/- \ PLANNING COMMISSION
AGENDA

Regular Meeting

CITY OF
February 10, 2014 at 7:00 p.m.
MENLO y P

City Council Chambers

\PARK/ 701 Laurel Street, Menlo Park, CA 94025

CALL TO ORDER — 7:00 p.m.
ROLL CALL — Bressler, Eiref (Vice Chair), Ferrick, Kadvany (Chair), Onken, Riggs, Strehl

INTRODUCTION OF STAFF — Deanna Chow, Senior Planner; Jean Lin, Associate Planner; Justin
Murphy, Development Services Manager; Kyle Perata, Associate Planner; Corinna Sandmeier,
Contract Planner; Thomas Rogers, Senior Planner

A.  REPORTS AND ANNOUNCEMENTS

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

Al. Update on Pending Planning Items
a. Housing Element — City Council — January 28 and February 11, 2014
b. General Plan — City Council — February 11 and 25, 2014

B. PUBLIC COMMENTS

Under “Public Comments,” the public may address the Commission on any subject not listed on
the agenda within the jurisdiction of the Commission and items listed under Consent. When you
do so, please state your name and city or political jurisdiction in which you live for the record. The
Commission cannot respond to non-agendized items other than to receive testimony and/or
provide general information.

C. CONSENT
Items on the consent calendar are considered routine in nature, require no further discussion by
the Planning Commission, and may be acted on in one motion unless a member of the Planning

Commission or staff requests a separate discussion on an item.

C1. Approval of minutes from the January 13, 2014 Planning Commission meeting

C2. Confirmation of the Summary of the Planning Commission Comments and
Recommendations for the General Plan Update Scope of Work

D. PUBLIC HEARING

D1. Use Permit/Casey Cramer/228 Princeton Road: Request for a use permit to demolish an
existing single-story, single-family residence and construct a new two-story, single-family
residence on a substandard lot with regard to lot width in the R-1-U (Single-Family Urban)
zoning district.



http://menlopark.org/DocumentCenter/View/5640

February 10, 2014
Agenda Page 2

D2.

El.

F1.

Conditional Development Permit Amendment/Bob Linder/350 Sharon Park Drive:
Request for a Conditional Development Permit (CDP) amendment for a project at an existing
multi-building apartment complex located in the R-3-A-X (Garden Apartment, Conditional
Development) zoning district. The project would include the demolition of the existing
recreation building, the construction of a new recreation building and a new leasing office and
associated parking area, fagade improvements to all of the existing apartment buildings, and
landscaping modifications. The proposed modifications would result in an increase in the
maximum building coverage of up to 40 percent at the subject site, which would exceed the
current maximum of 30 percent, set by the existing CDP. The proposed amendment to the
existing CDP (which covers multiple sites in the vicinity) would apply only to the subject site,
and would not alter the development standards for any of the other properties within the CDP.
As part of the proposal, up to 42 heritage size trees throughout the approximately 15.6-acre
site are proposed for removal, which represents a reduction from the 62 heritage tree
removals previously proposed. The Environmental Quality Commission reviewed the
proposed heritage tree removals at its meeting on December 18, 2013. Continued from the
meeting of November 4, 2013 and originally rescheduled and noticed for the meeting of
January 27, 2014.

REGULAR BUSINESS

Architectural Control/Rob Fischer/1090 El Camino Real: Request for architectural control
to allow exterior modifications to an existing two-story commercial building in conjunction with
a restaurant use in the SP-ECR/D (El Camino Real/Downtown Specific Plan) zoning district.
The proposed exterior modifications would include removing an existing arbor in the plaza
shared with Menlo Center (1010 EI Camino Real), relocating the main entry from the El
Camino Real frontage to the Santa Cruz Avenue frontage, installing a new canopy at the
main entry, adding a new exterior staircase on the Santa Cruz Avenue frontage within the
shell of the existing building, and constructing a new rooftop deck at the rear of the existing
building. The rooftop deck would include an elevator penthouse, stair enclosure, and a
canopy shade structure. The proposed restaurant would include outdoor seating on the
ground floor in the plaza, as well as on the rooftop deck. The gross floor area for the building
would not increase as part of the project.

STUDY SESSION

Housing Element/City of Menlo Park: Study Session to review, discuss and comment on
the proposed draft Zoning Ordinance amendments to Chapter 16.79 (Secondary Dwelling
Unit) pertaining to secondary dwelling unit development standards, including reducing the
minimum lot size eligible for a secondary dwelling unit (without a use permit) to 5,750 square
feet to encourage the creation of more units and reducing the setback requirement for an
existing and permitted accessory structure to allow for conversions of accessory structures to
secondary dwelling units when specific criteria are met. In addition, amendments to Section
16.68.030 (Accessory Buildings and/or Structures) are also proposed. The modifications
include establishing new setbacks for an accessory structure, dependent upon the use of the
structure and to add a limit on the number of plumbing fixtures in a structure to distinguish
use of an accessory structure from a secondary dwelling unit. Both amendments could also
include language and formatting modifications for clarification and consistency purposes.
Continued from the meeting of January 27. Staff report and presentation from the
meeting of January 27.
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G. INFORMATION ITEMS

G1l. Update on the R-4-S Zoning District Compliance Review and Application of State
Density Bonus Law for the Anton Menlo Development at 3639 Haven Avenue.

H. COMMISSION BUSINESS - None
ADJOURNMENT

Future Planning Commission Meeting Schedule

Regular Meeting February 24, 2014
Regular Meeting March 10, 2014
Regular Meeting March 24, 2014
Regular Meeting April 7, 2014
Regular Meeting April 21, 2014
Regular Meeting May 5, 2014
Regular Meeting May 19, 2014

This Agenda is posted in accordance with Government Code Section §54954.2(a) or Section §54956. Members of the public can view electronic
agendas and staff reports by accessing the City website at http://www.menlopark.org and can receive email notification of agenda and staff report
postings by subscribing to the “Home Delivery” service on the City's homepage. Agendas and staff reports may also be obtained by contacting
Vanh Malathong at 650-330-6736. (Posted: February 6, 2014)

At every Regular Meeting of the Commission, in addition to the Public Comment period where the public shall have the right to address the
Commission on any matters of public interest not listed on the agenda, members of the public have the right to directly address the Commission
on any item listed on the agenda at a time designated by the Chair, either before or during the Commission’s consideration of the item.

At every Special Meeting of the Commission, members of the public have the right to directly address the Commission on any item listed on the
agenda at a time designed by the Chair, either before or during consideration of the item.

Any writing that is distributed to a majority of the commission by any person in connection with an agenda item is a disclosable public record
(subject to any exemption under the Public Records Act) and is available for inspection at The Community Development Department, Menlo Park
City Hall, 701 Laurel Street, Menlo Park, CA 94025 during regular business hours.

Persons with disabilities, who require auxiliary aids or services in attending or participating in Planning Commission meetings, may contact the
City Clerk at (650) 330-6600.

Planning Commission meetings are recorded and audio broadcast live. To listen to the live audio broadcast or to past recordings, go to
http://menlopark.granicus.com/ViewPublisher.php?view_id=2.
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SREB

PLANNING COMMISSION

Mo Agenda and Meeting Information

\PARK /

The Planning Commission welcomes your attendance at and participation in this meeting. The City supports
the rights of the public to be informed about meetings and to participate in the business of the City.

ASSISTANCE FOR PERSONS WITH DISABILITIES: Person with disabilities who require auxiliary aids or services in
attending or participating in Planning Commission meetings, may call the Planning Division office at (650) 330-6702
prior to the meeting.

COMMISSION MEETING AGENDA AND REPORTS: Copies of the agenda and the staff reports with their respective
plans are available prior to the meeting at the Planning Division counter in the Administration Building, and on the table
at the rear of the meeting room during the Commission meeting. Members of the public can view or subscribe to
receive future weekly agendas and staff reports in advance by e-mail by accessing the City website at
http://www.menlopark.org.

MEETING TIME & LOCATION: Unless otherwise posted, the starting time of regular and study meetings is 7:00 p.m.
in the City Council Chambers. Meetings will end no later than 11:30 p.m. unless extended at 10:30 p.m. by a three-
fourths vote of the Commission.

PUBLIC TESTIMONY: Members of the public may directly address the Planning Commission on items of interest to
the public that are within the subject matter jurisdiction of the Planning Commission. The City prefers that such matters
be presented in writing at the earliest possible opportunity or by fax at (650) 327-1653, e-mail at
planning.commission@menlopark.org, or hand delivery by 4:00 p.m. on the day of the meeting.

Speaker Request Cards: All members of the public, including project applicants, who wish to speak before the
Planning Commission must complete a Speaker Request Card. The cards shall be completed and submitted to the
Staff Liaison prior to the completion of the applicant’s presentation on the particular agenda item. The cards can be
found on the table at the rear of the meeting room.

Time Limit: Members of the public will have three minutes and applicants will have five minutes to address an
item. Please present your comments clearly and concisely. Exceptions to the time limits shall be at the discretion
of the Chair.

Use of Microphone: When you are recognized by the Chair, please move to the closest microphone, state your
name and address, whom you represent, if not yourself, and the subject of your remarks.

DISORDERLY CONDUCT: Any person using profane, vulgar, loud or boisterous language at any meeting, or
otherwise interrupting the proceedings, and who refuses to be seated or keep quiet when ordered to do so by the Chair
or the Vice Chair is guilty of a misdemeanor. It shall be the duty of the Chief of Police or his/her designee, upon order
of the presiding officer, to eject any person from the meeting room.

RESTROOMS: The entrance to the men’s restroom is located outside the northeast corner of the Chamber. The
women’s restroom is located at the southeast corner of the Chamber.

If you have further questions about the Planning Commission meetings, please contact the Planning Division Office
(650-330-6702) located in the Administration Building.

Revised: 4/11/07
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Regular Meeting
January 13, 2014 at 7:00 p.m.
City Council Chambers

CITY OF
MENLO 701 Laurel Street, Menlo Park, CA 94025

\PARK /

CALL TO ORDER - 7:01 p.m.

ROLL CALL — Bressler (Arrived 7:04 p.m.), Eiref (Vice Chair), Ferrick, Kadvany (Chair), Onken,
Riggs, Strehl

INTRODUCTION OF STAFF — Jean Lin, Associate Planner; Thomas Rogers, Senior Planner;
Corinna Sandmeier, Contract Planner

A. REPORTS AND ANNOUNCEMENTS
There were none.

B. PUBLIC COMMENTS

There were none.

C. CONSENT

C1. Approval of minutes from the December 9, 2013 Planning Commission meeting

(Commissioner Bressler arrived.)
Commission Action: M/S Onken/Strehl to approve the minutes as submitted.
Moation carried 6-0 with Commissioner Riggs abstaining.

C2. Acceptance of Draft Attendance Report for Calendar Year 2013

Commission Action: M/S Onken/Strehl to accept the report as submitted.
Motion carried 7-0.
D. PUBLIC HEARING

D1. Use Permit/Stoecker and Northway Architects/116 Blackburn Avenue: Request for a use
permit to remodel and construct a second story addition to an existing nonconforming single-
story, single-family residence on a substandard lot, and to determine the Floor Area Limit
(FAL) for a parcel with less than 5,000 square feet of lot area in the R-1-U (Single Family
Urban) zoning district. The project would also exceed 50 percent of the existing replacement
value of the nonconforming residence in a 12-month period.

Staff Comment: Planner Lin said two letters received by staff from Ms. Christie Blair, McKendry
Drive and Jessica and Lewis Olsen, Baywood Avenue, supported the proposed design.


http://content.govdelivery.com/attachments/topic_files/CAMENLO/CAMENLO_92/2014/01/09/file_attachments/262081/120913_draft%2Bminutes__262081.pdf
http://content.govdelivery.com/attachments/topic_files/CAMENLO/CAMENLO_92/2014/01/09/file_attachments/262090/Attendance%2BReport%2B2013__262090.pdf
http://content.govdelivery.com/attachments/topic_files/CAMENLO/CAMENLO_92/2014/01/09/file_attachments/262080/011314%2B-%2B116%2BBlackburn%2BAvenue__262080.pdf

Public Comment: Ms. Amy Cramer introduced her husband Scott McGaraghan and noted they
were the property owners. She said they would like to add a second story noting their family of
four. Ms. Elena Campagna, project architect, said she was available for questions.

Chair Kadvany closed the public hearing.

Commission Comments: Commissioner Onken asked if the recreation room behind the existing
garage shown with a kitchenette and shower was a secondary dwelling unit. Planner Lin said staff
researched the history of the recreation room / garage structure and that the recreation room was
built with a permit to have a full bathroom and a small sink but had not been permitted as a
secondary dwelling unit.

Commissioner Riggs moved to make the findings and approve the use permit. He suggested as
the lot was nearly 5,000 square feet at which the maximum floor area limit (FAL) was 2,800 that the
FAL for this lot be determined to be 2,795 square feet. Commissioner Strehl seconded the motion.

Senior Planner Rogers said the applicant had not requested to build to 2,795 square feet. He
noted the lot would be substandard even if it was 5,000 square feet as it has a nhonconforming
residence. He said a later request for space might require a revision to the use permit, regardless
of whether the Commission establishes an explicit FAL at this time.

Commissioner Bressler asked what the purpose of Commissioner Riggs’ suggestion was.
Commissioner Riggs said he would not want the project to have to come back for a very minor
revision. Planner Rogers said staff approves administratively changes that were not visible, that
very minor changes noticed by others were brought to the Commission’s attention to determine if
the change was substantially in compliance with the use permit, and those that were clearly a
change to what the use permit allowed needed to get a use permit revision. Commissioner Ferrick
said setting the FAL at the proportional rate made sense and allowed for some flexibility.

Mr. McGaraghan in response to Commissioner Bressler’'s question said they knew they were not
proposing to build to the maximum allowable FAL.

Commission Action: M/S Riggs/Strehl to approve the item with the following modification.

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

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

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

a. Development of the project shall be substantially in conformance with the plans
prepared by Stoecker and Northway Architects, consisting of seven plan sheets,
dated received on January 9, 2014, and approved by the Planning Commission on
January 13, 2014 except as modified by the conditions contained herein.

b. Prior to building permit issuance, the applicant shall comply with all Sanitary District,
Menlo Park Fire Protection District, and utility companies’ regulations that are
directly applicable to the project.
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c. Prior to building permit issuance, the applicant shall comply with all requirements of
the Building Division, Engineering Division, and Transportation Division that are
directly applicable to the project.

d. 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.

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

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

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

a. The maximum allowable floor area limit (FAL), which is only applicable to the
currently proposed development specified in condition 3a above, is
established at 2,795 square feet. Redevelopment of the subject property
involving the demolition of existing buildings and the proposed addition
would be subject a new FAL determination.

Motion carried 7-0.

D2. Use Permit/Farhad Ashrafi/865 Middle Avenue: Request for a use permit to demolish an
existing single-story, single-family residence and detached garage, and construct a new two-
story, single-family residence with attached garage on a substandard lot with regard to lot
width in the R-1-U (Single-Family Urban) zoning district.

Staff Comment: Planner Sandmeier said a letter from Jeanette Halliday, College Avenue, received
that day, requested landscaping at the back of the lot to include fast growing trees with canopies of
12 to 15 feet.

Public Comment: Mr. Farhad Ashrafi, project architect, said their site plan showed that trees would
be planted at the rear of the property. He said the type of trees would be determined once they
had a landscape architect’s design.

Commissioner Eiref noted a solar panel roof on a property on the El Camino Real side of the
subject site. He asked if they had spoken with that property owner. Mr. Ashrafi said the project
property owner spoke with both the left and right side neighbors and provided plans to them. He
said they were very receptive to the plans. Commissioner Eiref said the design was within
setbacks but was five feet closer to the other house and would be double in height. Mr. Ashrafi
said the neighbors had not raised any concerns.

Commissioner Onken asked about the tree planting shown on the right side of the property and if
that was to provide screening for the upstairs window. Mr. Ashrafi said that was correct noting one
of the bedrooms faced the side.

Menlo Park Planning Commission
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Chair Kadvany asked if a tile roof was proposed. Mr. Ashrafi said that was correct. He said the
property owner wanted to make one change to the plan which was to remove the grids from the
windows due to the cost associated with those.

Commissioner Onken asked if this home was being built for the owner to occupy or if it would be
sold. Mr. Ashrafi said the owner was developing the residence for sale.

Chair Kadvany closed the public hearing.

Commission Comment: Chair Kadvany said this design would be a change for Middle Avenue in
this area which had many older, modest, one-story homes. He said that divided light windows
were desirable noting without the grids the windows would create void spaces.

Commissioner Eiref said this would be the first two-story home on that side of Middle Avenue and
that any other two-stories were a considerable distance away. He noted he was neutral on the
design but thought the design should be held to the highest standards, and he would not want the
window grids to be removed.

Commissioner Strehl said she agreed with Commissioners Kadvany and Eiref's comments on the
divided light windows.

Chair Kadvany said the Commission was referring to true simulated divided light windows with a
spacer bar and not pasted on grids.

Commissioner Riggs said he thought the building was handsome for its style and he appreciated
seeing hand drawings nicely portrayed. He said his concern with the project was the style however
as this was one of the blocks that was consistently one-story cottages.

Commissioner Onken said not having simulated divided light windows created a different looking
project. He said he could consider approving the project as is or continue it to have it come back
showing the window grids removed.

Mr. Shahrokh Satvatmanesh, property owner, said he would not alter the windows.

Chair Kadvany said he liked how the forms were put together and that the second floor was nicely
recessed from the sides and front. He said however that he did not think the proposed style would
integrate with neighboring homes as well as other styles might.

Commissioner Eiref said the residence was surrounded by bungalows and it was possible to do a
nice two-story bungalow with a setback. He said as this was the first property for redevelopment in
this area of Middle Avenue that it would be great to have something that would fit and could be
replicated.

Commissioner Riggs said the design itself was nicely integrated and the massing was amenable
for the first two-story in the area. He said he thought the floor plan could work.

Commissioner Onken moved to accept the findings and approve the use permit.

Commissioner Bressler said none of the neighbors had complained about the project. He said he
did not like the proposal much but it was within the rules.

Commissioner Ferrick seconded the motion.
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Chair Kadvany noted the design of a home on Creek Drive which by itself worked but was
completely out of context with the neighborhood. He said he would vote no on this project.

Commissioner Eiref said the home met the correct requirements. He noted the next item was the
same architect and that proposal was a very similar design.

Commissioner Riggs said although they did not have design guidelines they should protect
neighborhoods, and although this was a handsome design, it did not fit within the context of the
neighborhood.

