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Consider and provide feedback on a proposed
project with 483 multi-family dwelling units
comprised of 42 for-sale condominium units and
441 rental units at 141 Jefferson Drive and 180-186
Constitution Drive

Recommendation
Staff recommends that the Planning Commission review and provide feedback on a proposed project,
tentatively named Menlo Uptown, to redevelop three parcels with 483 multi-family dwelling units comprised
of 42 for-sale condominium units and 441 rental units on a 4.83-acre site. The three project parcels (project
site) are located at 141 Jefferson Drive and 180-186 Constitution Drive in the R-MU-B (Residential Mixed
Use-Bonus) zoning district. The project will ultimately require the following actions:
1. Environmental Review to analyze potential environmental impacts of the project through an
Environmental Impact Report (EIR), pursuant to the California Environmental Quality Act (CEQA);
2. Use Permit for bonus-level development (which requires the provision of community amenities) and
possibly to modify design standards;
3. Architectural Control to review the design of the new building and associated site improvements;
4. Lot Line Adjustment to change the boundaries of the three existing parcels on the site;
5. Major Subdivision to create 42 condominium units; and
6. Below Market Rate (BMR) Housing Agreement to provide on-site BMR units in accordance with
the City’s BMR Ordinance.
Additional actions and entitlements may be required as the project plans are refined. No formal actions will
be taken at this time.
Policy Issues
Study sessions provide an opportunity for Planning Commissioners and the public to provide preliminary
feedback on a project, with comments used to inform future review and consideration of the proposal. Study
sessions also allow City staff to pose specific questions to the Planning Commission regarding staff’s
interpretation and implementation of aspects of the Zoning Ordinance, General Plan, and related
requirements.
Background
Site location
The project site consists of three contiguous R-MU-B (Residential Mixed Use) zoned parcels with a total
area of approximately 4.83 acres, and currently contains three single-story buildings with a mix of office and
industrial uses. The existing buildings would be demolished as part of the redevelopment of the project site.
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For purposes of this staff report, Bayfront Expressway (California State Route 84) is considered to have an
east-west orientation, and all compass directions referenced will use this orientation. The project site is
located south of Bayfront Expressway and east of Chrysler Drive. The project site is bounded by
Constitution Drive to the north and Jefferson Drive to the south. The parcels to the north of the site are
located in the O-B (Office, Bonus) district and contain a mix of office, light industrial, and R&D uses. The
parcel directly south of the project site is zoned PF (Public Facilities) and is the site of the TIDE Academy
high school, currently under construction. Parcels immediately adjacent to the east and west of the project
site are zoned R-MU-B and contain a mix of office, light industrial, and R&D uses. A location map is
provided as Attachment A.
Analysis
Project description
The applicant is proposing to demolish the existing buildings and site improvements across the entire
project site and construct two seven-story buildings with a total of 441 rental units and six three-story
buildings with 42 townhome-style condominium units, for a total of 483 new dwelling units (proposed
project). The proposed floor area ratio (FAR) would be approximately 225 percent, which is the maximum
permitted FAR for a development with a density of 100 dwelling units per acre, as proposed by the subject
project. The proposal includes a request for an increase in height, density, and FAR under the bonus level
development allowance subject to obtaining a use permit or conditional development permit and providing
one or more community amenities. The applicant’s project description is included in Attachment B, and the
project plans are included as Attachment C.
The project site includes and would maintain three legal parcels; however, the applicant is requesting that
the proposed development be reviewed as if it is one parcel. Therefore, the development regulations such
as density, gross floor area (GFA), height, parking and open space (publicly accessible and private) would
be comprehensively evaluated across the entire project site rather than on a parcel-by-parcel basis.
Site layout
The two proposed apartment buildings would be located on the existing 141 Jefferson Drive parcel, and
would be separated by a central area used for storm water treatment, a dog run, and landscaping that
would run east to west between the two buildings. One building would front onto Constitution Drive while the
other would front onto Jefferson Drive. The buildings would have footprints and forms that would be virtually
identical as viewed from either street frontage or the 20-foot paseo proposed directly east of the apartment
buildings, which would run north to south between Constitution Drive and Jefferson Drive. A fire and service
lane would run north to south along the western edge of the apartment buildings, between Constitution
Drive and Jefferson Drive.
The apartment building fronting Constitution Drive would have five stories containing 220 dwelling units
located above two levels of above-grade structured parking, a lobby, and amenity spaces for tenants. To
account for potential flooding and sea level rise, the main lobby and amenity spaces fronting Constitution
Drive would be elevated approximately five feet above the existing grade of the street. Stairs and ramps at
the east end of the front of the building are proposed to bring pedestrians from the sidewalk to the front
doors of the recessed lobby. A ramp at the west end of the front of the building would provide access to an
automated parking system within the building. Beginning at the third story, five levels of apartment units
would wrap in a U-shape around a west-facing terrace with a pool and other private and communal open
spaces for tenants located above the garage. The apartment building fronting Jefferson Drive would have
virtually identical features, with the exception that it would contain one additional apartment for a total of 221
dwelling units.
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The proposed apartment buildings would comply with the minimum and maximum setbacks permitted at the
street, with portions of the ground floor façades along Constitution Drive and Jefferson Drive set back at
varying distances between zero feet and approximately 25 feet. The buildings would also meet or exceed
the minimum interior side setbacks of 10 feet, given that they would be bounded by the following:
•
•

