measure CUL-2b: Should any archaeological
artifacts be found during construction, all construction activities
within 50 feet shall immediately halt and the City must be
notified. A qualified archaeologist shall inspect the findings
within 24 hours of the discovery. If the resource is determined
to be a historical resource or unique resource, the
archaeologist shall prepare a plan to identify, record, report,
evaluate, and recover the resources as necessary, which shall
be implemented by the developer. Construction within the area
of the find shall not recommence until impacts on the historical
or unique archaeological resource are mitigated as described
in Mitigation Measure CUL-2a above. Additionally, Public
Resources Code Section 5097.993 stipulates that a project
sponsor must inform project personnel that collection of any
Native American artifact is prohibited by law.

If any archaeological artifacts are
discovered during demolition/construction,
all ground disturbing activity within 50 feet
shall be halted immediately, and the City
of Menlo Park Community Development
Department shall be notified within 24
hours.

If resources are identified and cannot be
avoided, treatment plans will be
developed to mitigate impacts to less than
significant, as specified.

A qualified archaeologist shall inspect any
archaeological artifacts found during
construction and if determined to be a
resource shall prepare a plan meeting the
specified standards which shall be
implemented by the project sponsor(s).
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Mitigation Measure CUL-3: Prior to the start of any subsurface
excavations that would extend beyond previously disturbed soils,
all construction forepersons and field supervisors shall receive
training by a qualified professional paleontologist, as defined by
the Society of Vertebrate Paleontology (SVP), who is
experienced in teaching non-specialists, to ensure they can
recognize fossil materials and will follow proper notification
procedures in the event any are uncovered during construction.
Procedures to be conveyed to workers include halting
construction within 50 feet of any potential fossil find and
notifying a qualified paleontologist, who will evaluate its
significance. Training on paleontological resources will also be
provided to all other construction workers, but may involve using
a videotape of the initial training and/or written materials rather
than in-person training by a paleontologist. If a fossil is
determined to be significant and avoidance is not feasible, the
paleontologist will develop and implement an excavation and
salvage plan in accordance with SVP standards. (SVP, 1996)

Action

Timing

Implementing Party

Monitoring Party

A qualified paleontologist shall conduct
training for all construction personnel and
field supervisors.

Prior to issuance of
Qualified archaeologist CDD
grading or building
retained by the project
permits that include
sponsor(s).
subsurface excavations
If a fossil is determined to be significant and and ongoing through
avoidance is not feasible, the paleontologist subsurface excavation.
will develop and implement an excavation
and salvage plan in accordance with SVP
standards.

Impact CUL-4: Implementation of the Plan may cause disturbance of human remains including those interred outside of formal cemeteries. (Potentially Significant)
Mitigation Measure CUL-4: If human remains are discovered
during construction, CEQA Guidelines 15064.5(e)(1) shall be
followed, which is as follows:
* In the event of the accidental discovery or recognition of any
human remains in any location other than a dedicated
cemetery, the following steps should be taken:
1) There shall be no further excavation or disturbance of the
site or any nearby area reasonably suspected to overlie
adjacent human remains until:

If human remains are discovered during
any construction activities, all grounddisturbing activity within the site or any
nearby area shall be halted immediately,
and the County coroner must be
contacted immediately and other specified
procedures must be followed as
applicable.

a) The San Mateo County coroner must be contacted to
determine that no investigation of the cause of death is
required; and
b) If the coroner determines the remains to be Native
American:
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On-going during
construction

Qualified archeologist
retained by the
project sponsor(s)