Commissioner Ferrick said the project would bring front and side setbacks into conformance. She
said it was a well proportioned design project and although not like neighboring styles, it was not a
terrible choice noting other Mediterranean styles. She said without architectural design guidelines
there was no basis to deny the project.

Commission Action: M/S Onken/Ferrick to make the findings and approve the use permit including
keeping the true divided simulated light window requirement.

Motion failed 2-5 with Commissioner Ferrick and Strehl in favor and the other five Commissioners
opposed.

Commissioner Ferrick asked if this proposal was being held to a different standard because the
owner would sell the project and not live there. Commissioner Eiref said whether the property
owner lived there or not this project would stick out because it was so different from the other
homes. Commissioner Strehl said whatever the design was it would be different from the existing
surrounding homes. Chair Kadvany said irrespective of design guidelines it was up to an architect
to address the context of the street with design, materials, and landscaping. Commissioner Riggs
said he was confident Mr. Ashrafi could design within the context of the existing homes.

Mr. Ashafri upon Commission request said he had visited the neighborhood prior to designing the
project. He said staff had made a reference that all the garages in the area were detached and in
the rear. He said in fact most of them were attached and recessed. He said there were apartment
buildings across the street and west of the park there were four new developments with homes
having similar architecture as this proposal. He said on the next block to the east there was a
remodel that was two-story and in the middle of the subject block there was a two-story recessed
on the back of the lot. He said absent guidelines he believed the zoning ordinance provided the
guidelines and envelop in which to design the development. He said as this was being developed
to sell that it did not make sense to under-develop the lot. He said the owner put thought into the
materials. He said it was a good design that gave depth and volume to the building yet was not
overpowering.

Commissioner Onken said it did not matter if the developer would live in the home or not but he
guestioned that the same architecture was being put forward no matter what neighborhood and its
context. He said when they have residential guidelines people would not be surprised when they
came before the Commission. He said the zoning ordinance however required the proposed
design to come before the Commission.

Mr. Ashrafti said the project was before the Commission because it was a substandard lot. He said
if the lot width had been 65 feet the project would not have needed to come before the
Commission. He said he served two different entities — his client and the City. He asked what he
needed to do noting the project had been awhile coming forward to the Commission because of
staff reductions.
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Chair Kadvany said he liked the garage even though it took a prominent portion of the front but the
architect had mitigated its appearance. He said the forms, massing, and setbacks were good. He
said the concern was the surface materials, the roofing and the context with the neighboring
homes.

Mr. Ashrafi said they could use siding and shingles for roofing if that was what the Commission
wanted. He said they could play with the texture of the building.

Mr. Satvamanesh said he had developed many projects in Menlo Park. He said they did the
project at 1131 Saxon Way for which Mr. Ashrafi was the architect and which was a different type
of construction. He said they did 333 University Avenue, which was a Craftsman style home. He
said for this project they came to the City and asked what would they like. He said they were told
there were no guidelines and they could design what they liked. He said that the existing building
was stucco with a tile roof and a Mediterranean style. He said they tried to replace with a similar
project with what was existing. He said the homes on that block were bungalows but there was no
overriding style. He said past the apartments the developments there were Mediterranean. He
said he was a civil engineer with a structural and geotechnical master degree. He said there was
no design style for his architect to try to match. He said he did not want to build a house that stuck
out as no one would want to buy it.

Commissioner Eiref said he would protect the people of Menlo Park and there was a style in the
neighborhood which was bungalows. He said the owner was building to the maximums. He said
the comment made about removing the dividers because of the cost in a booming real estate
market concerned him. He said this property was on the edge of the Allied Arts neighborhood that
has many examples of beautiful architecture.

Mr. Satvamanesh said that Mr. Ashrafi was incorrect that the concern with the dividers was the
cost. He said he personally did not like dividers and if they saw his home they would see he has
no dividers. He said he was out of the country without internet access when the dividers were put
into the plans.

Commissioner Eiref said his preference would be to continue the design. Commissioner Bressler
said he agreed with Commissioner Eiref that they needed to protect the neighborhood and whether
or not there were guidelines was irrelevant. He said if the applicants had specific questions they
should ask.

Commissioner Ferrick noted the scrutiny of this project because the lot was substandard. She said
the fairness of making the redevelopment process that much more difficult and expensive for the
smallest property owner was something the City needed to consider, noting she did not like it as a
substandard lot owner herself. She said in this neighborhood there were not only one-story
bungalow homes and that she could think of a couple of two story stucco and tiled roof homes
within a nearby radius. She noted the nearby Safeway project and its stucco, three-story building
and tile roof. She noted stucco two-stories on College Avenue and at 389 Middle Avenue there
were two family homes one of which was a Mediterranean tile roof home. She said it would not be
her choice of a home but it was the applicant’s choice. She said it was her observation that the
opinion shifted dramatically when the architect was asked if the owner would live in the home or
sell it.

Chair Kadvany said context was what was on the block and not across the street. He said the City
about 10 years prior was set to adopt some City guidelines but did not as there were residents
opposed. He said the zoning ordinance outlined a process to bring people before the Commission
for guidance to prevent the building of McMansions by developers.
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Commissioner Ferrick said she thought if the standard lots had some similar process that would be
fairer. She agreed that it was good to have review as she thought they got better projects because
of it. She noted an earlier project was a modern-style two-story house in the Willows and she was
not sure about the context there but it was a likable house. She said initially architects on the
Commission described this house as a handsome structure designed adequately and she felt like
they were not being consistent.

Commissioner Riggs said he resolved substandard lot unfairness by determining to protect what
he could if the City Council would not apply standards all around town. He said in terms of this
architecture that he did not think the architect needed the Commission to tell him what siding to
use. He said there were ideas to be had from homes in the Allied Arts area. He said that cast
window trim had no basis in California. He said he understood wanting to do a “look at me” home
but not in a block of the most conservative architecture in town. He said he did not necessarily
think stucco or the tile roof should be ruled out.

Commissioner Eiref moved to have the project continued and for the applicant to work with staff.
Commissioner Bressler seconded the motion.

Commissioner Strehl said this was not the style she would choose but she felt the applicants had
followed the regulations and guidelines, which was why she had voted to approve. She noted
homes built in her neighborhood not needing Commission review had not necessarily taken
context into consideration and when approved were completely out of context and were larger
structures than this proposal. She said she did not think they were necessarily playing evenly
across the board with these properties.

Commissioner Bressler said that substandard lots cost less. He said they had nothing to apologize
in that regard.

Mr. Satvatmanesh said he paid $300,000 more than the asking price for this property and he
questioned Commissioner Bressler’s statement that substandard lots cost less. He said he wished
he had been told earlier what the Commission would want. He said he did what the law said, did
the process and talked to the planners about what kind of project he could do. He said he wished
someone had told him before he had spent $80,000 already that he would have to change the
drawings. He said he did his research and there was no standard that said he had to build a
bungalow and if that had been a requirement he would not have bought the lot.

Commission Action: M/S Eiref/Bressler to continue the item with direction including being more
consistent with the design of existing homes along Middle Avenue, especially in regards to surface
materials.

Motion carried 7-0.

D3. Use Permit/Farhad Naimy/1015 Atkinson Lane: Request for a use permit to demolish an
existing single-story, single-family residence and construct a new two-story, single-family
residence on a substandard lot with regard to lot depth in the R-1-S (Single-Family Suburban)
zoning district. As part of the proposal, a heritage magnolia measuring 20 inches in diameter,
at the right rear corner of the property, is proposed for removal.

Staff Comment: Ms. Sandmeier said staff had no additional comments.
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Public Comment: Mr. Ashrafi, project architect, said the lot was substandard because of its
location on a cul de sac. He said another two-story home was just one home removed from this
site and another two lots down. He said they have talked to the neighbors and were doing
generous setbacks on both sides. He said the neighbors at 1005 were concerned because of how
their front yard was situated and they allowed that neighbor a part of the subject property so the
neighbor’s lawn would be protected in lieu of putting up a fence. He said they held several
meetings with the right side neighbors. He said one aspect to address was the design was
originally submitted with slate roof but most of the roofs in the neighborhood except for the
Mediterranean house two doors up were composite shingle. He said they would like to change the
roof material to composite shingle.

Mr. Nicholas Menaker, resident at 1035 Atkinson Lane, said he was a tenant. He said the
homeowner where he lived could not attend this evening nor had he been engaged by the
applicants in any of the dialogues mentioned. He said he had not seen any plans until the agenda
packet. He said concerns he and the homeowner have were why the setback was moved 10 feet
from the left and brought to the statutory minimum on the right. He said that was compressing the
property and house in which he lived, and was not necessary as the footprint of the home was not
changing. He said another question the homeowner had was whether there would be an air
conditioner and if so where it would be located, and what the specifications and size of it were.

Ms. Bonita Lew said her home was located to the rear of the project site. She said in her second
letter she requested more screening along the rear fence and that they make the windows smaller
as her living area was in the back of her home, and she felt her privacy would be impacted.

Chair Kadvany closed the public hearing.

Responding to a query from the Chair, Planner Sandmeier said an air condition unit was proposed
and would be on the left side, confirming that was the opposite side from Mr. Menaker’s residence.

Mr. Ashrafi said that each neighbor had received notice that they would hold a neighborhood
meeting to share the plans. He noted that Mr. Menaker had not attended. He said they had asked
their landscape architect to coordinate the planting of trees on the subject property with the trees
planted on the neighbor’s property to provide maximum screening. He said the master bedroom
on the second story faced the rear and had two three foot windows that would have landscape
screening.

Chair Kadvany noted that the windows on the front had shutters but there were none on the rear
windows. He thought they should consider using on the rear windows or mitigating the void
appearance of those windows somehow.

Commissioner Eiref said there were other large two-story homes in the neighborhood. He said it
was a very large home and landscape screening was needed to protect the rear neighbor. He
guestioned the tall chimney located in the center of the roof as it had stone veneer but which
material was not found anywhere else. Mr. Ashrafi said there was a trellis to tone down the
chimney. Commissioner Eiref said the stone was basically on the rear of the chimney. Mr. Ashrafi
said they have two chimneys both of which have stone veneer. Commissioner Eiref said there was
not much backyard and it didn’t seem the stone veneer on the rear of the chimneys would be
visible for those living in the home but very visible for the rear neighbor. Mr. Ashrafi said they could
use different materials on the chimney. Commissioner Eiref asked if they would replace the fence.
Mr. Ashrafi said the fence on the right side was on the subject property and would be relocated to
the property line and the rest of the fence was on the property line and would be maintained or
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repaired if needed. Commissioner Eiref said there would be heavy construction for a 1,900 square
foot basement and suggested mitigation such as fencing as much as possible. Mr. Ashrafi said
there would be construction fencing.

Commissioner Ferrick said this was a large structure and asked about any energy efficiencies that
might be used. Mr. Ashrafi said the appliances would be energy and water saving including a
tankless water heater. He said they had not considered solar panels but would use insulation,
radiant barriers in the roof, and cool roof technology. Commissioner Ferrick asked about the
windows. Mr. Ashrafi said they were all dual glazed windows. Commissioner Ferrick encouraged
the use of greater efficiencies than just standard requirements as the energy costs for such a large
home would be great. She asked if the paving would be permeable. Mr. Ashrafi said they would
use pavers. Commissioner Ferrick said she was fine with the shape and materials of the chimneys
except this material was typically from China and that it was energy inefficient to import materials
on boats from other countries. She said she would prefer something else for that reason. Mr.
Ashrafi said this was a stone veneer that was not an imported product.

Commissioner Onken said the mass was large but within the setbacks. He said the front was
articulated with a deep porch that helped break up the mass. He moved to approve.

Mr. Menaker asked why the fence was being moved to property line. Commissioner Onken
encouraged him to discuss the property boundary location with staff.

Commissioner Riggs said the Magnolia proposed for removal looked healthy and he could not tell if
it was a Southern Magnolia or a Saucer Magnolia. Mr. Menaker said the Magnolia’s roots were
breaking the concrete. Commissioner Riggs said if it was a Saucer Magnolia it would be a shame
to lose one so large. He asked what tree would replace the tree lost in front of the subject
property. Mr. Ashrafi said the City requested a 24-inch box Red Oak. Commissioner Riggs said
he very much liked the proportions and materials of the chimneys. He asked what the color of the
stone would be. Mr. Ashrafi said that they would coordinate stucco, trim and stone color.
Commissioner Riggs said typically on larger projects the Commissioner was given materials and
color boards and that he was noting that for staff.

Commissioner Ferrick seconded the motion.

Commissioner Riggs suggested that the motion include changing the roof material to composite
shingle. Commissioner Ferrick agreed and encouraged the use of energy efficient systems and
window upgrades. Commissioner Eiref asked if the applicant would confirm for the record that they
would do landscape screening on the rear. Mr. Ashrafi said they would. Commissioner Ferrick
asked that they work on the property line and fence location with the neighbor. Mr. Ashrafi said the
fence was located two feet into their property and would be relocated on the property line.

Senior Planner Rogers noted the rear neighbor had expressed concern related to the number of
trees planned for screening.

Commissioner Onken said the motion was to approve as recommended to include a modification
to revise the plans to show the roof to be composite shingle and to include an enhanced landscape
plan. Commissioner Ferrick seconded the motion as restated.

Commission Action: M/S Onken/Ferrick to approve the item with the following modifications,

1. Make a finding that the project is categorically exempt under Class 3 (Section 15303,
“New Construction or Conversion of Small Structures”) of the current CEQA guidelines.
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2. Make findings, as per Section 16.82.030 of the Zoning Ordinance pertaining to the
granting of use permits, that the proposed use will not be detrimental to the health,
safety, morals, comfort and general welfare of the persons residing or working in the
neighborhood of such proposed use, and will not be detrimental to property and
improvements in the neighborhood or the general welfare of the City.

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

a.

Development of the project shall be substantially in conformance with the plans
prepared by Ashrafi Architect, consisting of 17 plan sheets, dated received
December 16, 2013, and approved by the Planning Commission on January 13,
2014, except as modified by the conditions contained herein, subject to review and
approval by the Planning Division.

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

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

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

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

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

Heritage trees in the vicinity of the construction project shall be protected pursuant
to the Heritage Tree Ordinance and the attached arborist report.

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

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

applicant may submit revised plans showing the roof to be composite shingle,
subject to review and approval of the Planning Division.

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

applicant shall submit an enhanced landscape plan, subject to review and
approval of the Planning Division. The enhanced landscape plan shall have
the objective of providing additional screening to the rear neighbor at 20 Palm
Court, and shall be developed with the input of this neighbor.

Motion carried 7-0.
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D4. Use Permit/Benjamin T. Himlan, Off the Grid/1090 Merrill Street: Request for a use
permit for a recurring special event (weekly food truck market) on a portion of the Caltrain
parking lot, at the corner of Merrill Street and Ravenswood Avenue in the SP-ECR/D (El
Camino Real/Downtown Specific Plan) zoning district. The event would occur on Wednesday
evenings between 5:00 p.m. and 9:00 p.m., with setup starting at 3:30 p.m. and cleanup
concluding at 10:00 p.m. The event would include amplified live music (typically consisting of
one to two musicians playing predominantly acoustic instruments) and generator use, which
may exceed Noise Ordinance limits. The event would have an initial term of one year, so that
its operations can be evaluated prior to any long-term approval.

Staff Comment: Senior Planner Rogers said staff had received additional correspondence since
the printing of the staff report. He said copies were given to the Commission and copies were also
available for the public. He said similar to other correspondences received included with the staff
report there were letters of both opposition and support. He said the City’s Economic Development
Manager Jim Cogan was available to answer questions as well.

Questions of Staff: Commissioner Eiref asked if there was data related to similar events in the Bay
area and impacts on local restaurants. Senior Planner Rogers said staff did not have any
numerical, quantitative data but spoke with planners with the cities of Belmont and Burlingame,
locations where there were Off the Grid markets. He said those planners indicated that there were
no identifiable negative impacts, although in Burlingame there were statements of effects by some
local merchants.

Chair Kadvany asked about the noise standard for this event. Senior Planner Rogers said the
City’s noise ordinance was stated as applying at the nearest residential property and enforced
upon complaint. He said with complaints that enforcement officers use a noise meter at the
nearest residence to the noise source.

Commissioner Ferrick asked if this was the only location considered. Senior Planner Rogers said
there was the possibility of something downtown in the Chestnut Street area as related to the
paseo in the Specific Plan and that was suggested to the vendor. He said the vendors indicated
they have a good working relationship with Caltrain and the location was active with commuters.

Commissioner Onken said he thought on Wednesday nights there were tables set up in the area
providing food to the homeless and asked if that use had gotten a permit. Senior Planner Rogers
said he was not personally aware of that activity and it had not been permitted to his knowledge.

Commissioner Eiref said he went by the site at 5:30 p.m. and there were about 20 cars parked on
one end. He asked how parking would be blocked. Senior Planner Rogers said the vendor at the
Belmont Caltrain, on attachments F2 and F3, posts signage noticing the day, time and where
parking would be restricted.

Chair Kadvany asked if the parking fee was the same throughout the day. Planner Rogers said in
the Caltrain parking lot west of the tracks all of the parking cost the same, around $5.00 and was
for the entire day.

Commissioner Strehl asked if cars would be towed or ticketed because of the proposed event.
Planner Rogers said there was no ticketing by the City but Caltrain can issue tickets when people
do not pay fees. He said he has also been informally monitoring the lot and usually in the evening
there might be only five cars.
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Public Comment: Mr. Ben Himlan, Business Development Manager, Off the Grid, said the concept
of grouping food and trains together started in 2010 and they now operate 25 markets in 22
locations across five counties once a week. He said they wanted to create a unique eating
experience for the City of Menlo Park. He said they have worked at length with the Planning staff
to thoroughly address the details of the proposal and hopefully mitigate concerns. He said he
understood those who had concerns but noted there were also many who supported the project
and were excited about it.

Commissioner Onken noted a specific condition stating the applicant would monitor trash and
clean up after the market. He asked where the trash would be collected. Mr. Himlan said they
require every vendor who participated in the market to bring a three compartment trash system
with them for recycling, waste and compost. He said the vendors take the units back to their
commissaries or restaurants for collection. He said they also put three waste units around the
market that typically were used more than those at the trucks and those were emptied periodically
into their 16-foot box truck, which was taken back to their San Francisco offices and sorted by San
Francisco Conservation Corps (SFCC).

Commissioner Onken asked about liability insurance. Mr. Himlan said they carry $5,000,000 in
liability insurance. Commissioner Onken asked if that covered individual vendors. Mr. Himlan said
each vendor also names them as an additional insured on an evidence of insurance and all of
those fall under the company’s insurance umbrella.