The aforementioned 21-foot wide fire and service lane to the west, as requested by the Menlo Park Fire
Protection District; and
The 20-foot wide paseo to the east (as well as an additional five-foot required setback from the paseo).

Farther east across the paseo and a 26-foot wide fire access road directly adjacent to the paseo, six
townhome-style condominium buildings with seven units each (a total of 42 for-sale units) would be located
in an array two buildings wide by three buildings deep. The buildings would have north and south
orientations fronting onto Constitution Drive, interior roads running east to west, a central rear shared lawn
area with landscaping, and paths that would connect to the paseo across the fire lane via a raised crossing
with accent pavers. The fire access road would curve south and follow the rear property line of the site, and
then curve north again to Constitution Drive in a large U-shape. The U-shaped road would be bisected by a
road and sidewalks running east to west between the four townhome buildings closest to Constitution Drive.
The townhomes would have a mix of open space provided through balconies and ground-level areas in
between the buildings. Additional details regarding the proposed publicly accessible and private open space
are provided in a later section of this report.
Floor Area Ratio (FAR) and Gross Floor Area (GFA)
The proposed project would be developed at a FAR of approximately 225 percent (472,918 square feet of
GFA). However, preliminary review by staff has identified some areas of the building that were inadvertently
not included in the calculation of GFA would need to be included with the next formal submittal of the
project. These changes would increase the GFA and subsequently the FAR. The proposed project would
need to be revised to comply with the maximum FAR for the site. In the R-MU-B zoning district, bonus level
development has a maximum FAR of 90 percent at 30 dwelling units per acre and increases on an even
gradient to 225 percent at 100 dwelling units per acre (approximately 1.93 percent FAR for each unit). The
proposed project would include 483 dwelling units on a net lot area of 4.83 acres, yielding a density of
approximately 100 dwelling units per acre and an FAR of approximately 225 percent. The proposed 483
units would be the maximum density permitted through the provisions of bonus level development (100
dwelling units per acre).
Height
The proposed apartment buildings would have a maximum height of 84 feet, nine inches, and the proposed
townhome buildings would have a maximum height of 39 feet, four inches, where 95 feet is the maximum
height permitted for any building on a bonus level development site along Jefferson Drive, Constitution
Drive, or Independence Drive in the R-MU-B district. The 95 foot maximum height limit includes the 10 foot
height increase allowed for properties within the FEMA flood zone. The heights of all buildings across the
project site are limited to 62.5 feet, where height is defined as average height of all buildings on one site,
and where the maximum height cannot be exceeded. Maximum height and height do not include roofmounted equipment and utilities, nor do these development standards include a parapet used to screen
mechanical equipment.
The applicant has submitted a preliminary analysis that documents compliance with the height limitation.
The applicant’s analysis averages the height of each specific portion of all the buildings using the portion of
the footprint to weight that element of the building accordingly. The height of the overall development,
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according to the applicant team, is 62.3 feet. As stated previously, compliance with the height limitation of
the Zoning Ordinance may be calculated across multiple parcels and buildings within a single project site.
Staff is still reviewing the analysis to determine compliance.
Lot line adjustment
The site currently consists of three parcels addressed 141 Jefferson Drive (which is a through lot with a
second frontage on Constitution Drive, currently addressed 172 Constitution Drive), 180 Constitution Drive,
and 186 Constitution Drive. As part of the project, the applicant is requesting a lot line adjustment, which is
defined in California Government Code Section 66412 as an “…adjustment between four or fewer existing
adjacent parcels, where the land taken from one parcel is added to an adjoining parcel, and where a greater
number of parcels than originally existed is not thereby created, if the lot line adjustment is approved by the
local agency, or advisory agency.” The applicant is proposing a lot line adjustment that would maintain three
parcels on the site, with the property lines shifted so that the existing 141 Jefferson Drive/172 Jefferson
Drive through lot would be divided in half, and the lot line currently dividing the existing 180 and 186
Constitution Drive parcels would be moved west to the location of the existing lot line that divides 141
Jefferson Drive and 180 Constitution Drive. This lot line adjustment would effectively locate the two
apartment buildings on separate parcels and place all of the townhome buildings on a single parcel.
Major subdivision
The applicant is requesting a major subdivision for the townhome component of the project at 180 and 186
Constitution Drive, which would allow the 42 condominium units to be purchased and sold independently.