CDD
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Action

Timing

Implementing Party

Monitoring Party

1. The coroner shall contact the Native American Heritage
Commission within 24 hours;
2. The Native American Heritage Commission shall identify the
person or persons it believes to be the most likely descended
from the deceased Native American;
3. The most likely descendent may make recommendations to
the landowner or the person responsible for the excavation
work, for means of treating or disposing of, with appropriate
dignity, the human remains and any associated grave goods
as provided in Public Resources Code Section 5097.98; or
2) Where the following conditions occur, the landowner or his
authorized representative shall rebury the Native American
human remains and associated grave goods with appropriate
dignity on the property in a location not subject to further
subsurface disturbance.
a) The Native American Heritage Commission is unable to
identify a most likely descendent or the most likely descendent
failed to make a recommendation within 48 hours after being
notified by the Commission.
b) The descendant identified fails to make a recommendation;
or
c) The landowner or his authorized representative rejects the
recommendation of the descendant, and the mediation by the
Native American Heritage Commission fails to provide
measures acceptable to the landowner.
GREENHOUSE GASES AND CLIMATE CHANGE
Impact GHG-2: The Specific Plan could conflict with applicable plans, policies or regulations of an agency with jurisdiction over the Specific Plan adopted for the
purpose of reducing the emissions of GHGs. (Significant)
Mitigation Measure GHG-2a: All residential and/or mixed use
developments of sufficient size to require LEED certification
under the Specific Plan shall install one dedicated electric
vehicle/plug-in hybrid electric vehicle recharging station for
every 20 residential parking spaces provided. Per the Climate
Action Plan the complying applicant could receive incentives,
such as streamlined permit processing, fee discounts, or
design templates.
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Install one dedicated electric vehicle/plugin hybrid electric vehicle recharging
station for every 20 residential parking
spaces
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Simultaneous with
project application
submittal

Project sponsor(s)

CDD
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Action

Timing

Implementing Party

Monitoring Party

Mitigation Measure GHG-2b: The City could implement a
pilot program in the Specific Plan area to require mandatory
commercial recycling, either at all buildings or, at a minimum,
at newly constructed buildings. Such a program, identified in
the AB 32 Scoping Plan and included in the City’s Climate
Action Plan (CAP) as a measure for future study, could reduce
GHG emissions in the Plan area and, if successful, could be
implemented citywide.

Consider feasibility of pilot program. If
pilot or permanent program implemented,
require commercial recycling in applicable
projects

Consider feasibility of
pilot program as
outlined in CAP.

Feasibility study: PW

PW

If adopted,
simultaneous with
project application
submittal and
ongoing.

If adopted: Project
sponsors(s)

HAZARDOUS MATERIALS
Impact HAZ-1: Disturbance and release of contaminated soil during demolition and construction phases of the project, or transportation of excavated material, or
contaminated groundwater could expose construction workers, the public, or the environment to adverse conditions related to hazardous materials handling.
(Potentially Significant)
Mitigation Measure HAZ-1: Prior to issuance of any building
permit for sites where ground breaking activities would occur,
all proposed development sites shall have a Phase I site
assessment performed by a qualified environmental consulting
firm in accordance with the industry required standard known
as ASTM E 1527-05. The City may waive the requirement for a
Phase I site assessment for sites under current and recent
regulatory oversight with respect to hazardous materials
contamination. If the Phase I assessment shows the potential
for hazardous releases, then Phase II site assessments or
other appropriate analyses shall be conducted to determine
the extent of the contamination and the process for
remediation. All proposed development in the Plan area where
previous hazardous materials releases have occurred shall
require remediation and cleanup to levels established by the
overseeing regulatory agency (San Mateo County
Environmental Health (SMCEH), Regional Water Quality
Control Board (RWQCB) or Department of Toxic Substances
Control (DTSC) appropriate for the proposed new use of the
site. All proposed groundbreaking activities within areas of
identified or suspected contamination shall be conducted
according to a site specific health and safety plan, prepared by
a licensed professional in accordance with Cal/OHSA
regulations (contained in Title 8 of the California Code of
Regulations) and approved by SMCEH prior to the
commencement of groundbreaking.

M11

Prepare a Phase I site assessment.
If assessment shows potential for
hazardous releases, then a Phase II site
assessment shall be conducted.
Remediation shall be conducted
according to standards of overseeing
regulatory agency where previous
hazardous releases have occurred.
Groundbreaking activities where there is
identified or suspected contamination
shall be conducted according to a sitespecific health and safety plan.
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Prior to issuance of
any grading or
building permit for
sites with
groundbreaking
activity.