Commissioner Strehl asked if the vendors have to carry additional liability. Mr. Himlan said they
did. Mr. Matt Cohen, owner of Off the Grid, said each vendor was required to carry a minimum of
$2,000,000 general liability insurance and $1,000,000 per incident which was fairly standard for
general food service industry.

Commissioner Strehl asked if the eating utensils, cups and plates were all biodegradable or
recyclable. Mr. Himlan said they request their vendors to use only compostable and recyclable
materials. Commissioner Strehl asked what their projection was for the number of expected
customers. Mr. Himlan said they project 800 to 1,000 customers over the five hours and having 10
trucks. Commissioner Strehl asked about the fee to Caltrain. Mr. Himlan said they pay a base
monthly fee of $750 and a percentage of the profit. Commissioner Strehl asked if they provide
tables and chairs. Mr. Himlan said only chairs. In response to Commissioner Strehl’s question
about attendance in Burlingame, Mr. Himlan said there were about 1,000 to 1,200 people with one
large turn as people came home from work and then another of people who went home first, came
later and who tended to stay longer. Commissioner Strehl asked about their relationship with local
food vendors in Burlingame. Mr. Himlan said in Menlo Park they had worked with City staff for
seven months to apply for a permit but in Burlingame they were told they did not need a permit as
they had authorization for private property and had a business license. He said there was
opposition from the Broadway Bid at which point they decided to terminate their contract with
Caltrain. He said they then went to the City and asked them to issue a permit. He said that led to
a public hearing and Council voted 4 to 1 for Off the Grid to stay. He said since then they have
made efforts to work with the BID for cross-promotional opportunities that might be available.

Commissioner Onken asked if the applicant had any information as to negative or positive impacts
on local businesses. He also asked if the Off the Grid research department had looked into ways
to dampen the generator noise produced. He asked why they needed 10 trucks noting that on
Monday nights there were four trucks in the Willows area and throngs of people. Mr. Himlan said
as they have grown people have requested that they locate in their community and he thought they
already had a customer base in Menlo Park. He said the number of trucks depended on
attendance. He said they were asking to do 10 to 12 trucks. He said realistically they would start
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with 10 trucks and gauge attendance. He said the number of trucks helped reduce lines and
increased parking turnaround. He said typically they have eight to 10 trucks and in some areas
they have 12 which were larger scale destination places. He said they encourage all their vendors
to use a Honda generator that was the most energy efficient and quietest in the market. He said
some trucks have the generators built into them while others were external but in both instances
those were permitted through the County Health Department. He said in this proposed location
there was already a lot of noise with cars on Ravenswood Avenue. He said generator noise has
not deterred people from wanting to stay. He said they have testimony from different property
management groups and businesses they work with but those entities had not shared their sales
numbers. He said they can communicate with a lot of people through social media and they
operate rain or shine. He said people come from 10 to 15 miles away and that foot traffic
potentially would have a beneficial impact on local businesses. Commissioner Eiref suggested
surveying customers to find out if they use other facilities in the City.

Chair Kadvany noted there would be one porta-potty. Mr. Himlan said they would have one ADA
accessible porta-potty which was what they use in most of their locations. Chair Kadvany said it
was all day parking and asked about employee parking, and what happened with Caltrain parking
after 5:00 p.m. Mr. Himlan said employees come via the 16-foot box truck and noted a parking
analysis in the staff report. He said they want to use the south end and at 5:00 p.m. they found
that area lightly parked or even empty. He said the parking analysis showed over increments of 30
minutes as the evening progressed parking decreased allowing for parking availability for their
customers. He said the parking fees would apply. He said Caltrain has authorized use of the
space and had considerable data about use. He said there would be some overlap at 5:00 p.m. as
it was a commuter lot. He said in the 5 to 7 p.m. timeframe people tend to get food to go and for
the later hours people come to eat and stay. Chair Kadvany said he thought $5 for parking was
steep for those who wanted to stay 15 to 30 minutes. Mr. Himlan said they could have a
conversation with Caltrain about that but at this point it was intended that the fees would apply.
Chair Kadvany said there was some uncertainty about parking and maybe people would not pay
$5 to park. He asked if they considered a smaller pilot project to then determine if the parking
needed increasing. Mr. Himlan said scaling down the number of trucks would not necessarily keep
people from coming. He said there’s been a lot of press and attention and they would need to be
prepared for that if the permit was approved for them to operate.

Mr. Cohen said at their location in San Francisco there’s adjacent parking at Fort Mason whose
parking fees are about the same as the Caltrain’s. He said while more hourly rented it starts at $3
and goes to $5 for one hour. He said people use that parking. He said they have identified 8 to 10
trucks for their markets as that was the number of trucks needed to serve the need. He said there
might be a huge surge of use in the beginning that might drop later at which time they could have
fewer trucks but they would not want the situation where people had to wait in line an hour to get
food.

Mr. Joseph Sinnott said he and his wife lived across the street from the Caltrain station. He said
he was very familiar with the area proposed for the market. He said it would be a mistake to issue
the permit if even on a temporary basis. He said the site was close and at the same elevation as
the southbound tracks or about 20 feet away. He said men, women, and children eating at the site
would be subject to harmful levels of high whistle intensity sounds and might experience hearing
loss. He said the tracks at the Belmont station were elevated and so there were no whistles and
also further away from the trucks. He said in Menlo Park trains that don’t stop at the station start
sounding whistles north of Oak Grove Avenue and through the station area until they cross
Ravenswood, noting there were eight of these trains each weekday night between 5 and 7 p.m.

He said hearing loss depended upon not only the sound level but cumulative levels of exposure.
He said he had read that train whistles were at 110 to 120 decibels and 85 decibels was enough to
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cause some type of hearing loss. He suggested measuring the sound levels of site to see if they
were acceptable.

Mr. Bob Larson said he was the owner and operator of the Round Table Pizza at 1220 EI Camino
Real in Menlo Park. He said his father started the restaurant at that site in 1959 and he was proud
to continue his business in Menlo Park. He read from an article that independently owned local
businesses have taken a beating in the wake of the recession and bringing this event to town
represented unfair competition and created an uneven playing field. He said restaurants pay
property taxes either directly if they own the premises or through rent. He said they hire local
workers and they contribute to a vibrant business district seven days a week. He said food trucks
don’t pay rent or property taxes and just a small fee to Off the Grid. He said what outrages him the
most was these food trucks would use publicly owned property which he pays for with his taxes.
He said it was like a store coming to town and instead of leasing a building setting up shop in City
Hall. He said there was no research on impacts. He said Burlingame restaurant owners have
reported a loss of business because of food trucks in their city. He asked amplified music was
need for a food truck event next door to an apartment complex at Menlo Square, home to 25
families. He said this was not about anti-competition. He said being in the restaurant business for
37 years that he expected competition but he would never have foreseen that a benign parking lot
would turn into a movable food court one week night every week. He said there were food trucks
in all of the corridors of the City five days of the week and that has affected his catering by at least
60 to 70%. He said there was a lack of scrutiny and no outreach to business owners. He said
Wednesdays were good nights for local businesses while Monday Tuesdays tended to be slow.

Ms. Enjay Smith, Menlo Square, said the residents there ranged from small children to older
people. She said her concern was the possible problem of the music/noise. She said the report
indicated the amplified music and the generators would be a new noise source. She said her
concern was for the residents of Menlo Square that somebody would impose their music upon the
residents. She said people don’t want trucks to drive up to their front door and play whatever
music they want. She said she understood the music would be directed toward Kepler’s but in that
area noise ricochets off all the buildings. She said she was on the back of Menlo Square and it
sounded like the train was coming right down El Camino Real. She said if the permit was
approved, which she hoped it was not as she thought there were much better places that wouldn’t
cause aggravation for the residents, she suggested that whenever there was agitation or complaint
about the music that the plug be pulled for the rest of whatever the initial period of the use permit
was.

Mr. Ali El Safy said he was a small business owner in Menlo Park for the last 20 years. He said his
restaurant Bistro Vita was located at 601 Santa Cruz Avenue. He said he was concerned with the
proposal as they were just emerging from a difficult recession and business was just slowly
returning to Santa Cruz Avenue. He said with the loyalty of his customers and employees they
were making a comeback but it was not guaranteed. He said the addition of unregulated food
trucks to the local food scene would threaten his business noting the costs of employee salaries,
worker’'s compensation insurance and other insurance. He said his business generates $78,000 of
sales tax annually, he pays property taxes and he hires local kids when they come home for the
summer. He suggested that Off the Grid was a great idea but should be in a different location and
different day with no music. He suggested Burgess Park as it would be safer or in the area near
Facebook.

Ms. Nicki Poulos said she operates a coffee shop in Menlo Park. She said she agreed with the
first speaker Mr. Sinnott and with the second, third and fourth speakers about the music, and
agreed it was wrong to have freeloaders come in after local business owners had suffered through
the recession. She said she agreed with the idea of having them located further away from the
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downtown. She said she did not think the cleanliness would be up to standards noting she finds
her business’ trash containers filled with others trash. She said she did not want to be dealing with
someone else’s trash.

Mr. Luis Oseguera said he and his mother Catalina run Mex-to-Go restaurant at 1081 El Camino
Real. He said his father opened the restaurant there in 1987. He said the proposed use was
unfair to those who running a business in Menlo Park noting the expense of operations. He said
he agreed with all of the previous speakers from local businesses that this was unfair and that it
was not justifiable to open up a parking lot and have vendors take away local business customers.

Mr. Kurt Ugur said that any sales tax generated by these trucks would go to the County and not the
City. He said he did not know the City was running a charity. He said for his business he pays
$8,500 in property tax, $2,300 for sewer, $597 for a parking space at Plaza 8 where he cannot find
parking, pays for business license, and he donates for nonprofit Menlo Park organizations. He
said to have this market in the center of the train station was unthinkable. He said the County’s
health inspections and level of hygiene and safety of the restaurants inspected by them protected
the health of people. He asked who would inspect these food vendors. He said this would be
unfair business practices and would bring trouble on the City. He asked where 1,000 people would
park their cars. He said one porta-potty would not suffice. He asked the Commission to listen to
those speaking tonight and not allow this to happen at this location. He said the City had lost
businesses because of the recession and economy was improving but now the City was
entertaining the intent to allow people to come into the City and make money without paying any
taxes.

Chair Kadvany called the speaker Emilio but no one answered.

Mr. Bez Zahedi said he owned Una Mas Mexican Restaurant at 683 Santa Cruz Avenue which he
has operated there for seven years. He said he agreed with the other speakers. He said parking
on this side of El Camino Real was free after 6 p.m. He said there was a huge parking issue and
for this group to come and use needed parking spaces for the local businesses was wrong and
they would lose customers because they would have nowhere to park. He said the closed Caltrain
parking lot would force everyone else to park elsewhere. He said like Mr. Wglor noted that one
porta-potty would not be enough and people would come to their restaurants to use their
bathrooms, and that when people come back to their cars from the Caltrain lot they would put their
garbage in their businesses’ waste receptacles. He noted the reference to commuters getting
takeout food from 5 to 7 p.m. He said those were the local restaurants’ customers who come and
pickup food from them.

Chair Kadvany asked if the projected 1,000 people was over the whole evening or expected at one
time. Mr. Cohen said it was the high end number for attendance over the evening. He said it was
about 100 to 150 people an hour.

Ms. Kelly Vallarino, unincorporated Menlo Park, Monterey Avenue, said she was a daily commuter
to Oakland. She said that there were approximately 81 home games for the San Francisco Giants
and approximately 12 day games on Wednesdays. She said they have many friends who go and
use the Caltrain parking in Menlo Park to go by train to the games. She said there would be traffic
impacts noting many local sports events. She said when the food trucks were inspected by the
County of San Mateo they were typically empty.

Chair Kadvany called on Kristen Leep but there was no response.
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Mr. Hank Lawrence said the proposal was not a good idea. He said the restaurateurs and
merchants were the fabric of Menlo Park, and should be recognized for having provided really
good service and belonging to the community. He said these were good people who worked hard,
paid a lot of taxes and contributed much to the community. He said they needed to be treated with
a certain level of dignity and respect. He said he talked with Fran Dehn and suggested the
Chamber of Commerce work with all of the restaurateurs and come up with something they could
do mid-week Tuesday or Wednesday where restaurants would host some type of special such as
reduced prices, or a theme or more sidewalk café thing. He suggested they hold up on this
proposal and allow the locals to make an alternate proposal.

Ms. Christin Evans said she was involved with the Kepler’'s 3.0. She said Kepler's Books was
located adjacent to the proposed site. She said they polled over 20 staff members about the
proposed one year trial period for the event. She said there was unanimous support for the market
to be there but also concerns and caveats basically regarding the need to address parking
conflicts, bathroom use, and duration of the trial period. She said the idea of having late evening
diverse food choices was appealing to the staff and staff felt having this would also be fun for their
patrons who attend over 200 different activities at their store a year. She said she met with Mr.
Himlan and Mr. Cohen to discuss joint marketing efforts for some exciting evenings out for Menlo
Park residents and the broader community that their two businesses serve. She said their primary
concern would be mitigated with some measures. She said regarding parking that though Off the
Grid patrons might park in the Menlo Center garage that through signage alerting their event
attendees of where parking designated for them was available this could be mitigated. She said
Off the Grid was offering signage for posting at the garage at Menlo Center. She said in 2013
Kepler's hosted 33 events out of 52 Wednesdays of which they thought only eight would have
posed a significant conflict with Off the Grid. She said they also would like to address the
bathroom concern noting that Kepler’'s already has significant issue with non-customer use of their
bathroom facilities. She said they requested that Off the Grid use a high quality porta-potty that
was inviting and regularly maintained, and that would address the majority of demand. She said if
there was more demand they would request Off the Grid supply a second porta-potty. She said
during the trial period they would monitor the use of Kepler’'s bathrooms. She said ideally they
would like to see a trial period of less than a year and that two to three, even six months would
produce data on impacts to businesses but they also understood Off the Grid wanted to recover its
investment in building a market presence so were willing to live with the one year trial period. She
said in summary they enthusiastically supported Off the Grid’s temporary use permit for a trial year
and eating food from the food trucks.

Mr. Milton Borg said he was very close to the problem as he has owned the 7-11 and J & J
Hawaiian Barbecue for 50 years. He noted that Dardanelle’s was no longer in the Menlo Square,
the tea shop was gone, and he questioned whether Café Borrone’s would have built a new
restaurant site if they knew they would lose six hours of business one night a week. He said once
a week it would be chaos and prospective tenants would not want to lease there. He said his
tenant who own J&J Hawaiian also owned Jason’s and was very concerned with this proposal. He
said he receives a lot of mail from the City but he did not receive anything on this hearing which
was proposing 52 days of loss of income for local restaurants. He said until the Daily Post wrote
about this not many people knew about it.

Ms. Lenore Hennen said she lived at the far side of Menlo Square backing up to Oak Grove
Avenue, that she hears the dogs barking at the animal hospital and everything happening at the
Caltrain station parking lot. She said the City’s noise ordinance had a maximum of 60 decibels and
Off the Grid used equipment that allows for 125 decibels. She said she would hear that noise loud
and clear in her unit which was at the far end of the complex. She said she did not buy her
residence expecting to have someone else’s music imposed upon her. She said there would be
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bags of garbage and she did not believe the garbage would be completely removed. She said she
was appalled that there would be 1,000 people at one of these events. She was concerned they
would use a parking study done by the applicant. She said there was parking shortage in the City
and certainly afternoon and early evenings were busy times.

Mr. Serge Karanov, owner of Jeffrey’s Hamburgers, said he agreed with many of the points made.
He said merchants donate a lot tax wise and to schools and other community organizations. He
said at his San Mateo business food trucks were allowed one summer on Mondays and his
business dropped 24% on those days.

Ms. Emily Finch, architect and Menlo Park resident, introduced her neighbor Toddy. She said they
lived on Noel Drive. She said the location of the food trucks was basically their front yards but they
fully supported the food trucks. She said it would bring much needed vibrancy and night life to
Menlo Park. She said she and her neighbor eat at the restaurants in Menlo Park and one night a
week they would try something different. She said they would walk so parking would not be an
issue.

Toddy said they thought the food trucks would bring life and vitality to Menlo Park and might even
boost businesses and economy by providing a healthy place for friends and families to get
together. She said they did not think noise would be a problem noting the train noise and music
and laughter from Iberia in the evenings. She said she thought a lot of people would walk or ride
their bikes, or come from the train. She said there was an office building with a large parking lot for
which some arrangements might be made to use parking at night. She said she could get a
petition of support from residents of Noel Drive.

Ms. Finch said as an architect the location they were selecting was an underutilized spot and
would bring life and might cut down on crime that happens there.

Chair Kadvany closed the public hearing.

Commission Comment: Recognized by the Chair, Mr. Matt Cohen, Off the Grid, said they would
expect people to use alternate modes of traffic to get to the market. He said all of the trucks would
have Menlo Park business licenses, pay sales tax, and participate as responsible members of the
Menlo Park community. He said they have reached out to Fran Dehn to work with the Chamber to
encourage the restaurants to actually participate in some sort of Wednesday night endeavor and
they would be happy to cross promote that. He said all of the trucks were inspected once a year
through the County. He said the County also receives a schedule of their events and the trucks
were routinely inspected onsite for food quality and sanitation standards. He said what they
wanted to achieve with the music was less of a concert atmosphere and more of atmosphere to be
enjoyable for sitting, relaxing and eating. He said two key demographics of people who attend
their events were professionals 30 to 40 year olds with young families and 20 to 35 year old young
professionals. He said there would be two staff members cleaning the site throughout the course
of the events and each of the trucks would take their trash back to the commissaries as legally
required through the health department and all of his business’ trash was being sorted by the San
Francisco Conservation Corps.

Commissioner Bressler asked about local restaurants participating. Mr. Cohen said that if a
restaurant has a truck and would like to participate they should contact them. He said however the
use of tents was a different permitting process.

Commissioner Strehl asked what the vendors were charged. Mr. Cohen said they charge them
$50 base fee and 10% of the revenue per event. Commissioner Strehl asked if they ever had to
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provide security at their events. Mr. Cohen said they have never had a security incident at any of
their events in the three and a half years they have been doing them. He said he thought their
events provided a safety enhancement to the areas rather than a detriment. Commissioner Strehl
asked if the vendors’ employees were California residents and citizens. Mr. Cohen said vendors
were required by law to adhere to all labor regulations and their choices of vendors offered the best
representation which was why he thought they have been so successful with their markets.