State law outlines five factors that the City Council may consider in reviewing the request for a subdivision.
Staff will evaluate whether the proposed major subdivision would be in conformance with the State
requirements as more detailed plans are prepared and additional study is performed for the proposed
project. The City Council would review and take final action on the proposed subdivision following a
recommendation by the Planning Commission.
Parking and circulation
Vehicular
The proposed project would include a total of 582 vehicular parking stalls distributed between the two
apartment buildings and townhomes, for a ratio of 1.2 stalls per unit for the overall proposed project. The RMU-B zoning district requires a minimum of one space per unit and a maximum of 1.5 spaces per unit.
Therefore, the proposed project would provide parking within the range permitted by the Zoning Ordinance.
The proposed apartment buildings would incorporate two above-ground levels of parking at the base of
each building. The parking structure for each of the apartment buildings would be accessed from a ramp
located at the western end of each building’s street frontage on Constitution Drive and Jefferson Drive,
respectively. Each apartment building would include the minimum required parking for tenants at a rate of
one space per unit and approximately 35 additional spaces for guests and visitors. An automated parking
system would be utilized within the apartment building garages to minimize the amount of space needed to
park vehicles while meeting the parking requirements of the zoning district. The automated parking system
would be used by tenants who would be trained on the operations of the system, while guests and visitors
would use non-mechanized ground-level parking stalls within the parking structures.
The townhome buildings would include 66 vehicular parking stalls incorporated into one- and two-car
garages located at the ground floor of each unit. The Planning Commission should consider and provide
direction on the appropriateness of an individual unit to have two parking spaces as long as the average
number of parking spaces per unit for the overall project does not exceed 1.5 spaces. An additional four
surface parking stalls would be provided for guests off of the internal roads on the site and would be tucked
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between the six townhome buildings.
The Zoning Ordinance requires parking within multi-family residential developments to be unbundled from
the price of a unit (unless parking is physically connected to one unit). Therefore, the proposed project will
be required to unbundle the parking for the apartment units, while the for-sale townhomes may include the
parking in the overall cost of each unit. Regardless, the proposed parking provided would meet the zoning
ordinance parking ratio. In addition, as required by the R-MU-B zoning regulations, the project will be
required to submit a transportation demand management (TDM) plan demonstrating that the project will
reduce associated vehicle trips by least 20 percent below standard generation rates for uses on the site.
Bicycle and pedestrian
The proposed project would include a total of 799 bicycle parking spaces, which would meet the R-MU-B
zoning district requirement of 1.5 long-term spaces per unit plus an additional 10 percent short-term spaces
for guests. The apartment buildings would incorporate bicycle parking into dedicated storage rooms on the
first level of each building. The bicycle storage rooms would be accessible from the paseo directly east of
the apartment buildings. Each apartment building would include the minimum required long-term bicycle
parking spaces for tenants (330 spaces for residents of the building fronting Constitution Drive and 332
spaces for residents of the building fronting Jefferson Drive), as well as 67 short-term outdoor spaces
divided between the two buildings to meet the 10 percent additional parking for guests. For the townhome
units, long-term bicycle parking would be provided in each garage (a total of 63 spaces), and seven shortterm bicycle parking spaces would be provided outdoors.
As part of the proposed project, it is anticipated that new sidewalks and other street improvements such as
street trees and planting buffers would be provided along the project frontages on Constitution Drive and
Jefferson Drive, as required by the City’s Public Works Department.
Open space
The proposed project would be required to provide open space equivalent to 25 percent of the project site
area, of which 25 percent must be provided as publicly accessible open space. According to the Zoning
Ordinance (Chapter 16.45.120(4)(A)):
Publicly accessible open space consists of areas unobstructed by fully enclosed structures with a
mixture of landscaping and hardscape that provides seating and places to rest, places for gathering,
passive and/or active recreation, pedestrian circulation, or other similar use as determined by the
planning commission. Publicly accessible open space types include, but are not limited to, paseos,
plazas, forecourts and entryways, and outdoor dining areas. Publicly accessible open space must:
(i)
(ii)
(iii)
(iv)

Contain site furnishings, art, or landscaping;
Be on the ground floor or podium level;
Be at least partially visible from a public right-of-way such as a street or paseo;
Have a direct, accessible pedestrian connection to a public right-of-way or easement.