Qualified
environmental
consulting firm and
licensed
professionals hired by
project sponsor(s)

CDD STATUS
COMPLETE: An
Environmental Site
Assessment Phase 1
and prepared by AST
INC Geotechnical,
dated August 2016,
no potential
hazardous releases
were identified and a
Phase II was not
required.
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Action

Timing

Implementing Party

Monitoring Party

Impact HAZ-3: Hazardous materials used on any individual site during construction activities (i.e., fuels, lubricants, solvents) could be released to the environment
through improper handling or storage. (Potentially Significant)
Mitigation Measure HAZ-3: All development and
redevelopment shall require the use of construction Best
Management Practices (BMPs) to control handling of
hazardous materials during construction to minimize the
potential negative effects from accidental release to
groundwater and soils. For projects that disturb less than one
acre, a list of BMPs to be implemented shall be part of building
specifications and approved of by the City Building Department
prior to issuance of a building permit.

Implement best management practices to
reduce the release of hazardous materials
during construction.

Prior to building
permit issuance for
sites disturbing less
than one acre and ongoing during
construction for all
project sites

Project sponsor(s)
and contractor(s)

CDD

NOISE
Impact NOI-1: Construction activities associated with implementation of the Specific Plan would result in substantial temporary or periodic increases in ambient noise
levels in the Specific Plan area above levels existing without the Specific Plan and in excess of standards established in the local general plan or noise ordinance, or
applicable standards of other agencies. (Potentially Significant)
Mitigation Measure NOI-1a: Construction contractors for
subsequent development projects within the Specific Plan area
shall utilize the best available noise control techniques (e.g.,
improved mufflers, equipment redesign, use of intake
silencers, ducts, engine enclosures, and
acousticallyattenuating shields or shrouds, etc.) when within
400 feet of sensitive receptor locations. Prior to demolition,
grading or building permit issuance, a construction noise
control plan that identifies the best available noise control
techniques to be implemented, shall be prepared by the
construction contractor and submitted to the City for review
and approval. The plan shall include, but not be limited to, the
following noise control elements:

A construction noise control plan shall be
prepared and submitted to the City for
review.
Implement noise control techniques to
reduce ambient noise levels.

* Impact tools (e.g., jack hammers, pavement breakers, and
rock drills) used for construction shall be hydraulically or
electrically powered wherever possible to avoid noise
associated with compressed air exhaust from pneumatically
powered tools. However, where use of pneumatic tools is
unavoidable, an exhaust muffler on the compressed air
exhaust shall be used; this muffler shall achieve lower noise
levels from the exhaust by approximately 10 dBA. External
jackets on the tools themselves shall be used where feasible in
order to achieve a reduction of 5 dBA. Quieter procedures
shall be used, such as drills rather than impact equipment,
whenever feasible;
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Prior to demolition,
grading or building
permit issuance
Measures shown on
plans, construction
documents and
specification and
ongoing through
construction

Project sponsor(s)
and
contractor(s)

CDD

El Camino Real/Downtown Mitigation Monitoring and Reporting Program
Mitigation Measure

Action

Timing

Implementing Party

Monitoring Party

* Stationary noise sources shall be located as far from
adjacent receptors as possible and they shall be muffled and
enclosed within temporary sheds, incorporate insulation
barriers, or other measures to the extent feasible; and
* When construction occurs near residents, affected parties
within 400 feet of the construction area shall be notified of the
construction schedule prior to demolition, grading or building
permit issuance. Notices sent to residents shall include a
project hotline where residents would be able to call and issue
complaints. A Project Construction Complaint and
Enforcement Manager shall be designated to receive
complaints and notify the appropriate City staff of such
complaints. Signs shall be posted at the construction site that
include permitted construction days and hours, a day and
evening contact number for the job site, and day and evening
contact numbers, both for the construction contractor and City
representative(s), in the event of problems.
Mitigation Measure NOI-1b: Noise Control
Measures for Pile Driving: Should pile-driving be
necessary for a subsequently proposed development
project, the project sponsor would require that the
project contractor predrill holes (if feasible based on
soils) for piles to the maximum feasible depth to
minimize noise and vibration from pile driving. Should
pile-driving be necessary for the proposed project, the
project sponsor would require that the construction
contractor limit pile driving activity to result in the least
disturbance to neighboring uses.
Mitigation Measure NOI-1c: The City shall condition approval
of projects near receptors sensitive to construction noise, such
as residences and schools, such that, in the event of a justified
complaint regarding construction noise, the City would have
the ability to require changes in the construction control noise
plan to address complaints.
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If pile-driving is necessary
for project, predrill holes
to minimize noise and
vibration and limit activity
to result in the least
disturbance to
neighboring uses.