Commissioner Riggs asked about the possibility of increasing the number of restrooms noting
commuters getting off the train. Mr. Cohen said they could but noted one restroom has been
sufficient for each of the events they have done. Commissioner Riggs asked if the music could be
revisited should there be a certain level of complaint. Mr. Cohen said they were happy to put an A-
frame with the contact information of the manager onsite. He said they wanted to respond and
adjust the level as necessary. He said the music element provided them the opportunity to work
with local musicians.

Commissioner Ferrick said there was a comment about 12 home Giant games on Wednesdays
and asked how they would handle that. Mr. Hamline said one of the days he did a site evaluation
was a day game and the parking lot was very full. He said the game was over at 3 p.m. and the lot
cleared drastically from 3 to 5 p.m. He said this year there were eight games on Wednesdays that
would be night games at 7:45 p.m. He said on those days they would need to come early in the
morning and barricade the one portion of the parking lot.

Commissioner Strehl asked about the fees paid to the City. Senior Planner Rogers said the most
significant single fee for the City would be for the use permit review. He said the applicant and
each individual truck would need to get a business license. He said if items were taxable a
percentage of that should come to the City. Commissioner Strehl asked if the Farmer’'s Market
needed a permit or paid fees. Senior Planner Rogers said it had been in existence so long he
would need to research the questions.

Commissioner Bressler asked why the food trucks in the Willows did not come for Commission
review. Senior Planner Rogers said no application had been made nor had there been any
complaints. He said in general terms he thought such food truck events anywhere in the City
should require this type of use permit review.

Commissioner Ferrick asked if the Farmer’s Market impacted local groceries. Senior Planner
Rogers said there was no data but anecdotally there had been concerns that it would but since
then the Farmer’s Market had become a beloved event. He said sales tax information since the
location of BevMo in Menlo Park, for which there had been great concern from local merchants that
the business would impact their businesses, indicated there was greater sales tax revenue and
indication of new customers and not the movement of customers from one store to the other.
Commissioner Ferrick asked if there was a way to get data from local restaurateurs to see if there
was an impact. Planner Rogers said potentially by comparing sales tax revenue from 2013 to
2014 should this project be approved.

Commissioner Ferrick said this event in offering diversity might have an additive beneficial impact
of bringing new people to Menlo Park. She said she has worked with a number of downtown
merchants. She said an office colleague and she went to an off the grid market at Serramonte.
She said they got some food but it was cold so they used another restaurant to be inside and
warm. She thought it could be a collaborative and additive event for the City. She thought the
review process might be sooner to assure there were no negative impacts to local restaurants.
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Commissioner Riggs said he was sensitive to both the concerns of the restaurateurs and the
desire as defined by the Specific Plan process to increase downtown vibrancy. He suggested
having a shorter period than one year for an initial review.

Commissioner Eiref said he would support a shorter period to have an initial review. He suggested
the applicant could get data by doing a survey of users. He was concerned with parking. He
asked about sidewalk widening to support downtown restaurants increasing outside seating.
Senior Planner Rogers said it was a project on the Capital Improvement Program list for next year
he believed.

Commissioner Onken said the demographics supporting the downtown restaurants and those
supporting the food trucks were different. He said he would agree with Commissioner Riggs on a
more limited trial period and to require two toilets rather than one. He said regarding noise that the
food trucks were closer to the library than Menlo Square. He said they were not paying sales tax
revenue or property tax which was painful but they would bring vibrancy. He said he could support
with a shorter period for review.

Commissioner Strehl said she did not like the proposal at all at first but then thought about the
Farmer's Market and used that analogy. She said the Farmer’s Market had created some vibrancy
in the downtown on Sundays and she sees people afterwards go to Trader Joe’s and Draeger’s.
She said she hoped there was a possibility this proposal would create vibrancy and not impact
local restaurants. She said she had concerns with the location noting Ravenswood was a choke
point. She said she could support for a limited trial of six months.

Chair Kadvany said given the needs of Menlo Park to develop interest in vibrancy and that this was
one day a week, that this was in a good location. He said there were quite a few correspondences
supporting the application. He said parking was somewhat uncertain. He said he was concerned
that the basement garage for Menlo Center would be used for this event. Mr. Cohen said they met
with Kepler’s and they would provide signage. Ms.Evans, who spoke earlier on behalf o Kepler’s
Books, said Kepler’s did not think there would be any persistent parking conflict because of this
event.

Chair Kadvany said he liked the idea of working with the Chamber particularly during the summer
on cross-promotional activities. He said it sounded like the trash would be handled, another
bathroom added if needed, the noise would be monitored and northwest winds would tend to move
it towards Ravenswood Avenue. He asked staff to comment on parking noting that if the lot filled
and users did not go to Menlo Center to park which was unwanted they would need to find parking
elsewhere and if they didn’t find any he thought they would leave. Senior Planner Rogers said the
willingness to find free parking and walking depended on the distance and if it was too far people
would just leave. He said one output of a trial period whether one year or less would be observing
the Caltrain lot and if that lot's fee payment became an issue that could become a requirement for
the applicant to resubmit with Caltrain agreeing to remove that payment requirement. He said if
other private parking lots had reoccurring issues there could be a requirement to do more signage.
He said that staff’'s observations were consistent with the applicant’s parking study and that as
afternoon moved into evening, parking spaces are vacated at the Caltrain lot. Chair Kadvany said
he could support a nine-month review time through the end of the year. He noted all the
challenges that restaurateurs face running a successful restaurant. He said he suspected food
trucks were also a challenging business. He said the goal was to do an enjoyable experience for
the people of Menlo Park noting the demographic of such an event was one that was not
particularly well served in Menlo Park at this time.
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Commissioner Bressler said the Kepler’s parking was the biggest issue and that concern had been
addressed. He said this proposal was an innovation of service to people in Menlo Park, and he did
not think it was the role of the Planning Commission to stand in the way of innovation. He said he
would like the applicant to get at least nine months of operation before the use was reviewed.

Commissioner Ferrick said her main concern was the safety of the location and the impact to
Ravenswood and its already congested traffic in the early evening hours. She said her other
concern was that Caltrain was the choice of travel from this area for Giants games as opposed to
gridlock traffic on 101 and paying $20 to park in the stadium lot. She said in addition to those
dates she had concerns about the Wednesday when there would be concerts downtown as she did
not want to impact the success of the summer concert series. She said the City’s annual block
party also occurred on a June Wednesday night as a kickoff for the concert series. She said it
would be important to work with Fran Dehn and the committee to make sure it all would work if this
was approved. She said she was concerned about the eight night time Giants games and
suggested moving the market to a different location so parking was not denied at the Caltrain
parking lot for people going to the games. She said she thought the market generally would have
a positive and additive effect on local merchants and she would encourage the partnering with the
applicant and merchants on joint events and promotions. She said she saw three restaurants that
might be impacted negatively: Jeffrey’s, Mex to Go, and Round Table Pizza as they tended to
serve families and the younger demographic in the immediate area. She said she would support a
six-month trial noting Off the Grid was confident about their business model so they should be able
to bring data back in six months that demonstrated success. She said if it was not working then it
would not be allowed to continue throughout the entire summer. She asked if Jim Cogan the
Economic Development Manager for the City would like to add his perspective on the application.

Mr. Cogan said last year he had contacted Off the Grid to make them aware of a change in
permitting fee and that started a conversation about this proposal. He said the City was close to
Redwood City and Palo Alto and lost considerable resident discretionary spending to those cities.
He said an event like this was a way to pick up some of that business.

Commissioner Eiref said he thought visitors would look for free parking and suggested perhaps a
reduction or waiver of parking fee on the Caltrain lot. He said they should have metrics associated
with a trial period of operation. He said these type of events were not relaxing eating events noting
particularly generator noise but also music and trains traveling past. He said this would not
substitute for a great restaurant experience in Menlo Park.

Commissioner Strehl said the use permit would go into effect with the first event and asked when
that would be projected. Mr. Cohen said it would take three weeks to prepare and they could
probably start the first Wednesday in February. Commissioner Strehl said a six month trial would
take the event through August. She said City Wednesday night events and Giants games were a
concern and asked if they had considered Tuesday nights. Mr. Cohen said they do a Belmont
location on Monday nights and wanted to be sensitive by separating the events by at least one
day. He said operationally for them they have band width on Wednesdays and it would be
challenging to do on another evening.

Chair Kadvany noted the porta-potty would be screened and left on site. Commissioner Onken
said he thought this would make a scenic train station look like a construction site. He said as it
was managed by Off the Grid at the event that ideally it should be brought and removed. Mr.
Cohen said it would have a trellis around it and be locked. Mr. Himlan said the unit and the fence
would be locked. He said the location was on the side of the building.
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Commissioner Riggs moved to make the findings and approve the use permit with modifications to
have a six-month review period and per the staff report to have the porta-potty delivered and
removed and to have two units. He said he would not expect acoustic music to be an issue but if
there were problems to have a condition for the applicant to work with staff to resolve them. He
noted that the Caltrain lot in Redwood City was free after 6 p.m. He said it was not clear what to
do about the Wednesdays when there were evening Giants games. He proposed that the
applicant either skip those Wednesdays or find another location as well as the evening of the
downtown block party.

Chair Kadvany asked if two porta-potties were used if they would both be stored or removed. Mr.
Himlan said that he did not know the details at this time. Mr. Cohen suggested they could work
with staff.

Commissioner Eiref suggested noticing whether lines were forming for the porta-potty use. He said
he thought this event would be a good thing the night of the downtown block party.

Discussion ensued about parking on Giants evening game days and potential impacts with
observations that there would be a trial period to review and that people would figure out parking
for these times when there was more activity at the Caltrain lot and downtown.

Chair Kadvany said he would prefer a nine-month trial period. Commissioner Riggs said he did not
want to expose the local restaurateurs to potential risks for that length of time without a review.
Commissioner Eiref said six months was enough time but asked what the data would be.
Commissioner Ferrick said that potentially there would be some sales tax data and good self
reporting from local businesses. Senior Planner Rogers said the sales tax information was
reported infrequently and six months was not adequate to get such data. He said he suspected
the best data point would be to the extent the Commissioners could themselves observe the event.

Commissioner Riggs asked if he could get an opinion from Mr. Cogan on the block party and this
event. Mr. Cogan said for the block party that he thought there might be some conflict and they
would need to work with the Chamber and the applicant on that. He said he saw complementary
use with the concert series. He said the downtown restaurateurs had not had a lot of time to digest
this proposal and he and the City would continue to work with them to get information and input.
He said perhaps in six months it might even be definable that another location would be better for
this event.

Senior Planner Rogers responding to a question from Commissioner Strehl provided general
process information, elements of Commission review and actions including the potential of
requiring a different location for the event in the future.

Commissioner Riggs said he would keep his motion and the only remaining question was whether
another restroom was needed. Chair Kadvany said he thought that could occur quickly if need was
indicated. Commissioner Riggs said his motion was to make the findings and approve the use
permit with a six month review period and to have the restroom removed after each event.

Commissioner Bressler seconded the motion.

Chair Kadvany asked what would happen in six months. Planner Rogers said the applicant would
need to submit a use permit extension application similar to what was required for this hearing.
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Commissioner Ferrick said she was concerned with the term expiring in six months noting the time
required to get items on the Commission agenda and noticed and asked if the term could be one-
year but the review on potential changes scheduled as close to six months as possible.

Commissioner Riggs said he thought there was ample time to schedule the July or August renewal
and by then they would either have the confidence or not to extend the term longer. He said they
wanted the proposal to work.

Recognized by the Chair, Mr. Cohen said one year was a realistic time frame to know how they
were doing but he was willing to come back in six months to discuss but they would not be able to
recoup their investment in six months. He suggested it would be better to have a six month review
with at least a one year term.

Commissioner Riggs said he thought the proposal was synergistic and would be inspiring. He said
the investment might not be recouped in six months but he thought they would succeed. Mr.
Cohen suggested that the six month would allow them to tweak the proposal. Commissioner Eiref
asked if there could be a one year term. Commissioner Ferrick said she was concerned with the
fees associated with a six month review.

Commissioner Eiref suggested that the number of trucks was a parameter that could be adjusted.
Senior Planner Rogers said the number of trucks was integral to the proposal.

Chair Kadvany said the motion on the table would require a six month review and potential use
permit renewal with a requirement for restroom delivery and removal for each event. He said
another option discussed was to have a one year term with a six month review.

Commission Action: M/S Riggs/Bressler to make the findings and approve the use permit for six
months and to have the restroom delivered and removed for each event.

Motion failed 2-4 with Commissioners Riggs and Strehl voting approval, Commissioners Bressler,
Eiref, Onken, and Kadvany voting against, and Commissioner Ferrick abstaining.

Chair Kadvany moved to make the findings and approve for a term of one year with a six-month
review. Commissioner Onken seconded the motion.

Commission Action: M/S Kadvany/Onken to approve the item with the following modifications.

1. Make a finding that the project is categorically exempt under Class 4 (Section 15304,
“Minor Alterations of Land”) of the current CEQA Guidelines.

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

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

a. Development of the project shall be substantially in conformance with the project
plans and project description letter, provided by the applicant, dated January 2,
2014, and approved by the Planning Commission on January 13, 2014 except as
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modified by the conditions contained herein, subject to review and approval of the
Planning Division.

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

a. The market operations shall be limited to Wednesday between 5:00 P.M. and
9:00 P.M. Setup may start at 3:30 P.M., and cleanup shall be concluded by
10:00 P.M.

b. Alcohol sales and/or consumption is prohibited.

c. The applicant and all vendors shall comply with all applicable permitting
requirements, including but not limited to: City Business License, Board of
Equalization Seller's Permit, San Mateo County Mobile Food Facility Permit,
liability insurance, and vehicle insurance.

d. The applicant shall regularly monitor trash while the market is operating, and
shall fully clean the market and immediately surrounding areas at the conclusion
of each event.

e. Amplified live music is permitted between 6:00 P.M. and 8:00 P.M., and shall
typically consist of one to two musicians playing predominantly acoustic
instruments.

f. The applicant shall implement the parking signage plan.

g. Every week, the portable restroom shall be delivered to the site on the day of the
event, and removed the following day.

h. The use permit shall expire one year after the first event is held, unless the
applicant obtains approval of an extension of the use permit. The use permitis
subject to initial review by the Planning Commission six months after the
first event is held.

Motion carried 5-2 with Commissioners Strehl and Riggs in opposition:

Senior Planner Rogers said there would be City fees associated with the six month review.
E. REGULAR BUSINESS

There was none.

F. COMMISSION BUSINESS

There was none.

ADJOURNMENT

Meeting adjourned at 12:15 a.m. on Tuesday, January 14, 2014.
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Staff Liaison: Thomas Rogers, Senior Planner

Recording Secretary: Brenda Bennett
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MEMORANDUM

CITY OF

MENLO
PARK

DATE: February 10, 2014
TO: Planning Commission

FROM: Justin Murphy, Development Services Manager
Community Development Department

RE: Agenda Item C2: Confirmation of the Summary of the Planning
Commission Comments and Recommendations for the
General Plan Update Scope of Work

On January 27, 2014, the Planning Commission discussed the Scope of Work for
the General Plan Update. The full minutes will not be available until the
Commission’s February 24, 2014 meeting. A draft summary (Attachment A) will
be provided to the City Council to inform its review of this topic, on February 11,
2014.

On February 10, 2014, the Planning Commission may confirm or clarify the
summary. Any resulting modifications will be presented to the City Council prior
to its review on February 11. As in similar situations, Planning Commissioners
may direct individual public comment to the City Council, as well. Absent any
clarifications to the summary, this item can remain on the consent calendar and
be approved without discussion.

Attachment A: Summary of the Planning Commission’s Consideration of the
General Plan Update Scope of Work on January 27, 2014
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oo Regular Meeting
A?’E\ﬁlf(o January 27, 2014 at 7:00 p.m.
AN S/ City Council Chambers

701 Laurel Street, Menlo Park, CA 94025

PLANNING COMMISSION SUMMARY
of Agenda Item E1

E1l. General Plan Update/City of Menlo Park: Overview of the Proposed General Plan Update and

Discuss and Potentially Provide Comments to the City Council on the Scope of Work.

The Commission listened to the staff presentation, accepted public comment from one speaker,
asked questions, and provided comments including the following:

Include the Lorelei Manor and Suburban Park neighborhoods in the targeted outreach
similar to the Belle Haven neighborhood.

Articulate the City’s vision for the use of the Dumbarton Rail Corridor.

Clarify the term “Complete Streets”, clarify whether it is already embodied in the existing
General Plan, and clarify whether it is a given for inclusion as part of the Update.
Examine the regional market trends and economic pressures on the M-2 Area and be clear
about whether the City intends to change the zoning to be less restrictive (e.g., requiring
fewer conditional use permits).

Focus on what it is the City is attempting to accomplish through a potential change to the
Roadway Classification System and not simply renaming streets.

Consider the comments of the public speaker related to sustainable policies; connections
with recreational opportunities (e.g., Bay Trail) and regional improvement plans (e.g., Salt
Pond Restoration, SAFER Bay); and sea level rise.

Draw a more direct connection between the relationship of impacts and benefits, with an
emphasis on real benefits clearly outweighing impacts.

Investigate a people mover system or other innovative transportation technology.

Explore the introduction of other uses in the M-2 Area in order to reduce the potential
number of new trips.

Avoid introducing new residential uses in the M-2 Area that would be subject to flooding.
Create rules that align with categorical exemptions from the California Environmental
Quality Act (CEQA) in order to achieve streamlining.

Clarify early in the process if the City’s goal is to pursue enhancements to the economic
development potential of the M-2 area so that subsequent decisions align with that goal.
Consider community and civic aesthetics in various City decisions related to public spaces
and private property.

Explore self-mitigation of environmental impacts as a concept.

Seek out opportunities for pilot projects or testing ideas during the General Plan Update
process.

Pursue new ways to reach out and communicate with people, especially those that do not
attend traditional meetings.

The Commission also discussed the topic of residential design guidelines. Individual
Commissioners expressed varying opinions about whether or not residential design guidelines
should be considered as part of this phase of the General Plan Update, but at a minimum the
Commission agreed to continue work by the Commission subcommittee as identified at the August
19, 2013 meeting. At that meeting, the Commission discussed the development of residential
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design guidelines for use by staff when working with applicants and the Commission in the review
of development proposals for single-family homes on substandard lots. After development of
guidelines and a period of use, the Commission would consider expanding how the guidelines
could be used on a broader scale.