The minimum open space required for the project would be 52,566 square feet, of which a minimum of
13,142 square feet must be publicly accessible and meet the requirements stated above. The applicant is
proposing 83,724 square feet of open space for the development, of which 32,739 square feet would be
publicly accessible.
Paseo and publicly accessible open space
As defined in the Zoning Ordinance, paseos are pedestrian and bicycle paths that provide a member of the
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public access through one or more parcels and to public streets and/or other paseos. The adopted Zoning
Map identifies the locations of new paseos in the Bayfront Area, including a paseo connecting Constitution
Drive to Jefferson Drive along the eastern edge of the proposed apartment buildings, and directly west of
the site of the proposed townhomes. The paseo would provide an important mid-block connection from
Jefferson Drive to Constitution Drive. As required by the Zoning Ordinance, the paseo would have a
minimum 20-foot width and provide furnishing zones, trees, landscaping, and lighting at set distances to
enhance the pedestrian experience. The applicant is proposing to incorporate the paseo into the publicly
accessible open space provided as part of the project, which is permitted by the zoning regulations.
Areas at the exterior of the entrances to each apartment building have been included as publicly accessible
open space, including steeply sloped landscape areas and ramps and stairs leading to the recessed lobby
of each building. Staff does not believe that these sloped areas would meet the requirements of publicly
accessible open space, given the steep slopes; lack of furnishings, art, or enhanced landscaping; and
location beneath canopies or in recesses of the buildings. Access is limited to circulation from the right-ofway to the entry to the building and does not provide any additional plaza or accessible landscaping. In
addition, street tree planters in the public right of way adjacent to the front of each apartment building
appear to have been included in the publicly accessible open space calculations diagram. Areas in the
public right of way cannot be counted toward the publicly accessible open space requirements for a project
and will be removed from the diagram for future plan sets.
For the townhome portion of the project site, the applicant is proposing additional publicly accessible open
space between the Constitution Drive right-of-way and the first row of townhome buildings, and also
between the two rows of townhome buildings located farther interior on the site. From staff’s perspective,
portions of these areas may not meet the criteria for publicly accessible open space on the site, such as the
landscape area between the Constitution Drive sidewalk and the front of the townhome buildings fronting
onto Constitution Drive. As shown on the plans, these areas may be perceived by the public as private front
yards for the townhome units since they have direct connections from the sidewalk to the front doors of
each unit, with few additional pedestrian paths or amenities provided. Staff believes these areas would
better serve as private open space for the individual townhomes fronting Constitution Drive. In addition, staff
believes that the cross-shaped open space at the interior of the townhome site should have stronger
connections to the paseo and the strip of open space running north to south from Constitution Drive
between the rows of townhome buildings in order to be publicly accessible open space. Additional edge
landscaped areas around the edge of the townhomes and the associated access do not appear to meet the
criteria for publicly accessible open space and should be included in common/private open space
accordingly.
Staff believes that different site layouts for the townhome buildings should be explored to relocate the fire
access road away from the edge of the paseo, bring the buildings closer to the paseo to better activate the
area, and create a larger central open space rather than the narrow greenspaces between the buildings as
proposed. The Planning Commission should consider the proposed site layout and provide feedback on the
applicant’s proposal with regard to the general functionality and usability of the publicly accessible open
space for the townhome buildings.
Common and private open space
The proposed project would provide a mix of common and private open spaces for tenants. The apartment
buildings would incorporate a combination of balconies, private terraces, common terraces above the
garages at the courtyard level, as well as four open-air roof decks on the seventh floor of each building.
Common open spaces in the apartment buildings would be available to tenants and guests, and would not
be accessible to the public or townhome owners. 17,541 square feet of private open space and 25,284
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square feet of common open space would be provided for the two apartment buildings, for a total of 42,825
square feet of private and common open space. Based on staff’s review of the initial project plans, it
appears that the applicant has included square footages within a storm water treatment area between the
two apartment buildings toward the common open space for tenants. More information about the proposed
storm water treatment methods in this area will be needed to determine if the space should be included in
open space calculations for the project.
The townhomes units would have a total of 8,160 square feet of private open space provided on balconies
and terraces for each unit. As the plans continue to develop, staff will be working with the applicant to
ensure compliance with all open space requirements.
Community amenities
As mentioned in the previous section, the R-MU-B zoning district permits bonus level development, subject
to providing one or more community amenities. As part of the ConnectMenlo process, a list of community
amenities was generated based on public input and adopted through a resolution of the City Council.
Community amenities are intended to address identified community needs that result from the effect of the