Condition projects such that if justified
complaints from adjacent sensitive
receptors are received, City may require
changes in construction noise control
plan.
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Measures shown on
plans, construction
documents and
specifications and
ongoing
during construction

Condition shown on
plans, construction
documents and
specifications. When
justified complaint
received by City.

Project sponsor(s) and CDD
contractor(s)

Project sponsor(s)
and contractor(s) for
revisions to
construction noise
control plan.

CDD

El Camino Real/Downtown Mitigation Monitoring and Reporting Program
Mitigation Measure

Action

Timing

Implementing Party

Monitoring Party

Impact NOI-3: The Specific Plan would introduce sensitive receptors to a noise environment with noise levels in excess of standards considered acceptable under the
City of Menlo Park Municipal Code. (Potentially Significant)
Mitigation Measure NOI-3: Interior noise exposure within
homes proposed for the Specific Plan area shall be assessed
by a qualified acoustical engineer to determine if sound rated
walls and windows would be required to meet the Title 24
interior noise level standard of 45 dBA, Ldn. The results of
each study shall be submitted to the City showing conceptual
window and wall assemblies with Sound Transmission Class
(STC) ratings necessary to achieve the noise reductions for
the project to satisfy the interior noise criteria within the noise
environment of the Plan area.

Interior noise exposure assessed by
qualified acoustical engineer and results
submitted to City showing conceptual
window and wall assemblies necessary to
meet City standards.

Simultaneous with
submittal for a
building permit.

Project sponsors(s)
and contractor(s)

CDD

TRANSPORTATION, CIRCULATION AND PARKING
Impact TR-1: Traffic from future development in the Plan area would adversely affect operation of area intersections. (Significant)
Mitigation Measures TR-1a through TR-1d: (see EIR for
details)

Payment of fair share
funding.

Prior to building
permit issuance.

Project sponsor(s)

Impact TR-2: Traffic from future development in the Plan area would adversely affect operation of local roadway segments. (Significant)
Develop a Transportation Demand
Submit draft TDM
Project sponsor(s)
Mitigation Measure TR-2: New developments within the
program with building
Specific Plan area, regardless of the amount of new traffic they Management program.
permit. City approval
would generate, are required to have in-place a City-approved
required before
Transportation Demand Management (TDM) program prior to
permit issuance.
project occupancy to mitigate impacts on roadway segments
Implementation prior
and intersections. TDM programs could include the following
to project occupancy.
measures for site users (taken from the C/CAG CMP), as
applicable:
* Commute alternative information;
* Bicycle storage facilities;
* Showers and changing rooms;
* Pedestrian and bicycle subsidies;
* Operating dedicated shuttle service (or buying into a shuttle
consortium);
* Subsidizing transit tickets;
* Preferential parking for carpoolers;
* Provide child care services and convenience shopping within
new developments;
* Van pool programs;
* Guaranteed ride home program for those who use alternative
modes;
* Parking cashout programs and discounts for persons who
carpool, vanpool, bicycle or use public transit;

M14

14 of 16

PW/CDD

PW/CDD - STATUS:
IN PROGRESS - An
intial draft TDM plan
has been submitted,
but needs to be
revised concurrent
with the building
permit.