Finally, the Commission communicated the following based on general consensus:

o Recommend that the City Council establish guidelines for considering potential project-
specific General Plan Amendments that may come forward during the General Plan Update
process.

¢ Commissioners Kadvany and Riggs would be willing to serve on a consultant selection
committee if one were formed similar to the El Camino Real/Downtown planning process
with the understanding that Commissioner Riggs’ term is up at the end of April 2014 and
would potentially serve as an ex officio member.
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LOCATION:

EXISTING USE:

PROPOSED USE:

ZONING:

Lot area
Lot width
Lot depth
Setbacks
Front
Rear
Side (left)
Side (right)
Building coverage

FAL (Floor Area Limit)
Square footage by floor

Square footage of buildings
Building height
Parking

Trees

PLANNING COMMISSION
STAFF REPORT

FOR THE PLANNING COMMISSION
MEETING OF FEBRUARY 10, 2014

AGENDA ITEM D1

228 Princeton Road APPLICANT: Casey Cramer
Single-Family OWNER: Robert and Sarah
Residence Dreyer
Single-Family APPLICATION: Use Permit
Residence
R-1-U (Single-Family Urban Residential)
PROPOSED EXISTING ZONING
PROJECT DEVELOPMENT ORDINANCE
7,500.0 sf 7,500.0 sf 7,000.0 sf min.
50.0 ft. 50.0 ft. 65.0 ft. min.
150.0 ft. 150.0 ft. 100.0 ft. min.
20.0 ft. 23.0 ft. 20.0 ft. min.
46.3 ft. 65.0 ft. 20.0 ft. min.
5.0 ft. 8.0 ft. 5.0 ft. min.
6.0 ft. 6.3 ft. 5.0 ft. min.
1,997.6 sf 2,092.0 sf 2,625.0 sfmax.
266 % 279 % 35.0 % max.
2,924.3 sf 2,092.0 sf 2,925.0 sfmax.
1,453.5 sf/lst 1,737.0 sf/lst
1,190.8 sf/2nd 211.0 sflaccessory
280.0 sf/garage structure
212.6 sfitrellises and 144.0 sfl/carport
porch
51.5 sff/fireplaces
3,188.4 sf 2,092.0 sf
24.4 ft. 15.5 ft. 28.0 ft. max.
1 covered/1 uncovered 1 covered 1 covered/1 uncovered
Note: Areas shown highlighted indicate a nonconforming or substandard situation.
Heritage trees: 4* Non-Heritage trees: 3 New Trees:
Number to be
determined
Heritage trees Non-Heritage trees Total Number
proposed for removal: proposed for removal: of Trees: To be
0 2 determined
* All four of the heritage trees are located on adjacent parcels.

228 Princeton Road/Casey Cramer

PC/02-10-14/Page 1




PROPOSAL

The applicant is requesting use permit approval to demolish an existing single-story,
single-family residence and construct a new two-story, single-family residence on a
substandard lot with regard to lot width in the R-1-U (Single-Family Residential Urban)
zoning district.

ANALYSIS
Site Location

The subject site is located at 228 Princeton Road between Cambridge Avenue and
College Avenue. The subject parcel is surrounded on all sides by single-family homes
that are also in the R-1-U zoning district. There are mostly one-story and two-story,
single-family structures in the vicinity of the subject parcel, although County Assessor
records state that the parcel at the western intersection of Yale Road and Cambridge
Avenue is developed with two detached units.

Project Description

The applicant is proposing to remove the existing single-story, single-family house, a
carport and an accessory structure in the rear of the property, and construct a new two-
story residence with an attached one-car garage. The second required parking space
would be an uncovered space parallel to the front of the main house, located behind
the front setback. The lot is substandard with regard to the lot width and the proposed
project requires approval of a use permit.

The proposed residence would have a floor area of 2,924.3 square feet where 2,925.0
square feet is the floor area limit (FAL) and building coverage of 26.6 percent where 35
percent is the maximum permitted. The proposed residence would have three
bedrooms and four bathrooms, with all the bedrooms and three of the bathrooms on the
second floor. A small balcony is proposed adjacent to the master bedroom, which
would project approximately one foot from the wall. The Zoning Ordinance defines
balconies as projecting more than 18 inches from the wall of a building. Because the
proposed balcony does not meet this definition, it is not required to meet the minimum
setbacks for balconies.

Design and Materials

The applicant states that the proposed residence is designed in a modern agrarian style
with three masses connected by circulation spaces and finished in integral color cement
plaster. The entry and stair exterior would be finished with metal and vertical stained
clear western cedar siding respectively. The roof would be covered with a standing
seam metal roof and there would be clear western red cedar eaves to match the vertical
siding. The windows and exterior doors would be aluminum clad wood with interior and
exterior muntins and an internal spacer bar. The one-car garage would have a
cantilevered trellis and side-hinged swinging garage doors. The second required
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parking space would be parallel to the street and partially concealed behind a low
landscape wall and landscaping.

Although the project would be a two-story residence, the structure would present a
varied set of forms that would reduce the perception of two-story mass. Decorative
features like trellises on the front and rear would also add visual interest. The
immediate area is a mixture of one and two-story homes. Staff believes that the scale,
materials, and style of the proposed residence are compatible with the neighborhood.

Trees and Landscaping

The applicant has submitted an arborist report (Attachment D) detailing the species,
size, and conditions of the trees on or near the site. The report determines the present
condition, discusses the impacts of the proposed improvements, and provides
recommendations for tree preservation.

There are no heritage size trees on the subject site but there are four heritage trees
with canopies that go over the property. A heritage European olive tree is located to the
immediate left of the property line along the proposed residence and a heritage
Douglas fir is located to the rear left of the subject site. The arborist report indicated that
the trunk of the heritage olive tree is approximately four to six feet from the closest
proposed excavation cut. The root system of this tree has been compromised by
previous construction at 240 Princeton Road but the arborist report concludes that the
olive tree has a relatively good chance of survival provided that proper irrigation and
root pruning is achieved. Two heritage trees are located to the right of the subject site; a
coast live oak that overhangs the rear of the proposed residence and a northern black
walnut located further south that slightly overhands the property line along the proposed
garage. There is also a non-heritage Southern magnolia at the front, left corner of the
property. No heritage trees are proposed for removal; however, two non-heritage trees
in that rear half of the lot are proposed for removal. A new deciduous fruit tree is
proposed along the front right side of the lot. Evergreen landscape screening trees are
also proposed along the rear property line and along the right and left property lines
adjacent to the proposed residence. The proposed site improvements should not
adversely affect the surrounding trees as standard tree protection measures will be
required through recommended condition 3.g.

Correspondence

The applicant indicated that the property owners shared the proposed plans with their
neighbors. Staff has received emails of support from residents at 205, 240 and 241
Princeton Road.

Conclusion
Staff believes that the scale, materials, and style of the proposed residence are in

keeping with those of the greater neighborhood. The building forms would be varied,
reducing the perception of mass. Elements such as clear western red cedar eaves and
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side-hinged swinging garage doors would add visual interest. Staff recommends that
the Planning Commission approve the proposed project.

ENVIRONMENTAL REVIEW

The project is categorically exempt under Class 3 (Section 15303, “New Construction or
Conversion of Small Structures”) of the current California Environmental Quality Act
(CEQA) Guidelines.

RECOMMENDATION

1. Make a finding that the project is categorically exempt under Class 3 (Section
15303, “New Construction or Conversion of Small Structures”) of the current CEQA
Guidelines.

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

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

a.

Development of the project shall be substantially in conformance with the
plans prepared by Arcanum Architecture, Inc., consisting of 11 plan sheets,
dated received January 28, 2014, and approved by the Planning Commission
on February 10, 2014, except as modified by the conditions contained herein,
subject to review and approval by the Planning Division.

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

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

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

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

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

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

Report prepared by:
Corinna Sandmeier
Contract Planner

Report reviewed by:
Thomas Rogers
Senior Planner

PUBLIC NOTICE & APPEAL PERIOD

Public notification consisted of publishing a legal notice in the local newspaper and
notification by mail of owners and occupants within a 300-foot radius of the subject
property. Planning Commission action will be effective after 15 days calendar 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

Location Map

Project Plans

Project Description Letter

Arborist Report, prepared by Walter Levison, dated received December 19, 2013

Correspondence

e Ann N. James and Don Holmquest, 205 Princeton Road, received January 29,
2014

e Amy Sturt, 241 Princeton Road, received January 30, 2014

e Christy Ericson, 240 Princeton Road, received January 31, 2014

moow®»

Note: 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.
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EXHIBITS TO BE PROVIDED AT MEETING

None

VASTAFFRPT\PC\2014\021014 - 228 Princeton Road.doc
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ARCANUM

arcanum architecture, in

RECE'VED 501 third street, suite 2(

san francisco, ca 94107
415/ 357 4400 tel
415/ 357 4404 fax

Description of Project By PLANNING

Proposed is a new single-family home of 2,924 square feet. The two-story home is to be located at 228 Princeton
Road in Menlo Park and will be replacing an existing single-family residence and accessory structure of 1,737 and
21 | square feet respectively, at the same address. In addition to the structure, the proposal introduces a variety of
hardscape and landscape improvements to the site.

The residence is designed to be a modern agrarian compound with three simple masses connected by circulation
spaces that have a scale and form that harkens back to the humble ranch language that is typical of early
developments in the area, but with clean and modern details that make this language fresh and new. On its surface,
the design of the residence is warm and familiar, contextual with its neighborhood. Upon closer look, the
contemporary detailing and unexpected courtyard create a dynamic floor plan that allows light to enter each mass
from multiple sides, forms multiple outdoor spaces with the opportunity for differing functions, and elevates the
design to something new and surprising.

As you approach the home from the street, you enter the property along a staggered concrete paver path
interspersed with new landscaping that leads you past the one-car garage to the East and a low cast-in-place
concrete landscape wall to the West and towards the front entry door. The one-car garage evokes a carriage
house in its simplicity and scale with a cantilevered trellis and side-hinged swinging garage doors that are not typical
of a garage and give the impression of it being a living space rather than a utilitarian one. The landscaping and
concrete wall serve several functions that are key to the entry procession. First, they offer a buffer between the
pedestrian path and the driveway, clearly delineating their separate purposes. Then, their second and most
important design function comes into play. In order to reduce the appearance of a large garage dominating the
front, street facing elevation of the house, the second parking spot is turned parallel to the street concealed behind
the low landscape wall and landscaping. The path staggers towards and connects with the driveway in order to
form an impermeable drivable surface for a car to pull into this uncovered parking space when necessary. This
solution greatly reduces the visual impact of the garage and allows the driveway to be minimized in order to create
a softer and more natural relationship to the neighborhood. The entry procession concludes as you arrive at a low
cantilevered flat roof at the main entry.

The main entry is a one-story vestibule with floor to ceiling glass connecting the one-story gabled garage mass to
the front two-story hip roofed living mass. This is where the first surprising glimpse into the courtyard is revealed.
A turn towards the East leads you into a Mud Room, full Bath, and one-car Garage and a turn to the West into the
living spaces of the house. Towards the living space, the first room that you encounter is the Study. This is a more
public space that faces the front yard and for receiving guests in a more formal way. Moving towards the rear yard,
the floor plan opens up into a grand Living room with a large |5 foot wide folding door that opens to the
Courtyard that is the heart of the house. The Courtyard will act as an exterior extension of the Living room that
will blur the line between the interior and exterior and will be the more formal outdoor living space.

The Stair to the second floor acts as a transition and connection to the second two-story gabled mass that is
turned perpendicular to the first. Passing through this space that also has floor to ceiling glass looking onto the
Courtyard brings you into the Dining room where there is a Desk space and walk-in Pantry to the West and the
Kitchen to the East. The Dining room has a |2 foot wide folding door opening to the back yard. The Kitchen also
has a 12 foot wide folding door on the opposite fagade that connects this mass to the Courtyard. A steel trellis
extends off of the rear fagade in order reduce the scale of the two-story mass and offer a transitional element
between the exterior and interior. The rear yard is meant to be a less formal outdoor living space with a pool and
patio space with southern exposure for lounging in the sun.

Cl



On the second floor, the front-two story mass contains two bedrooms with en-suite bathrooms and a laundry
room space off of the Hall. Moving across the Stair landing, the rear two-story mass is occupied by the Master

Suite.

In order to give a more contemporary and clean finish to the agrarian forms, the exterior of the three masses will
be finished in integral color cement plaster. The Entry and Stair exterior will be finished with metal and vertical
stained Clear Western Red Cedar T&G siding respectively, in order to differentiate them as connecting pieces
between the masses. The roof will be covered with a standing seam metal roof and there will be Clear Western
Red Cedar eaves to match the vertical siding and give a soft feeling to the house from below. Clad wood windows
and doors will allow the frames to recede and strengthen the transparency of these openings and the relationship
between the interior and exterior.

As existing members of the neighborhood, the Dreyers have taken pride in their plans to improve their property
and construct a new home for themselves. They wish to ensure that their new home will nestle harmoniously into
the existing fabric of the neighborhood and that it will in no way be a disturbance to its surroundings. They have
made earnest efforts to share their ideas with the neighbors and have been welcome to any suggestions or
concerns that they may have. Additionally, the Dreyers will share the plans with all neighbors who share a
property line with them to elicit any additional feedback before the final submission to the Planning Department.
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1.0 Summary

Eight (8) trees were assessed for this initial assignment, including seven (7) neighbor trees (trees
#2, 3,4, 5, 6,7, 8) and one (1) front yard tree (tree #1). Refer to the attached Excel tree data charts
and tree location map mark-up for more details:

1. Tree #1 is a non-protected size southern magnolia in the front yard.

2. Tree #2 is a protected size European olive that will be negatively impacted by proposed
foundation work east of the trunk edge.

3. Tree #3 is a protected size Douglas fir offset from the property line that may be slightly
affected by excavation cuts performed during pool excavation and/or landscape
developments such as irrigation pipe trenching. The tree owner’s property is an extensive
open soil area that provides excellent root extension for this tree and is expected to provide
a root retention zone large enough to offset most negative impacts related to proposed
construction that will occur in the 228 Princeton portion of the tree’s root zone. WLCA
proposes cordoning off the northwest corner of the site, to create a root protection zone
with no excavation or trenching allowed, providing further protection for roots extending
from fir #3.

4. Tree #4 is a protected size coast live oak that extends significantly into the proposed 228
Princeton project airspace (see attached tree map). Pruning to clear airspace, if necessary,
is not expected to cause any declines in tree condition, but should be performed with
caution either by or under direct supervision of an ISA Certified Arborist, using pruning cuts
that conform to the most current iteration of the ANSI-A300 standard for tree care
operations / woody plant maintenance / pruning booklet.

This tree is well offset from the 228 Princeton site, and it not expected to be impacted by
proposed work on the Dreyer property.

5. Tree #5 is a protected size Northern California black walnut which is offset 11 to 12 feet
from the property line, and is therefore not expected to be impacted by proposed work. The
tree has been heavily pruned in the recent past to clear the 228 Princeton airspace.

6. Tree #6 is a small diameter non-protected size plum offset 3 to 4 feet from the property line.
Proposed work will not affect this tree.

7. Tree #7 is a small diameter non-protected size plum offset 3 to 4 feet from the property line.
Proposed work will not affect this tree.

8. Tree #8 is a small diameter non-protected size tree (species not verified) offset 3 to 4 feet
from the property line. Proposed work will not affect this tree.
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2.0 Assignment & Background

The author Walter Levison Consulting Arborist ("“WLCA”) was retained to perform an initial
assessment of neighbor trees for the design review stage of a proposed site plan project at 228
Princeton. Magnolia #1 was added to the tree study due to its significant presence as a front lawn
area tree in close proximity to the public right of way (street).

WLCA was directed to assess the neighbor trees without tagging them, and prepare a written
arborist report to include a tree location map, tree images, tree data charts, and recommendations
for tree protection and maintenance based on arboriculture Best Management Practices (BMP), to
comply with Menlo Park planning division submittal requirements.

Recommendations for maintenance and protection are located in section 5.0 below.

Digital images of the trees archived on 12/12/2013 as documentation of pre-project conditions are
included as section 10.0 below.

Tree data are assembled in section 11.0 below in matrix form (Excel), and include basic
arboriculture data on the left hand side of the tables, and details of additional data concerning
existing conditions as well as recommendations for maintenance and protection on the right hand
side of the tables.

The study trees are noted as trees #1 through #8 on the attached tree map in section 12.0 of this
report. Approximate canopy dripline dimensions were added to the sheet during the WLCA site
visit, and CAD-plotted canopy dripline indications removed from the architectural site plan sheet
A1.1 when creating the tree map.

Most of the neighbor trees were not able to be accessed (e.g. trees #3, 4, 6, 7, 8). Trunk
diameters for those trees were therefore estimated from afar, as were tree health and structural
attributes. Condition ratings for these five trees are considered “estimated” since WLCA could not
closely inspect buttress roots and lower trunk areas for decay, etc.

3.0 Observations & Discussion

New construction at 240 Princeton left of the subject site when viewed from the street appears to
have caused declines in health and structure of heritage olive #2, probably due to root loss, soil
compaction, and changes in hydrology and soil moisture that occurred as a result of that work. As
can be seen in the images of this tree included below in section 10.0, twig decline is occurring,
and there is little area for the root system to expand other than beneath existing hardscape. The
concrete walkway surfacing on the 228 Princeton side of the root zone is severely buckled,
assumedly due to radial expansion of woody lateral roots extending eastward from this tree (not
verified).

Olive #2 trunk edge appears to be approximately 4 to 6 horizontal feet from the closest proposed
excavation cut along the proposed west exterior wall where a foundation footing will be installed.
The exact distance is somewhat nebulous, since the trunk extends through a jog in the fenceline,
and the property line may or may not be exactly along the line of the existing wood property
boundary fence. The distance from tree to footing can be verified later by the project architect
and/or the project surveyor.
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European olive does have the ability to withstand this type of “extreme” root cut scenario, though
pre-existing issues such as described above (i.e. previous construction at 240 Princeton) have
compromised the root system of the tree, likely predisposing olive #2 to continued declines in
health and structure, even if the proposed residence foundation footing excavation cut at 228
Princeton were to never occur.