increased development intensity on the surrounding community. Project requirements (such as the publiclyaccessible open space and street improvements determined by the Public Works Director) do not count as
community amenities. In the R-MU-B zoning district, the proposed community amenity may be in the form of
additional affordable housing units above the 15 percent affordable housing required as part of the City’s
inclusionary zoning requirement (up to 20 percent of the bonus level development), or an applicant may
offer a community amenity from the established list.
An applicant requesting bonus level development must provide the City with a proposal indicating the
specific amount of bonus development sought and the value of the amenity. The value of the amenity to be
provided must equal 50 percent of the fair market value of the additional GFA of the bonus level
development. The applicant must provide an appraisal performed by a licensed appraisal firm that sets a
fair market value of the GFA and density of the bonus level of development. The City recently finalized
appraisal instructions for bonus level developments, and staff and the applicant will continue to work
through the appraisal process as the project plans are refined. The applicant’s proposal for community
amenities will be subject to review by the Planning Commission through a later study session, or in
conjunction with the other project entitlements.
For the Commission’s reference, the appraisal instructions are available at the following link on the City’s
website: https://www.menlopark.org/DocumentCenter/View/20467/Community-Amenity-AppraisalInstructions.
Design standards
In the R-MU-B zoning district, all new construction and building additions of 10,000 square feet of GFA or
more must meet design standards subject to architectural control review. The design standards regulate the
siting and placement of buildings, landscaping, parking, and other features in relation to the street; building
mass, bulk, size, and vertical building planes; ground floor exterior facades of buildings; open space,
including publicly accessible open space; development of paseos to enhance pedestrian and bicycle
connections between parcels and public streets in the vicinity; building design, materials, screening, and
rooflines; and site access and parking. As noted below, design requirements may be modified with a use
permit.
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Architectural style and building design
The design of the proposed multi-family residential buildings would have a contemporary architectural
style, incorporating both solid elements and glass storefront along the majority of the primary street
façades. The façades would predominantly consist of pre-finished rainscreen panels (a cladding system
of interlocking panels made of wood, metal, composite, or other materials attached over top of a
waterproof barrier) and vinyl punched-opening windows. The lower levels of the building would also
contain board-formed concrete that address durability for potential flooding and sea level rise, in addition
to the storefront and rainscreen system. The proposed windows, including the glass storefront system,
would have aluminum frames and mullions. Select residences would include private balconies finished
with a mix of glass and metal railings.
The two multi-family buildings would both be seven stories tall, including a two-story concrete podium
base element and a five-story wood-framed structure above. Parking, residential amenities, the leasing
area, and tenant bicycle storage would be incorporated on the first floor. Parking would largely be
managed using an automated parking system, with some spaces reserved for accessible parking,
loading, guests, employees, and prospective tenants. The main residential structures above the podium
base would form U-shaped courtyard buildings, with the openings facing west to let afternoon sun into the
common courtyards. Residential units are proposed to be a mix of studios, junior one-bedrooms, onebedrooms, two-bedrooms, and three-bedroom units. The specific unit mix would be further refined prior to
commencing the entitlement and environmental review for the proposed project.
The design of the proposed townhome buildings would also have a contemporary style. All townhome
buildings would be three stories tall. Typical townhomes would have one- and two-car garages on the
ground level, with living areas and bedrooms on the upper floors. The townhome-style units are proposed to
be a mix of three-bedroom and four-bedroom units. The buildings would include recesses to modulate the
building facades, and the roof lines of all the buildings would be flat with height modulations to create a
visually interesting roofline. As currently proposed, the site layout and building orientation would reduce
parking and garage visibility from Constitution Drive.
At this time, specific materials, finishes, and colors for the apartment buildings and townhomes have not
been determined. The Commission may wish to comment on preferences for colors and materials as part of
this study session for the project.
Minimum stepback and building projections
On public-street-facing facades, buildings in the R-MU-B zoning district are required to step back at least 10
feet for 75 percent of the building on the upper stories above 45 feet in height. The applicant has submitted
preliminary documentation that the proposal would comply with the required minimum step back through
the offset of the center portion of the front façades of the apartment buildings facing Jefferson Drive and
Constitution Drive. While portions of the building facade would be set back more than 10 feet from the
property line, private balconies would extend to within 10 feet of the property line. The balconies would
comply with the building projection allowance in the Zoning Ordinance, which permits encroachments up to
six feet into a required setback.
The townhome buildings are all set back more than 10 feet from Constitution Drive. None of the townhome
buildings are proposed to be over 45 feet in height, so the stepback requirement would not apply.