El Camino Real/Downtown Mitigation Monitoring and Reporting Program
Mitigation Measure

Action

Timing

Implementing Party

Monitoring Party

* Imposing charges for parking rather than providing free
parking;
* Providing shuttles for customers and visitors; and/or
* Car share programs.
Impact TR-7: Cumulative development, along with development in the Plan area, would adversely affect operation of local intersections. (Significant)
Mitigation Measures TR-7a through TR-7n: (see EIR for
details)

Payment of fair share funding. The fee is
calculated at $393.06 per PM peak hour
vehicle trip. The supplemental TIF is
updated annually.

Prior to building
permit issuance.

Project sponsor(s)

PW/CDD

Impact TR-8: Cumulative development, along with development in the Plan area would adversely affect operation of local roadway segments. (Significant)
See Mitigation Measure TR-2.
Mitigation Measure TR-8: Implement TR-2 (TDM Program).

M15

15 of 16

ATTACHMENT N

   

 
      

   

            
       !  
"
 
  #$ !$  !%$%&!
'$ $   '! ' !$  $
  $    !   !   
 
 '   ( )**+,  - .     /
&     ! '     
  ! '   !&   ,
% '    !!, & 
 /  #%    *+      
 &"        !!,  - 
 0   ! 0 )+) 1  -$ 
 ! -$ -& &2    /! ,  - 
%  2       $   
, &$ ,  - $ -& &$ ! -$
 1  - 0 )+)
           &   
         )33, 
&       ''  
    )33, &
 


     

!  $   &"    !!,  
-    )  ''   
&      )33, & $  
 ''   &     &    
 
    & 
 
-     & ! 43 3    4
  
  ''   &      )33
, &   ''   &    
 

N1

    & !  $   &" 
   !!,  -    )
 
&! & ' $  $! $
   #
  ''   &      )33
, &   ''   &    
 
    & !  $   &" 
   !!,  -    )
Pedestrian Control
Pedestrian tunnels will be constructed to allow pedestrians to use the sidewalk areas and provide safety
protection for the public. Pedestrians will need to re-routed with future approved traffic plans to allow for
construction of new off-site sidewalks.
Construction Access and Phasing
The main access point to the site will be from El Camino Real. Construction logistics and traffic plans will be
submitted to the city for approval prior to construction.
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1540 EL CAMINO AVENUE
TRUCK HAUL ROUTE
TRUCK ROUTES:
INBOUND: VEHICLES WILL START FROM
HIGHWAY 101 AND PROCEED SOUTH ON WILLOW
ROAD, WEST ON MIDDLEFIELD ROAD, SOUTH ON
RAVENSWOOD AVENUE, AND WILL ENTER
PROJECT SITE FROM EL CAMINO REAL.
OUTBOUND: VEHICLES WILL EXIT OUT ON SAN
ANTONIO STREET AND PROCEED WEST ON SAN
ANTONIO STREET, THEN HEAD SOUTH ON
ENCINAL AVENUE, WEST ON EL CAMINO REAL,
NORTH ON RAVENSWOOD AVENUE, EAST ON
MIDDLEFIELD ROAD, AND NORTH ON WILLOW
ROAD TOWARD HIGHWAY 101.

LEGEND:
X

PROJECT SITE
INBOUND TRUCK ROUTE
OUTBOUND TRUCK ROUTE
DIRECTION OF TRAVEL

NOTE:
THIS HAUL ROUTE PLAN BEEN PREPARED BY THE
OWNER’S CONSTRUCTION MANAGER. THIS IS A
CONCEPTUAL PLAN ONLY AND MAY BE MODIFIED
BY THE CONTRACTOR AS REQUIRED.

N3

X

SITE LOGISTICS AND CONSTRUCTION PHASING PLAN
VEHICLE EXIT

PROJECT SITE

LEGEND:
PHASE 1
PHASE 2
PHASE 3
PHASE 4
TEMPORARY SITE FENCING
CONTRACTOR PARKING
CONTRACTOR JOBSITE OFFICE
VEHICLE ENTRANCE

N4

Note: This Site Logistics and Construction Phasing Plan has been prepared by the Owner’s
Construction Manager. This is a conceptual plan only and may be modified by the Contractor as
required.
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* No Trucks over 3 tons unless there is an origin
or destination within the City of Menlo Park