There are no relative construction tolerance ratings in any texts or literature in my arboriculture
library related to Olea europaea (European olive) as s species, so | cannot comment on olive’s
tolerance to our proposed foundation work. Mattheck in The Body Language of Trees does have
a table which deals with minimum distance of cut to allow a tree (species in general) to remain
standing without endangering stability from rootplate loss. When the olive #2 trunk diameter is
plugged into that table, the minimum distance from trunk edge that cuts should be made around a
tree of this size is 9.5 horizontal feet. However, this is related to 360 degree circumferential cuts
around the entire tree, so our east side foundation cut on the 228 Princeton portion of the root
system would be considered of lesser severity than that described by Mattheck, and therefore a
shorter lateral offset distance from trunk would be OK without endangering the stability of the
tree. In cases of lower tree “loading” such as with this smaller dimension heavily pruned olive
specimen with good trunk taper that represents a low wind loading type situation, a cut on one
side of a tree can typically occur at 2x or 3x the trunk diameter and still not endanger rootplate
stability (i.e. 40 inches X 2 = 80" or 6.66 feet, 40"X3 = 120" or 10 feet. The distance of foundation
cut as shown on the current site plan is somewhat in line with the smaller of these two distances.

The caveat to this distance calculation is that there may be a significant loss of water uptake
ability by the tree due to large diameter root cuts, and therefore a general decline in tree health
and structure over time due to its inability to continue uptake of water and nutrients due to the
physical loss of woody roots and fine absorbing roots attached to the large diameter roots.

Anecdotally, a number of working arborists and consulting arborists have noted European olive to
be one of the most tolerant tree species to root pruning, which would suggest that olive #2 has a
relatively very good chance of survival in its current condition after our site foundation work,
assuming that proper irrigation and root pruning is achieved.

Douglas fir #3 is not expected to be significantly impacted by our proposed pool work and
landscaping work in the rear of 228 Princeton. Pool construction including pool surround, actual
pool dish excavation, etc. appears to be approximately 21 horizontal feet from the trunk edge of
fir #3, though this would need to be confirmed by a surveyor as | plotted the tree on the tree
location map based on a rough visual inspection only. The area between the northwest corner of
the 228 Princeton property and the pool work is “landscaping T.B.D.”, and may actually represent
more of a threat to the tree than the pool work itself, depending on whether deep trenching were
required to install PVC irrigation pipes, pool utility conduits, plants, etc. between the pool and this
corner of property. Therefore, to avoid all possible impacts to the tree, | would suggest simply
calling this northwest corner portion of the property a “root protection zone” (RPZ) and avoiding
all work in it while erecting a chain link fence to prevent construction personnel access to it during
our site plan project.
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4.0 Tree Ordinance

The City of Menlo Park protects all species with stems 15 inches diameter or more at 4.5 feet
above grade as ‘Heritage Trees'.

Native oaks such as coast live oak, valley oak, and California black oak are protected at the 10 inch
diameter threshold.

Per this definition, neighbor trees #2, 3, 4, and 5 are protected as ‘Heritage Trees’. The only tree
potentially impacted by proposed work at 228 Princeton is olive #2 on 240 Princeton property.

5.0 Recommendations

1. Project Arborist (PA):

Retain an ASCA registered consulting arborist such
as WLCA or another qualified consulting arborist
with good experience with tree protection during
construction, to provide pre-project verification that
tree protection and maintenance measures outlined
in this section of the arborist report are adhered to.
Periodic (e.g. monthly) inspections and summary
reporting is advised to verify compliance with tree
protection throughout the site plan project period.

The PA shall directly monitor or perform
backdigging root pruning following the WLCA
protocol outlined below in this section, as
applicable.

PA monitoring of irrigation around olive #2 may also
be necessary.

2. Trunk Buffer:

Install a trunk buffer around the lowermost eight (8)
feet of the trunk of magnolia #1, and of olive #2 if

the existing wood property fence is to be removed. B
If the fence is to remain, then the fence will become a de-facto trunk buffer

Wrap approximately 10 to 20 wraps of orange plastic snow fencing around the trunk between
grade and 8 feet above grade to create a padding at least 1 to 2 inches thickness.

Stand 2x4 wood boards upright, side by side, around the entire circumference of the trunk. Affix
using duct tape (do not use wires or ropes). See image above right.
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3.

Fencing / Root Protection Zone:

Install 5 foot high chain link fencing
as either panels set on moveable
concrete footings or rolled chain link
steel material hooked onto two inch
diameter iron tube posts pounded 24
inches into the ground spaced at 6
feet on center, along the canopy
dripline of magnolia #1, along the
root protection zone east of olive #2,
and across the northwest corner of
the property where fir #3 roots
extend in from the neighbor’s
property (refer to the WLCA tree
location map for details).

If chain link panels are used, then pound
layout stakes 24 inches into the ground at
the end of each fence panel, and wire the
stakes to the fence panels to prevent
construction personnel from moving the
panels.

Pathway Construction (New):

Use over-grade, tree-friendly, “no-dig” or
minimal dig type construction for
installation of new walkways if those
walkways are to be built in the areas
shown on the WLCA tree map as root
protection zones near olive #2 or fir #3.

or less than 80% to 85% max. compaction to allow for
normal tree root function below the walkways.

The following spec images are offered as alternative
walkway construction examples which require zero
excavation below existing open soil tree root zone
elevations.

The plastic matrix in the image is Presto Geopave
which is both a surfacing and a baserock base section
at the same time, with only 2.0 inches height, that
adequately disperses load to handle motor vehicle
traffic. This product can be filled with clean crushed
rock and used as a gravel or degraded granite path
with two inches cut into the root systems of trees, or it
can be filled with rock or levelling sand and topped with
a 3 inch height permeable paver (shown below) or non-
permeable paver, to achieve a more formal look.
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The product can also be lain directly over grade, filled with rock, and edged with a soil choker
feathered out from the solid plastic edges. The product arrives as “cell units” ‘that clip together,
with each unit having solid plastic edges around the entire perimeter of the unit.

The various geosynthetic membranes specified on the scan below are not actually required.
The Geopave distributor noted to me that the product can simply be placed over soil grade and
filled with sand, and then topped with the pavers without any intermediate filter fabrics. The
distributor name, phone, etc. is noted on the spec image below.

On a final note, the Geopave edging does not rise above the top of the product, and some type
of containment for the paver edge is required, such as a metal edging with steel pins
periodically pounded into the ground to retain the pavers, or a poured in place over-grade
concrete header “curb” that floats over grade with no excavation.

Sincked stone weall 38° high max. Field verily
exact fzyout

mwmmmw

zmmmmmmmm
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5. Irrigation During Construction:

| suggest maintaining heavy 1x/week irrigation around non-protected magnolia #1 throughout
construction, and working with the neighbor at 240 Princeton to achieve moderate irrigation on
a periodic basis (e.g. 2x/month) for olive #2.

Irrigation can be supplied via garden hose, emitter line, water truck, water tank / spray
apparatus, etc.

6. Northwest Site Corner / Landscape Plant Installations & Irrigation Pipe Trenching:

Limit or eliminate all trenching and plant installation in the northwest corner of the site to avoid
damaging the root system of neighbor fir #3.

If trenching and/or excavation are required in this corner of the site, | suggest a maximum of 4
inches cut below existing grade elevations. Contact the project arborist prior to finalization of
plans for this area.

7. Pruning:

Retain an ISA Certified Arborist to personally perform pruning, or directly manage pruning on
site (see vendor list below in this report). All pruning shall conform as best possible to the most
current iterations of ANSI A300 standards for tree care / woody plant maintenance / pruning.

Specific Pruning Prescriptions:

Oaks #4: Perform branch and limb “endweight reduction pruning” to clear the construction
airspace if and when necessary.

8. Utility and Drain Line Trenching:

Keep all proposed new utility trenching and drain line trenching (e.g. cable TV, drinking water,
fire water, gas, internet, high voltage electric, low voltage
landscape lighting, sewer, storm drain lines, Christy boxes,
downspout drain lines, etc., at least 25 horizontal feet out
from the trunk edges of all trees being retained. If this
separation distance cannot be achieved, contact the project
arborist to discuss alternatives.

9. Water Spray (if applicable):

Spray off foliage of all trees using a very high power garden
hose or a pressure washer system set on low pressure to
wash both the upper and lower surfaces of foliage on all
trees within 25 feet of demolition type construction. This
helps keep the gas portals (stomata) unclogged for better
gas exchange which is crucial for normal tree function (see
image at right in which a fire hose system was used to wash
approximately 50 redwood tree specimens at a demolition

site).
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10.

This recommendation applies only to periods of construction which generate unusually high
ambient airborne dust concentrations.

Root Pruning with Back-Digging Protocol:

Retain the project arborist to
directly monitor and advise
construction personnel on
correct root pruning tools,
procedures, etc. for the
foundation excavation face
adjacent to olive #2, per the
following spec images. Tools
can include arborist's pruning
saws, Sawzalls with ‘pruning’
blades that feature relatively
large offset teeth (see image
below), and other sharp tools.

Cuts are made at right angles
to root growth direction. If roots
are damaged, then the
“backdigging” protocol below
on page 11 must be
used to dig back into the
excavation face and
prune roots at locations
of clean, unbroken,
healthy root wood and
bark.

Praning Blades

iac nara nndar
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HOW TO PRUNE BROKEN OR SHATTERED ROOTS
© 2010 Walter Levison, Consulting Arborist

1. Shattered root extending out from excavation soil face. Shattered area of unknown length.

2, Dig back into soil face around root using hand tools {red
area). Stop digging at 12 horizontal inches in from soil face,
even if root is still broken or shattered.

1

3. Sever root squarely at right angle to root growth
direction using sharp tool (see dashed line).

Soil excavation face = right side of box
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6.0 2013 Vendors List

Service

Company

What they offer

Contact

Transplanting

Tree Movers Inc.

Large specimen trees,
transplant services.

650-968-6117

Pruning

Advanced Tree Care

Pruning, root crown
excavation, fertilization,
tree installation, support

systems for high risk
trees, SOD phosphate

sprays.

650-839-9539

Maguire Tree Care

Pruning performed
directly by an ISA
Certified Arborist

650-245-2620

Trees 360

Pruning performed

directly by an ISA
Certified Arborist
(upon request).

408-866-1010

Commercial Tree Care

Pruning of very high
quality if request ISA
Certified Arborist Joe

Nama to directly monitor
pruning work.

408-985-TREE

Special Tree Sources

Specialty Oaks
Lower Lake, CA

Califomia native oak
species

www.specialtyoaks.com

Oracle Nursery

Various oaks and hybrid
eims. Only local purveyor
of hard to find Italian oak
(Q. frainetto ‘Forest
Green’)

www.oracleoaknursery.com

Urban Tree Farm
Nursery

Orders can be made for
the fantastic and hard to
source silver linden tree
(Tilia tomentosa) and
Forest Green Hungarian
oak (Quercus frainetto
Forest Green’) which are
grown in Oregon.

(707) 544-4446
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Orders can be made for

the fantastic and hard to

source silver linden tree

Sweet Lane Nursery (Tilia tomentosa) and (707) 792-5008

Santa Rosa, CA Forest Green Hungarian
oak (Quercus frainetto
Forest Green’) which are
grown in Oregon.

7.0 Consultant’s Qualifications

Contract Project Arborist, SFPUC Hetch Hetchy Water System Improvement Program
PNW-ISA Certified Tree Risk Assessor #593
ASCA Registered Consulting Arborist #401

Millbrae Community Preservation Commission (Tree Board)
2001-2006

ASCA Arboriculture Consulting Academy graduate, class of 2000
ISA Certified Arborist #WC-3172

B.A. Environmental Studies/Soil and Water Resources
UC Santa Cruz, Santa Cruz, California 1990

Peace Corps Soil and Water Conservation Extension Agent
Chiangmai Province, Thailand 1991-1993

Associate Consulting Arborist
Barrie D. Coate and Associates
4/99-8/99

Contract City Arborist, City of Belmont Planning and Community Development
Department
5/99-present

Continued education through attendance of arboriculture lectures and forums sponsored
by The American Society of Consulting Arborists, The International Society of
Arboriculture (Western Chapter), and various governmental and non-governmental
entities.

(My full curriculum vitae is available upon request)
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8.0 Assumptions and Limiting Conditions

Any legal description provided to the consultant/appraiser is assumed to be comect. Any titles and ownership to any
property are assumed to be good and marketable. No responsibility is assumed for matters legal in character. Any and all
property is appraised and evaluated as through free and clean, under responsible ownership and competent
management.

It is assumed that any property is not in violation of any applicable codes, ordinance, statutes, or other government
regulations.

Care has been taken to obtain all information from reliable sources. All data has been verified insofar as possible;
however, the consultant/appraiser can neither guarantee nor be responsible for the accuracy of information provided by
others.

The consultant/appraiser shall not be required to give testimony or to attend court by reason of this report unless
subsequent contractual arrangements are made, including payment of an additional fee for such services as described in
the fee schedule and contract of engagement.

Unless required by law otherwise, the possession of this report or a copy thereof does not imply right of publication or use
for any other purpose by any other than the person to whom it is addressed, without the prior expressed written or verbal
consent of the consuitant/appraiser.

Unless required by law otherwise, neither all nor any part of the contents of this report, nor copy thereof, shall be
conveyed by anyone, including the client, to the public through advertising, public relations, news, sales, or other media,
without the prior expressed conciusions, identity of the consultant/appraiser, or any reference to any professional society
or institute or to any initiated designation conferred upon the consultant/appraiser as stated in his qualifications.

This report and any values expressed herein represent the opinion of the consuitant/appraiser, and the
consultant’s/appraisers fee is in no way contingent upon the reporting of a specified vaiue, a stipulated result, the
occurrence of a subsequent event, nor upon any finding to be reported.

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

Unless expressed otherwise:

a. information contained in this report covers only those items that were examined and reflects the conditions of
those items at the time of inspection; and
b. the inspection is limited to visual examination of accessible items without dissection, excavation, probing, or

coring. There is no warranty or guarantee, expressed or implied, that problems or deficiencies of the plants or property in
question may not arise in the future.

Loss or alteration of any part of this report invalidates the entire report.

Arborist Disclosure Statement.

Arborists are tree specialists who use their education, knowledge, training, and experience to examine trees, recommend
measures to enhance the beauty and health of trees, and attempt to reduce the risk of living near trees. Clients may
choose to accept or disregard the recommendations of the arborist, or to seek additional advice.

Arborists cannot detect every condition that could possibly lead to the structural faiiure of a tree. Tree are living organisms
that fail in ways we do not fully understand. Conditions are often hidden within trees and below ground. Arborist cannot
guarantee that a tree will be healthy or safe under all circumstances, or for a specified period of time. Likewise, remedial
treatments, like any medicine, cannot be guaranteed.

Treatment, pruning, and removal of trees may involve considerations beyond the scope of the arborist's services such as
property boundaries, property ownership, site lines, disputes between neighbors, and other issues. Arborists cannot take
such considerations into account unless complete and accurate information is disclosed to the arborist. An arborist should
then be expected to reasonably rely upon the completeness and accuracy of the information provided.
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Trees can be managed, but they cannot be controlled. To live near trees is to accept some degree of risk. The only way to
eliminate all risk associated with trees is to eliminate the trees.

9.0 Certification

I hereby certify that all the statements of fact in this report are true, complete, and correct to the best of my knowledge and
belief, and are made in good faith.
Signature of Consultant W

10.0 Digital Images

Tree Tree
Tag Image Tag

Number Number
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Walter Levison, Consulting Arborist

228 Princeton Road, Menlo Park, CA

12/12/2013

Tree Risk Assessment
Per New ISA

5

2013

Tag Numbaer

Common Name | Genus and species

Diameter (In,) Stem 1

Iomnmr (in.) Stem 2

(in.) Stem 3
iDiameter (In.) Stem 4
Total of All Stem Dlametera

[Municipal Protaction Status

Height & Spread (ft.)

(0-100% each)

Health and Structure

{Overail Condition Rating
1(0-100%)

IFee if Removed or Damaged

($)

Likelihood of impacting
nssquences

=

Historical Limb Splitouts

A Likelihood of Fallure
D Final Tree Risk Rating

re Bark Inclusion(s)

aring Pruni

irdling Roots
ncorrected Trunk Lean

b::mlnunt Mainstems with
Soll Moisture Deficit
iLive Twig Density and

Fwnuly Pruned In Past

Recent Top Pruning or

Zone Fencing

runk Buffer and/or Root

ackdigging per Author's

oot Pruning with

Limb Endweight Reduction
Airspace Clearance Pruning

Irrigation - Temporary
(Thin Crowded Branches

[Young Tree Structural

Training

IRemove Daad Wood
Irrigation - Permanent

Fertilization

Notes

Southern magnolia Magnolia grandifiors

12,

25/25

£y

H

European olive Olea europsea

393

Yes
Heritage

30/25

45%
Poor

Twig density is diminishing. Trae root
zone is crowded due to racent
development. Proposed work may
cause sevare root loss, resuiting in
further declines in health and
structura,

Douglas fir Pseudotsugs menziesl

ast.
-

Yas
Heritage

100/
35

Tree located in extensive apen soil
root zone area provided by
neighbor's rear yard

Lower trunk was not accessible nor
visible. Therefore, condition rating
and diameter Is estimated

Tree is noted in literature as being

tolerant of root pruning, but overall

susceptibllity to construction ranges
from poor to goed depending on
typas and extent of root loss/fill,

Trunk edge is estimated 8 feet offsat
from property cormer. Therefore,
minimal to modarate impacts can ba
expected, depending on final cut
distance of proposed pool edge from
trunk edge

Coast live oak Quercus agrifolia

est.
26"

Yes
Heritage

45/55

68% Falr|

Expact zero impacts from proposed
site work, since this tree Is offset
from 228 Princeton. If pruning is

required to clear proposed residence

roof eves, then retain an ISA
Certified Arbonst to monitar or
directly parform the pruning work,

Northern California biack
walnut

Juglans hindsi

Yes
Heritage

55/25

40%
Poor

Poor

Mod

Trunk center Is 12 feet offsat from
228 Princeton property line.
Therefore, no impacts to tree are
expectad

Owner noted that the tree was
heavily pruned to clear the 228
property airspace.

Canopy Is lopsided toward 228
property. Twig density was

based on visual assessment of bare
twigs present at time of writing (fall
period of leaf senescence}.

Plum cultivar Prunus cerasifera Cult.

est, 57

None

20/8

70%

st
mad

No access to the trunk. Trunk offset
3 to ¢ feet from property fne.
Candition and diametaer were

estimated visually from afar. No
impacts from proposed construction
are expacted.

Plum cultivar Prunus cerasifera Cutt.

b

None

20/8

ast.
mad.