Major and minor modulations
The design standards for the R-MU-B zoning district require major and minor modulations on street- and
paseo-facing facades. For major modulations, the design must include a minimum of one recess of 15 feet
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wide by 10 feet deep per every 200 feet of facade length from ground level to 45 feet in height. For minor
modulations, a minimum recess of five feet wide by five feet deep per 50 feet of facade length is required
from ground level to the top of the building. The intent of the required modulations is to provide visual
variety, reduce large building volumes, and provide spaces for entryways.
For the apartment buildings, the proposed major modulation along each street-facing frontage would be a
recess of approximately 50 feet wide by 10 feet deep in the vicinity of the recessed entryway to each
building. Along the paseo, no major modulations are currently proposed, but a formal submittal of the
project would require a major modulation to be provided since the paseo-facing façade of each building
would be over 200 feet in length. Minor modulations proposed along the street-facing frontages of each
building would be a single recess spanning over 165 feet in length and 10 feet in depth. Staff believes that
this proposed recess does not meet the intent of the minor modulation requirement and the design would
need to be revised because it spans a majority of the length of the building, does not change per each 50
feet of façade length, and does not provide visual variety. The proposed minor modulations along the
paseo-facing façade of each building appear to meet the intent of the Zoning Ordinance requirements for
the first 27 feet, but they do not span the entire height of the building, as required by the design guidelines.
For the townhome buildings, no major modulations would be required since the buildings would be less
than 200 feet in length. For the required minor modulations, the buildings would provide two rectangular
elements with a roof and enclosed sides that would project forward to create covered porches at the front of
certain units. The remainder of the facade would be recessed. Staff believes that these covered porch
elements do not meet the spirit of the minor modulation requirement because they are hollow and lack a
front wall to give the buildings more depth and visual interest. In addition, these elements do not span the
full height of the building, as required by the design guidelines. The Planning Commission may wish to
comment whether the proposed treatment is acceptable, or if the modulations should be fully-enclosed
spaces from the ground floor to the top of the buildings to provide more depth and volume.
Ground floor exterior
As part of the project review, staff will review the project to ensure that it meets the ground floor
transparency requirement and building entrance location and frequency requirements. Staff believes the
project generally would meet the ground floor transparency requirement along Constitution Drive and
Jefferson Drive; however, adjacent to the paseo, the project proposes windows along the ground floor
façade that would serve only to break up long expanses of wall associated with bicycle storage rooms that
would span most of the building next to the paseo. The Planning Commission may wish to consider whether
other tenant amenity spaces should be relocated along the paseo to increase the functional advantage of
having windows and transparent storefront in the area, and to promote additional vibrancy and activity on
the paseo. The current proposal would comply with the maximum garage entrance size and ground floor
minimum height requirement.
Summary
With regard to the overall project design/style and the application of R-MU-B zoning district standards, staff
believes that the project would meet a majority of the design guidelines required in the Zoning Ordinance
with the exception of the major and minor modulations for the apartment buildings. Staff believes that
compliance with the modulation requirements would help reduce the appearance of bulk and massing that
the proposal currently exhibits. Staff will continue to evaluate the proposed project to ensure compliance as
more detailed plans are prepared and any modifications are made. The Planning Commission may wish to
provide additional feedback on the proposed building design and site layout before the project advances to
the full submittal stage. The applicant’s project description letter is included in Attachment B and describes
the overall project proposal and design in more detail.
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Green and sustainable building
In the R-MU-B zoning district, projects are required to meet green and sustainable building regulations. The
proposed building will be required to meet 100 percent of its energy demand through any combination of onsite energy generation, purchase of 100 percent renewable electricity, and/or purchase of certified
renewable energy credits. Additionally, as currently proposed, the new building will need to be designed to
meet LEED (Leadership in Energy and Environmental Design) Gold BD+C, comply with the electric vehicle
(EV) charger requirements adopted by the City Council in November 2018, and incorporate bird-friendly
design in the placement of the building and the use of exterior glazing. Other green building requirements,
including water use efficiency, placement of new buildings 24 inches above the Federal Emergency
Management Agency (FEMA) base flood elevation (BFE) to account for sea level rise, and waste
management planning, would also apply to the project. Details regarding how the proposed building would
meet the green and sustainable building requirements will be provided as the project plans and materials
are further developed.
Planning Commission considerations
The following comments/questions are suggested by staff to guide the Commission’s discussion, although
Commissioners should feel free to explore other topics of interest. Some of the topics listed below were
previously identified throughout the staff report.
•