No access to the trunk. Trunk offset
3 to 4 feet from property line.
Condition and diameter were

estimated visually from afar. No
impacts from proposed construction
are expected.
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Sandmeier, Corinna D

From: James, Ann N <anjames@stanford.edu>

Sent: Wednesday, January 29, 2014 12:44 PM

To: Sandmeier, Corinna D

Cc Don Holmquest

Subject: Letter of support for new home at 228 Princeton

My husband and I live at 205Princeton Rd. We are writing to enthusiastically endorse the proposed new home
construction project at 228 Princeton Rd. The Dreyers have chosen to build a new home that is aesthetically
pleasing and will improve the look of the neighborhood, as well as the property values.this house has style and
it's size is respectful of the overall look of our block on Princeton. We urge approval of their plans

Ann N James

Don Holmquest

205 Princeton

Menlo Park 94025

Sent from my iPhone

S A



Sandmeier, Corinna D
.

From: Amy Sturt <amysturt@gmail.com>
Sent: Thursday, January 30, 2014 7:09 PM
To: Sandmeier, Corinna D

Subject: 228 princeton road

hi corinna-

| live across the street at 241 Princeton Rd and am neighbors with bob and sarah dreyer. they have told me
about their plans for a new home construction project at 228 princeton road. i wanted to write and let you
know that i am happy to hear that this project will be happening. the noise and construction traffic only lasts a
little while, but the improvements in the value of the neighborhood (in looks and property value) last much
longer.

please feel to contact me with any questions or concerns.

best-
amy sturt



Sandmeier, Corinna D

B e i e T & i |
From: Christy Ericson <christyericscon@me.com>

Sent: Friday, January 31, 2014 10:14 PM

To: Sandmeier, Corinna D

Subject: Dreyer Residence - 228 Princeton Rd

To whom it may concern,

We live at 240 Princeton Rd (directly next to Bob and Sarah Dreyer) and am writing to let you
know that we are very much in favor of the proposed new home construction project at 228
Princeton Rd. I am pleased that the Dreyers have chosen to build a new home that is
aesthetically pleasing and will improve the look of the neighborhood, as well as the property
values.

I believe that have designed a home that truly reflects the wonderful, eclectic nature of Allied Arts. We are very
supportive of the design and plans for their new home.

Sincerely,
Christy Ericson
240 Princeton Road

Allied Arts, Menlo Park
650.269.0567

Sent from my iPhone

1 E}



CITY OF

MENLO
PARK

LOCATION:

EXISTING USE:

PROPOSED USE:

ZONING

Lot area

Lot width

Lot depth

Building coverage
FAR (Floor Area Ratio)
Building height

Parking

Trees

PROPOSAL

350 Sharon Park Drive

Multi-Family
Residential

Multi-Family
Residential

PLANNING COMMISSION
STAFF REPORT

FOR THE PLANNING COMMISSION
MEETING OF FEBRUARY 10, 2014

APPLICANT:

OWNER:

APPLICATION:

R-3-A-X (Garden Apartment,
Conditional Development)

AGENDA ITEM D2

Bob Linder for
BRE FMCA LLC

BRE FMCA LLC
Conditional

Development
Permit Amendment

PROPOSED EXISTING ZONING
PROJECT DEVELOPMENT ORDINANCE
679,266 sf. (15.6 ac) 679,266 sf. (15.6 ac) 10,000  sf. min.
varies  ft. varies _ ft. 80 ft. min.
varies  ft. varies  ft. 100 ft. min.
268,417 sf 263,212 sf Per Approved Conditional
395 % 388 % Development Permit
380,047 sf 372,306 sf N/A
56.0 % 54.8 %
36.9 ft. 36.9 ft Per Approved Conditional
Development Permit
514 spaces 514 spaces Per Approved Conditional

Development Permit

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

# of existing Heritage 228 | # of existing non- 231 | #ofnewtrees 331
trees Heritage trees

# of Heritage trees 42 # of non-Heritage trees 83 Total # of 665
proposed for removal proposed for removal trees

The applicant is requesting a Conditional Development Permit (CDP) amendment for a
project at an existing multi-building apartment complex located in the R-3-A-X (Garden
Apartment, Conditional Development) zoning district. The project would include the
demolition of the existing recreation building, the construction of a new recreation
building and a new leasing office and associated parking area, facade improvements to
all of the existing apartment buildings, and landscaping modifications. The proposed
modifications would result in an increase in the maximum building coverage of up to 40

350 Sharon Park Drive/Bob Linder

PC/02-10-14/Page 1




percent at the subject site, which would exceed the current maximum of 30 percent, set
by the existing CDP. The proposed amendment to the existing CDP (which covers
multiple sites in the vicinity) would apply only to the subject site, and would not alter the
development standards for any of the other properties within the CDP. As part of the
proposal, up to 42 heritage size trees throughout the approximately 15.6-acre site are
proposed for removal, which represents a reduction from the 62 heritage tree removals
previously proposed. The Planning Commission initially reviewed the proposed project
at its meeting on November 4, 2013 and continued the project. The Environmental
Quality Commission (EQC) subsequently reviewed the proposed heritage tree removals
at its meeting on December 18, 2013.

BACKGROUND

The subject property contains 296 units, varying in size from one bedroom to three
bedrooms, located in 18 multi-story apartment buildings on an approximately 15.6-acre
site. In addition, the site currently contains a combined recreation center and leasing
office, and three multi-level parking structures. The project site is located in the Sharon
Heights neighborhood, and more specifically in the subdivision known as Sharon
Heights Unit 10. The Sharon Heights area was developed through multiple subdivisions
in the 1960s and 1970s, which were often approved through conditional development
permits (CDPs), in addition to the underlying zoning district regulations, as part of the
land use entitlements. Attachment A identifies the subject site as well as the boundary
of the existing CDP. The subdivision and CDP were originally approved in 1963 and
subsequently amended in 1965. The existing CDP contains more detailed development
and design standards for the area than the underlying zoning, specifically with regard to
building coverage. The existing CDP (Attachment C) limits building coverage for the
approximately 64-acre subdivision to 15.5 acres, and more specifically to a maximum of
30 percent for each individual parcel. For development standards not listed in the CDP,
the CDP references the R-4-A zoning district. In 1974, the R-4 zoned properties were
downzoned to R-3 citywide and therefore, the R-3-A district currently applies to the
CDP.

For the Planning Commission’s reference, the X (Conditional Development) district is a
combining district that combines special regulations or conditions with one of the Zoning
Ordinance’s established zoning districts. According to the Zoning Ordinance, a CDP
“‘may be issued to allow adjustment of the requirements of the district in order to secure
special benefits possible through comprehensive planning of such large development.
Further, such adjustment is intended to allow relief from the monotony of standard
development; to permit the application of new and desirable development techniques;
and to encourage more usable open space than would otherwise be provided with
standard development.”

The applicant is proposing to amend the CDP to exceed the maximum building
coverage of 30 percent. The site currently contains 38.75 percent building coverage,
which exceeds the maximum permitted by the CDP. The basis for this condition is not
clear, although it may have related to an earlier determination that the parking
structures (which are partially submerged and which have open top levels) did not count

350 Sharon Park Drive/Bob Linder PC/02-10-14/Page 2



as building coverage. Regardless, the 38.75 percent figure accurately reflects how the
City currently calculates building coverage requirements for the R-3 and related zoning
districts. The applicant’s proposed site modifications would increase the building
coverage on-site to 39.52 percent, and the applicant is requesting to modify the CDP to
allow for a maximum building coverage of 40 percent to allow for future flexibility for on-
site improvements. The draft CDP contains language requiring additional structures to
obtain architectural control approval from the Planning Commission, but would remove
the need to obtain a CDP amendment from the City Council for minor alterations and
additions. The draft resolution approving the CDP amendment and the draft CDP itself
are included in Attachments D and E, respectively. For proposals requesting a CDP
amendment, the Planning Commission acts in a recommending capacity to the City
Council, which is the final decision making body.

Initial Planning Commission And Environmental Quality Commission Review

The Planning Commission initially reviewed the proposed request at its meeting of
November 4, 2013. The Commission received a number of public comments on the
project, generally related to the requested tree removals. The Planning Commission
voted 5-0 (with Commissioners Onken and Strehl absent) to continue the project,
specifically requesting that the applicant comprehensively reevaluate the proposed
heritage tree removal requests, in particular for removals that would not be directly
construction-related, and to subsequently mark (e.g. ribbons) the trees proposed for
removal in order to enable clear on-site review by Commissioners and/or the public. In
addition, the Planning Commission directed the applicant to work with Recology to
determine if on-site trash collection is feasible.

The Planning Commission also discussed the EQC'’s role in reviewing the requested
tree removals. Since the project requires City Council review and action, the heritage
tree removals would be acted upon by the Council through a resolution, which is not
appealable to the EQC, and subsequently the EQC has not traditionally been involved
in reviewing this type of project. By contrast, when a project is processed with the
Planning Commission as the decision maker, there is an appeal period to Council. If the
project involves heritage tree removal permits, then an appeal of the heritage tree
permit (which is separate from the Planning Commission’s action) is reviewed by the
EQC, which then could be appealed to Council. In response to the comments received
on this case, staff consulted with the City Attorney and determined that projects that do
not allow for a typical heritage tree appeal process warrant a review by the EQC since
the ordinance does not address this particular review process. Therefore, the EQC
reviewed the proposed heritage tree removals at its meeting on December 18, 2013
and provided a recommendation to the Planning Commission and City Council to
consider as part of their deliberations and actions on the proposed project. The EQC'’s
recommendation is discussed further in the Trees and Landscaping section of the
report.

Subsequently, the applicant has reevaluated the heritage tree removals, incorporating

the input from the Planning Commission, which is discussed throughout the report. In
addition, the applicant has worked with Recology and provided additional information
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addressing comments from the Commission and members of the public, such as shade
issues around the pool and the phasing of the site improvements. The applicant’s
response to the Planning Commission’s direction, is contained in Attachment F, and
explains the modifications to the project in more detail.

ANALYSIS
Site Location

The project site is located at 350 Sharon Park Drive, and occupies the entire city block.
For the purposes of the staff report, Sharon Park Drive is considered to be in an
east/west orientation. The site is bounded by Sharon Park Drive to the south, Monte
Rosa Drive to the west, Eastridge Avenue to the north, and Sharon Road to the east.

Parcels to the north of the site along Eastridge Avenue are located within the R-2
zoning district. The parcels are generally occupied by duplexes and multi-family
developments. To the west of the site along Monte Rosa Drive, the parcels are located
in the R-3-A-X zoning district and are occupied by multi-story, multi-family complexes.
The Sharon Heights Shopping Center and a multi-story office building are located
across Sharon Park Drive to the south of the site. The shopping center is zoned C-2
and the office building is zoned C-1-X. The office building is located within the existing
CDP for the area, while the shopping center is not. The Sharon Oaks and Sharon Glen
condominium complexes are located to the east of the site across from Sharon Road.
Sharon Oaks consists primarily of two-story duplexes and Sharon Glen consists of
multiple three-story buildings. Both housing complexes are located within the R-3-A-X
zoning district.

Existing Site Conditions

The subject site contains 18 apartment buildings for a total of 296 units, located on a
15.6-acre site. In addition, there are three parking structures on site and a combined
recreation center and leasing office currently located adjacent to the pool, near the
center of the development. The existing buildings contain approximately 372,306
square feet of gross floor area for a total floor area ratio (FAR) of 54.8 percent. The site
currently contains 263,212 square feet of building coverage, which includes the
footprints of all dwelling buildings, the parking structures, and accessory structures such
as trellises, canopies, covered seating area, etc. The existing building coverage
occupies 38.75 percent of the site, which exceeds the maximum building coverage
permitted by the CDP. The site has 289 uncovered parking stalls and 229 covered
parking stalls on site. The existing parking does not meet the Zoning Ordinance
requirement of two parking spaces per dwelling unit, one of which must be covered.
However, the applicant is not proposing to increase the number of dwelling units on-
site, and the parking was set by the CDP. The tallest buildings on site are 36 feet, ten-
and-a-quarter inches above grade.
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Proposed Project

The applicant is seeking approval of a Conditional Development Permit (CDP)
amendment to demolish the existing combined recreation center and leasing office
building and to construct a new two-story recreation center building and a separate
leasing office. The proposed recreation center would be located in the same location as
the existing building. The applicant is proposing to locate the leasing office along
Sharon Park Drive, and would construct a new access point to the property adjacent to
the leasing center. The new access would include eight additional standard parking
stalls and two accessible parking stalls for the leasing center. The proposed access
would link to the existing parking lot that is accessed from Monte Rosa Drive. To limit
possible cut through traffic, the Transportation Division has required that the applicant
install a speed bump within the new parking lot. The proposed access would align with
the most western driveway of the Sharon Heights Shopping Center.

The project is generally focused on refreshing the existing buildings, improving the
landscaping and on-site amenities, and the construction of a new leasing office and
recreation center. However, the applicant also intends to upgrade the interiors of the
units, including the provision of in-unit washing machines and dryers. The unit interiors
would be upgraded when the units are vacant. The proposed modifications would result
in a slight increase in floor area, but the additions would generally be contained within
the existing footprint of the structures. The proposed modifications would result in an
increase of approximately 7,741 square feet of gross floor area for a total gross floor
area of 380,047 square feet and an FAR of 56 percent. The CDP does not regulate
FAR since FAR was not in existence at the time of the approved project. Therefore,
there is no limit on the FAR at the site. However, the CDP explicitly limits the overall
building coverage for the subject site to 30 percent, and for the overall area covered by
the CDP to 15.5 total acres. At this time, the applicant is proposing to increase the
building coverage at the site from 38.75 percent (263,212 square feet) to 39.52 percent
(268,417 square feet). Additionally, the applicant is requesting to amend the CDP to
allow the specific parcel to have a maximum building coverage of 40 percent.
Therefore, the applicant is requesting flexibility to add 3,300 square feet (approximately
0.48 percent) in the future. Future building coverage increases would be subject to
architectural control review by the Planning Commission, but would not require City
Council review of a CDP amendment.

The proposed recreation center would be 30 feet, eight-and-three-quarters inches in
height and the proposed leasing office would be 29 feet, seven-and-a-half inches in
height. Both structures would be below the existing maximum height of 36 feet, ten-and-
one-quarter inches. At the November 4 Planning Commission meeting, a member of
the public and resident of the apartment complex brought up issues related to shade
impacts from the proposed recreation center on the existing swimming pool. The
applicant has reviewed the existing conditions and determined that the existing
recreation center already shades the pool for the majority of the day. The applicant
does not believe that the proposed recreation center will significantly affect the existing
conditions. The applicant’s photographs of the existing conditions are included in
Attachment G. The applicant is also proposing to upgrade the facades of the existing
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buildings with new colors and materials, which are discussed in more detail in the
Design and Materials section of the report. The proposed project, as currently
anticipated, would be constructed in six phases. The applicant provided a detailed
phasing plan for the project, which is included in Attachment F. The phasing plan
identifies the amount of work for each phase and the heritage tree removals associated
with each phase of the project. In addition, the phasing plan identifies that the applicant
evaluated the possibility of replacing the existing windows prior to constructing the new
buildings, site improvements, and other exterior modifications, and determined that the
window replacements would not be feasible in the first phase due to associated stucco
and siding work. The applicant states that preconstruction “Town Hall” meetings would
be held with the tenants prior to construction to help keep residents informed. In
addition, the applicant is proposing to update the site’s signage to be consistent with
the more contemporary architectural style. The signage would generally replace the
existing signage, with the exception of additional directional signs near the site
entrances. The sign modifications would result in an overall reduction in total sign area
at the site. The applicant’s project description letter describes the proposed project in
more detail and is included in Attachment H.

Site Layout and Circulation

The existing apartment buildings are located generally towards the perimeter of the site,
with the pool and recreation center located in the middle of the site. The three parking
structures all contain individual access points from the public streets bordering the site.
Currently, Sharon Park Drive does not contain a vehicular access point to the site, while
Monte Rosa Drive contains two access points, one for the parking structure and one for
a small uncovered parking lot near the intersection of Monte Rosa Drive and Sharon
Park Drive. The buildings are generally grouped along internal courtyards and
walkways, which help to create a more suburban feel to the site. The overall site access
and configuration is not proposed to change as part of the project, with the exception of
the proposed access point along Sharon Park Drive, adjacent to the relocated leasing
office. The applicant is proposing to add 10 uncovered parking spaces near the
proposed leasing office, and would remove four spaces near the access along Monte
Rosa Drive. The proposal would result in a net increase of 6 uncovered parking spaces
for a total uncovered parking space count of 225 spaces. The covered parking space
count would stay constant at 289 spaces. Therefore, the revised site would contain 514
total parking spaces.

During public comment at the Planning Commission meeting, concerns were raised
regarding the existing trash pick-up at the site, specifically with regard to on-street pick-
up along Sharon Road. As part of the continuance, the Planning Commission directed
the applicant to work with Recology to determine if on-site collection is feasible. The
applicant provided a letter from Recology identifying some possible modifications to the
existing trash service locations that could reduce the amount of time vehicles are on the
street and/or the need for curb-side pick-up. The applicant has provided a conceptual
plan of proposed modifications to the location of pick-up in addition to the letter from
Recology. Both are included in Attachment F, as part of the applicant’s response to the
Planning Commission’s guidance. Staff has reviewed the proposed modifications and
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believes that the proposed modifications would result in improvements to the existing
trash pick-up and could help ease concerns from neighboring properties. The
conceptual plan would relocate the curb-side pick up along Monte Rosa Drive and
Sharon Road to locations within in the site. Along Sharon Road, the uncovered parking
spaces adjacent to the entrance would be used for trash pick-up. Parking restrictions
would need to be applied to those parking stalls accordingly to ensure that the spaces
are available for staging of the bins for pick-up on trash pick-up days. The current
proposal would retain curb-side pick up along Eastridge Avenue. However, Eastridge
Avenue contains less vehicular traffic than Monte Rosa Drive and Sharon Road, and
staff believes that there are no feasible alternatives along Eastridge Avenue. Staff
believes that the proposed modifications adequately address the Commission’s
direction relating to the trash pick-up at the site. The Draft CDP (Attachment E) contains
requirements for the trash pick-up at the site, based on the applicant’s proposed
modifications.

Design and Materials

The existing buildings on site contain stucco exteriors (painted beige) and wood trim
and railings (painted in light brown tones), and are generally reminiscent of the
midcentury architectural style. The applicant is proposing to upgrade the exteriors of the
existing buildings, maintaining the existing forms while using more contemporary
materials for an overall architectural refresh to the site. The facades would be a
combination of stucco and horizontal cement fiber siding (painted in beige and brown
tones). The deck railings would be replaced with dark grey metal railings and the
facades within the recessed deck openings would be stucco painted in a greenish blue
color. The privacy fences on the ground-level units would be replaced with painted
wood (dark brown) or cedar fences. To complement the facade modifications, the
applicant is proposing to modify the roof structure slightly to create parapet roof
elements above certain portions of the building sides, below the main roof ridge, which
are more in keeping with a more contemporary design. As necessary, the applicant
intends to replace the existing roof material with 30-year composition shingle roofing.