Publicly Accessible Open Space. Should different site layouts for the townhome buildings be explored
to relocate the fire access road away from the edge of the paseo, bring the buildings closer to the paseo
to better activate the area, and potentially create a larger central open space rather than the narrow
greenspaces between the buildings as proposed? Should apartment building amenity spaces other than
bicycle storage be located adjacent to the paseo to promote additional active uses along the paseo?
Does the Planning Commission believe the general approach to the publicly accessible open space
elsewhere on the site is acceptable? While the layout and design are preliminary, does the Commission
have any comments or feedback for the applicant team on the preliminary design and location of the
open spaces, considering the criteria outlined previously in the staff report?

•

Architectural Design and Materials. Is the architectural design of the proposed building appropriate for
a multi-family dwelling building? Does the Planning Commission believe the overall proposal meets the
intent of the ordinance, contains a cohesive design, provides visual interest, and breaks up the
massing? Would the Commission consider a use permit request to modify the design standards for
major and minor modulations for the apartment buildings? As the first redevelopment of a site on this
block since the adoption of ConnectMenlo, does the proposed design set the desired standard for future
redevelopment in the vicinity?

•

Density. Is the proposed density appropriate for the site? The proposal would utilize the bonus level
allowance for density, floor area ratio, and height in exchange for community amenities. At this time the
proposed community amenities have not been identified and staff will be evaluating the project for the
appropriate value of community amenities to be provided in exchange for the bonus level development.
Does the Planning Commission believe that the proposed project is generally appropriate for the site?

•

Overall Approach. Is the overall aesthetic approach for the project consistent with the Planning
Commission’s expectations for new development in the R-MU-B zoning district?

City of Menlo Park
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Correspondence
As of the writing of this report, staff has not received any correspondence regarding the project.
Impact on City Resources
The project sponsor is required to pay Planning, Building and Public Works permit fees, based on the City’s
Master Fee Schedule, to fully cover the cost of staff time spent on the review of the project.
Environmental Review
Study sessions do not require analysis under the California Environmental Quality Act (CEQA). With regard
to the overall project review and action, the terms of the 2017 settlement agreement with the City of East
Palo Alto require projects seeking bonus level development to complete an EIR. Subsequent to this study
session, City staff will identify a consultant to complete the environmental review and prepare an initial study
and EIR for the proposed project. Depending on the initial study, a focused EIR may be prepared only on
the topics that warrant further analysis but would include a transportation and housing analysis at a
minimum, per the terms of the settlement agreement. As currently proposed, the Planning Commission
would take the final action on the project entitlements, including the EIR, after the completion of the
environmental review and any revisions to the plans based on feedback from the Planning Commission and
Planning staff.
Public Notice
Public Notification was achieved by posting the agenda, with the agenda items being listed, at least 72
hours prior to the meeting. Public notification also consisted of publishing a notice in the local newspaper
and notification by mail of owners and occupants within a 300-foot radius of the subject property.
Attachments
A. Location Map
B. Project Description Letter
C. Project Plans
Disclaimer
Attached are reduced versions of maps and diagrams submitted by the applicants. The accuracy of the
information in these drawings is the responsibility of the applicants, and verification of the accuracy by City
Staff is not always possible. The original full-scale maps, drawings and exhibits are available for public
viewing at the Community Development Department.
Exhibits to Be Provided at Meeting
None
Report prepared by:
Tom Smith, Senior Planner
Report reviewed by:
Kyle Perata, Acting Principal Planner
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ATTACHMENT B

Planning Commission
City of Menlo Park
701 Laurel Street
Menlo Park, CA 94025
Project Description Letter, Study Session
141 Jefferson Drive, 180 Constitution Drive, 186 Constitution Drive
Dear Menlo Park Planning Commission:
We are excited to present to you this proposal that would deliver 483 new housing units to the Bayfront Area. We had
recently completed the 146-unit multifamily apartment project at 3645 Haven Avenue, and we look forward to working
with you once again to help alleviate the housing and traffic crises in the area.
The proposed project, named “Menlo Uptown,” is located in the M-2 Area of Menlo Park, north of Highway US 101 and
east of Marsh Road. The project site is across 3 contiguous parcels at 141 Jefferson/172 Constitution Drive, 180
Constitution Drive, and 186 Constitution Drive. The project proposes to demolish the existing office/industrial buildings
on the 3 parcels that total approximately 110,800 square feet.
The proposed project is located in the R-MU-B zoning district within the ConnectMenlo General Plan. ConnectMenlo
seeks to develop a new live/work/play environment in the M-2 area, and we believe this proposed project would further
that vision. Furthermore, this project proposes to deliver maximum residential density by using the bonus level
development provisions, which would bring much-needed new housing to the area.
The proposed 483-unit project consists of 441 apartment units across 2 multifamily buildings and 42 for-sale townhomestyle units, as well as 533 vehicle parking stalls and 799 bicycle parking spaces. The 2 mid-rise apartment buildings will
mirror each other with slight variations to unit count. Both apartment buildings would incorporate two-levels of abovegrade podium garage with five-levels of residential units above, and would include residential amenities, roof decks, and
an outdoor courtyard on the podium level. The 42 for-sale townhomes units would be located in 6 separate three-story
buildings and tuck-under private garages. Additionally, the project proposal incorporates the pedestrian paseo between
Constitution Drive and Jefferson Drive, per the ConnectMenlo plan, in order to improve pedestrian activity and
accessibility throughout the area.
We understand that new construction projects of this size are subject to architectural control review, and as a result the
proposal as presented includes only preliminary design direction. We plan to work with Staff and Planning Commission
to further refine the design of this project. Additionally, we plan to engage the community and our future neighbors in
order to thoughtfully gather, consider, and incorporate feedback.
We anticipate that the project will ultimately require:
• Environmental review to analyze potential environmental and traffic impacts of the project
• Use permit for bonus level development
• Lot line adjustment to change the boundaries of the existing lots

B1

•
•
•

Subdivision to allow the townhome units to be sold separately
Architectural control to review the future design of the project and site improvements
Below Market Rate (BMR) housing agreement to provide on-site BMR units

We believe that the region is in great need of more housing, especially as regional employers continue to grow rapidly.
A jobs/housing imbalance has existed in recent years and is expected to continue into the future, causing further strain
on housing availability, increased rents, and traffic. We look forward to working with Planning Commission to deliver
this new proposed housing project to Menlo Park.
Sincerely,

Andrew Morcos
Development Director
Greystar
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Multifamily Insipiration Image 1 - Modulation and Rhythm

Multifamily Insipiration Image 3 - Building Corner

Multifamily Insipiration Image 2 - Building Corner

Multifamily Insipiration Image 4 - Angled Facade

Multifamily Insipiration Image 5 - Projecting Bays
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EXTERIOR DESIGN - INSPIRATIONS

A-012

Municipal Code 16.45120 (4) Open Space:
All development in the Residential-Mixed Use district shall provide a minimum amount of
open space equal to 25% of the total lot area, with a minimum amount of publicly accessible
open space equal to 25% of the total required open space area.
One hundred (100) square feet of open space per unit shall be created as common open
space. In the case of a mix of private and common open space, such common open space
shall be provided at a ratio equal to one and one-quarter (1.25) square feet for each one (1)
square foot of private open space that is not provided.

Project Compliance - Open Space:
60,068 SF of Open Space provided by design
(49.99% of total site area)

Project Compliance - Common Open Space:
Common Open Space + Private Open Space (1.25x equivalency) = Total Common Open Space Provided
25,284 SF + (17,541 SF*1.25) = 47,210 SF

Includes:
Public Open Space:
17,243 SF
Private & Common Open Space: 42,825 SF

47,210 SF for 441 units = 107 SF per unit

PUBLIC OPEN SPACE

17,243 SF

PRIVATE OPEN SPACE
COMMON OPEN SPACE

17,541 SF
25,284 SF

107 SF Common Open Space/du > min.100 sf/du requirement

Project Requirements:
25% of the total lot area (120,150) = 30,038 SF Open Space required
100 SF of Common Open Space per unit required

Private Open Space:
(Balconies/ Terraces at Level 7) :
3,529 SF

Private Open Space:
(Balconies at Levels 4 to 6): 8,242 SF

Private Open Space:
(Balconies at Level 2): 338 SF

Private Open Space:
(Private Terrace at Level 3): 5,432 SF

Common Open Space:
(Mews at Level 1): 6,490 SF
Public Open Space:
(Paseo & Entryway at Level 1): 17,243 SF

Common Open Space:
(Terraces at Level 7): 3,664 SF

Common Open Space:
(Podium Terrace at Level 3): 15,130 SF

5

LEVEL 07

4

LEVEL 04 (TYPICAL LEVELS 4-6)

3

LEVEL 03
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MENLO PARK, CA
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LEVEL 02

1

LEVEL 01

ZONING COMPLIANCE - OPEN SPACE
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