The recreation center would contain similar materials as the upgraded residential
buildings, while utilizing architectural elements that echo the existing buildings on site.
The recreation center would contain a combination of stucco and horizontal cement
fiber siding. However, to differentiate the recreation center from the residential
buildings, the applicant is proposing to utilize reddish brown hues on the horizontal
siding and stucco. The railings and entry doors would be dark grey, and the window trim
would be a lighter beige color. The proposed leasing office would contain the same
colors as the proposed recreation center. However, the leasing center would contain
vertical siding on the upper portion of the facades and stucco on the lower portion. The
stucco would be reddish brown, but the vertical siding would be a lighter beige color.
The building would also contain architectural features, such as wood corbels, a cupola,
and trellis elements on the main entryway facade.
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Trees and Landscaping

As part of the overall site improvements, the applicant is updating the landscaping
throughout the site and incorporating additional on-site amenities, such as a new dog
park, bocce ball court, enclosed tot-lot, and a new BBQ courtyard. The applicant is
proposing to remove the smaller secondary pool from the site and replace it with a
courtyard, BBQ area, and covered trellis. The applicant has submitted a preliminary
landscape plan, which is included with the project plans. The project plans are included
in Attachment B. The applicant is proposing a comprehensive update of the site
landscaping, which initially included the removal of 62 heritage trees. The original
request included 12 heritage tree removals due to construction impacts and 50 heritage
tree removals due to the existing health and/or structure of the trees. The applicant
submitted an arborist report that inventories the approximately 459 heritage and non-
heritage trees on site and documents the size, heritage status, and tree condition. The
report also provided comments and recommendations and identified if the tree was
proposed to be removed. The report also included tree protection measures to mitigate
potential impacts to the protected trees during construction. The City’s contracting
arborist, Fujitrees Consulting, reviewed the applicant’s arborist report and preliminary
tree removal requests. The City’s consulting arborist determined that the heritage tree
removal requests were warranted, with the exception of three heritage trees. The City
arborist also reviewed the consulting arborist’s report. The applicant subsequently
reevaluated the three tree removals and determined that the three trees could be
retained as part of the project. Therefore, the applicant requested 62 heritage tree
removals instead of the preliminary request for 65 tree removals, as part of the CDP
amendment. The City’s consulting arborist initial review and the project arborist initial
tree inventory are available at the City offices for review. The original 62 heritage tree
removals are summarized in the following table, based on the reason for the removal
request and tree type:

ORIGINAL PROPOSAL (NOVEMBER 2013)

Construction Related Heritage Tree Structural/Health Related Heritage Tree
Removals Removals
Tree Type (Common Number of | Tree Type (Common Number of
Name) Trees Name) Trees
Chinese Elm 1 Acacia 2
Cottonwood Poplar 3 Evergreen Pear 2
Gum Tree 1 Gum Tree 2
Juniper 1 Monterey Pine 20
Monterey Pine 1 Red Gum Tree 2
Tulip Tree 5 Red Ironbark 6

Shamel Ash 6
Intentionally left blank Silver Dollar Eucalyptus 9

Tulip Tree 1
Total Construction Related | 12 Total Structural/Health 50
Tree Removals Related Tree Removals
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As part of its continuance, the Planning Commission requested that the applicant
reevaluate the proposed heritage tree removals in order to limit the number of heritage
tree removals as part of the project. The project arborist subsequently reviewed the
proposed removals and determined that 23 additional trees could be preserved,
provided mitigation measures identified in the reevaluation report (Attachment I) are
followed as part of the project. Of these 23 trees, 17 are in fair condition and six are in
poor condition, according to the project arborist. A recurring mitigation for these trees
would be pruning to reduce branch end-weight. In addition, the project arborist
determined that three heritage trees could be negatively impacted from the proposed
fire line, required by the Menlo Park Fire District as part of the project. Therefore, the
applicant has revised its request to remove 42 heritage trees, a 20 tree reduction from
the initial request of 62 heritage tree removals. The 23 heritage trees proposed to
remain and the three additional tree removals are summarized in the table below:

Reevaluated Trees to Remain Additional Trees to be Removed for New
Fire Line

Tree Type (Common Number of | Tree Type (Common Number of

Name) Trees Name) Trees

Monterey Pine 9 Blue Oak 1

Red Gum 2 Sycamore 1

Red Ironbark 2 Monterey Pine 1

Eucalyptus 6

Shamel Ash 1 This portion intentionally left blank

Cottonwood 3

Total Trees Preserved 23 Total New Tree Removals | 3

The project arborist’s reevaluation provided more detailed information regarding the
reasons for removal for 21 of the 31 non-construction related removals. In addition, the
construction related removals, even with the additional three removals for the fire line
installation, have been reduced to 11 trees. Therefore, the revised project contains 11
heritage tree removals due to construction and 31 heritage trees removals due to
health/structure, for a total of 42 trees. The applicant has placed ribbons on the
proposed tree removals, as well as the preserved trees for the Commission’s review.
Orange ribbons indicate heritage trees proposed to be removed due to construction,
yellow ribbons indicate heritage trees proposed to be removed due to the existing
health/structure of the trees, and green ribbons indicate heritage trees proposed to be
maintained as part of the comprehensive heritage tree removal reevaluation. (The
Commission was notified of the ribbons ahead of the publication of the staff report.) The
following table summarizes the revised heritage tree removals, based on the reason for
the removal request and tree type:
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CURRENT PROPOSAL (FEBRUARY 2014)

Construction Related Heritage Tree Structural/Health Related Heritage Tree
Removals Removals
Tree Type (Common Number of | Tree Type (Common Number of
Name) Trees Name) Trees
Chinese Elm 1 Acacia 2
Juniper 1 Evergreen Pear 2
Monterey Pine 2 Gum Tree 2
Sycamore 1 Monterey Pine 11
Tulip Tree 5 Red Gum Tree 1
Valley Oak 1 Red Ironbark 4

Shamel Ash 5
Intentionally left blank Silver Dollar Eucalyptus 3

Tulip Tree 1
Total Construction Related | 11 Total Structural/Health 31
Tree Removals Related Tree Removals

The City’s consulting arborist, Fujiitrees Consulting, reviewed the project arborist’s
proposed revised tree removals and revised arborist report and provided comments on
the tree protection measures, which have been incorporated into the revised arborist
report and tree inventory (Attachment J). The revised tree inventory lists the proposed
heritage tree removals based on health/structure and construction, the reevaluated
heritage tree removals that will be preserved, and non-heritage tree removals. Fujiitrees
consulting provided a comment letter on the applicant’s revised tree removals and
arborist report (Attachment K).

The applicant is proposing to provide 159 heritage tree replacements, which represents
a greater than three-to-one ratio, where a one to one ratio is required. The proposed
heritage tree replacements include a combination of valley oak trees, London plane
trees, and redwood trees. Additionally, the applicant is proposing trees ranging in size
from 24 inch box trees to 84 inch box trees, which exceed the minimum requirement of
15 gallons.

The Environmental Quality Commission (EQC) reviewed the proposed heritage tree
removals at its meeting on December 18, 2013. At that meeting, the EQC took public
comment and discussed the applicant’s proposal, including the reduced number of
heritage tree removal requests. The minutes from the EQC meeting are included in
Attachment L. The EQC voted 7-0 to recommend the following prior to approval of the
project:

1. The applicant reconsider trees that will be removed for building construction by
submitting structure designs that preserve trees; and

2. As a condition of the development permit, the project and existing/future property
owners must ensure that there are “N” number of heritage trees on the whole
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property at all times going forward. The number "N" should be determined to be
no less than the current total of heritage trees on the entire site, but also could
be set at a higher level or set to increase in future years. A certified arborist must
confirm and document the total number and locations of heritage trees on the
property and then annually certify that the number of healthy and well maintained
heritage trees is equal to or greater than "N." Any new trees planted on the site
must be from city approved list going forward. Particular magnificent specimens
should be identified and singled out for special protection. In addition, the
development permit should include the following:

a. Property owner should pay for its own oversight and city oversight of this
permit requirement; and

b. Ensure this permit standard holds when the property is sold; and

Failure to maintain the required number of trees or proper maintenance to
keep trees healthy, shall result in a 4-to-1 tree replacement in addition to a
significant financial penalty (which EQC recommends be used to further
the city's heritage tree protection and maintenance program).

The applicant has evaluated additional designs for the leasing office building to
determine if any additional heritage trees could be preserved. The applicant determined
that the best case scenario would be able to retain two heritage trees. However, the
alternate design would result in a one-way driveway entrance from Sharon Park Drive,
negatively impact the leasing office’s street presence along Sharon Park Drive, and
result in the need to construct retaining walls and switchback ramps to meet
accessibility requirements for the new building. Therefore, the applicant does not
believe the proposed redesign is feasible.

The applicant has also evaluated the feasibility of utilizing the existing heritage tree
count as a baseline for the project site. However, utilizing the existing 228 heritage
trees for the baseline would require that any heritage tree removals be replaced with
heritage size trees. The applicant has reviewed the possibility of replanting the 42
heritage tree removals with heritage trees and determined that replacing the heritage
tree removals with heritage trees is not feasible, since larger size trees have a reduced
chance of long term survival and lower growth rate than the tree sizes currently
proposed for replacements. In addition, heritage size replacement trees would require
greater excavation and present logistical problems for equipment associated with the
excavation and planting. The applicant also states that heritage size replacement trees
would impose a significant financial impact to the project. The applicant also evaluated
relocating some of the proposed tree removals, but determined that the long term
health of the trees would be limited. The applicant, however, believes that the baseline
could be set at the post project heritage tree number (186). The applicant states that
they would be able to maintain the 186 post-project heritage trees and would provide an
annual report identifying the number of heritage size trees on-site and the individual
health of the trees. Staff believes that setting the baseline number for the on-site
heritage trees as the post-project number is more feasible. Typically heritage tree
removals are required to be replaced at a one-to-one ratio and with a 15-gallon size
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tree. The applicant is proposing a greater than three-to-one ratio, as well as significantly
larger box-size trees (24 to 84 inches) than required by the City’s Heritage Tree
Ordinance. Therefore, staff believes that setting the baseline as the number of trees
after completion of the project and associated removals is more appropriate. The
applicant would be required to provide the City with annual reports documenting that
the heritage trees on-site meet or exceed the baseline (186) number. Staff believes
that the annual reporting should begin within one year of approval of the CDP. Since
heritage tree removals would be done in phases, consistent with the development
phasing plan, the baseline would not be reached until completion of the entire project.
The draft CDP (Attachment E) contains language requiring the applicant to provide an
annual report to the City for review. The CDP also contains penalties for a loss of
heritage trees below the baseline number. If the on-site heritage tree count is reduced
to below the baseline, the applicant is required to replace the loss of heritage trees at a
four-to-one ratio. The increased number of trees would result in an increased cost to
the property owner, which represents a financial penalty for failing to maintain the
baseline number of heritage trees on-site. The four-to-one replacement ratio is intended
to help incentivize the proper maintenance of the baseline number of heritage trees at
the site.

While the absolute number of proposed heritage tree removals (42) is large, they
represent a small portion of the total trees (approximately 459, including heritage and
non-heritage) currently on what is a fairly large 15.6-acre site. In addition, many of the
proposed heritage tree removals are Monterey pines (which are susceptible to disease)
and eucalyptuses (which some landscape professionals no longer consider
recommended trees for this area). Additionally, the applicant has worked with their
project arborist to reduce the overall number of heritage tree removals, consistent with
the Planning Commission’s direction. Given that the site was developed in the 1960s,
staff believes that this comprehensive landscaping revision, including the replacement
plantings of preferred species at larger sizes, is appropriate. In addition, the proposed
baseline number of trees would help maintain the tree canopy at the site.

Correspondence

Staff has not received any items of correspondence on the project since the December
18, 2013 Environmental Quality Commission meeting.

Conclusion

The proposed project would result in a comprehensive architectural refresh of the
existing buildings at the site, allow for the construction of an expanded
recreation/fitness center for the benefit of tenants at the site, enable the construction of
a standalone leasing office, and provide a comprehensive update to the existing
landscaping at the site. The proposed project has been reviewed by the applicable
departments and found to be in compliance with all applicable city requirements. The
majority of the proposed heritage tree removals are related to the exiting health of the
trees, and they represent a small proportion of the overall trees on a relatively large
site. The project arborist has worked diligently to reevaluate the tree removals and has
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reduced the requested number of heritage tree removals. The updated project arborist
report contains tree protection and mitigation measures for the existing trees proposed
to remain at the site. Replacement plantings of preferred species would be provided at
a greater than three-to-one ratio and at greater sizes than required. The applicant would
also be required to provide an annual report to document the maintenance of the post-
construction baseline number of trees. Additionally, the applicant has worked with
Recology to improve trash pick-up at the site. Staff recommends that the Planning
Commission recommend approval of the conditional development permit amendment
and heritage tree removal permits for the proposed project to the City Council.

ENVIRONMENTAL REVIEW

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

RECOMMENDATION
Recommend to the City Council:

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

2. Adopt a Resolution approving the Conditional Development Permit amendment for
the increase in building coverage at the subject site, in conjunction with the
construction of a new leasing office and recreation center building and related site
improvements, subject to the requirements of the Conditional Development Permit.
(Attachment D)

3. Adopt a Resolution approving the heritage tree removal permits. (Attachment M)
Report prepared by:

Kyle Perata

Associate Planner

Report reviewed by:

Thomas Rogers

Senior Planner

PUBLIC NOTIFICATION

Public notification consisted of publishing a notice in the local newspaper and

notification by mail of owners and occupants within 300 feet of the boundary of the
existing CDP.
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Location Map

Project Plans

Existing CDP, dated approved January 12, 1965

Draft Resolution for CDP Amendment

Draft Conditional Development Permit

Applicant’s Response to Planning Commission and Environmental Quality
Commission comments

Photographs of Pool Area Existing Conditions

Applicant Project Description

Arborist Reevaluation, prepared by Arborwell, dated December 5, 2013
Arborist Report and Tree inventory, prepared by Arborwell, dated December 10,
2013

Peer Review of Arborist Reevaluation and Arborist Report, prepared by Fujitrees
Consulting, dated December 11, 2013

Minutes from the EQC meeting of December, 18, 2013

M. Draft Resolution for Heritage Tree Removals

Note: Attached are reduced versions of maps and diagrams submitted by the applicant.
The accuracy of the information in these drawings is the responsibility of the applicant,
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

VA\STAFFRPT\PC\2014\021014 - 350 Sharon Park Drive\021014 - 350 Sharon Park Drive (CDP Amendment) Second Report.doc
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10.

CONDITIONAL DEVELOPMENT PERMIT

Applicant: Mr. Duncan Macdonald

Property Location: Northeasterly corner of the Sharon Estate Included on Tentative Map
""Sharon Heights, Unit No. 10" and Lot 12, Unit No. 3

Area of Property: Approximately 64 acres, including streets; 57 net acres
Proposed Zoning: R-h-A-X (Garden Apartments - Conditional Development)

Purpose of Permit: a) To provide for garden apartment development, regulated so as
to control development over a period of years; to provide for a
maximum of open space, preservation of existing ground cover and to
provide many of the desirable characteristlcs found in single
family residential areas.

{b) To amend Conditional Development Permit approved February 5,
1963.

Uses Permitted: High rise apartments, garden apartments, town houses, accessory
buildings and appurtenant recreation facilities.

Density shall not exceed 1,017 units, distributed approximately as shown on attached
map entitled '"Density Distribution, Sharon Heights Unit No. 10'.

Maps to be approved by Planning Commission and City Council.

a) Tentative Subdivision Map

b) Preliminary Site Plan for total area, showing building sites.

Development Plans shall be approved by the Planning Commission prior to application

for a building permit. Development plan approval for buildings higher than 2% stories

must be preceded by a public hearing. Said Development Plans shall include:

a) Location and elevations of buildings.

b) Proposed access to buildings.

c¢) Location of parking and layout of off-street parking.

d) Location and type of landscaping and recreation facilities.

e) Physical features such as trees, hydrants, flood lights, street lights, fences,

f) Proposed drainage facilities approved by Clty Engineer.

g) Proposed easements.

h) Cross sections of proposed streets.

i) Fire protection facilities considered necessary and reasonable, by the Fire Chief
of the Menlo Park Fire Dlstrict, to provide adequate fire protection.

Deve lopment Standards:

a) Buildings shall be oriented in a functional non-monotonous manner with a maximum
of open space around each main building consisting of courts, parkways and patios.
Vehicular traffic shall be separated from recreational areas.

b) Any necessary street easement shall be dedicated to the City and shall be improved
in accordance with design standards as approved by the City Council.

c) Maximum building coverage shall be 15.5 acres; not to exceed 30% of any single
parcel. All other regulatlons of the R-U4=A District shall apply except maximum build-
ing height, which shall be determined by approved Development Plans.

d) Al off-street parking areas not under cover shall be screened from view by shrubs
or trees whose normal growth is not less than four feet in height.

e) All trash and garbage collection areas shall be sultably screened with adequate
access for collection vehicles.

f) Landscaping shall be installed and maintained according to approved landscaping plan.

A lighted pedestrian walkway shall be constructed and maintained between Sand Hill Road,
at Jordan, and Sharon Park Drive.

A Final Subdivision Map shall be filed for the area to be built upon prior to applica-
tion for a building permit.




12. No portion of the property involved In the development shall be severed or sold
unless said severed parcel and the development thereon and the remaining parcel and
development thereon shall comply with the requirements of this Conditional Development
Permit.

13. This permit may be amended by the same procedure by which it is granted.

Approved by: Menlo Park Planning Commission Approved by: Menlo Park City Council

otk f D I arganct Q. [ aenin

Robert L. lronside, Secretary Margaret A. Becker, Clty Clerk

Date: December 1964 Date: (%Mﬂ//'-{_ -/ ’? &5




ATTACHMENT D

DRAFT — February, 10 2014
RESOLUTION NO.

RESOLUTION OF THE CITY COUNCIL OF THE CITY OF MENLO
PARK, CALIFORNIA APPROVING A CONDITIONAL DEVELOPMENT
PERMIT AMENDMENT FOR THE PROPERTY LOCATED AT 350
SHARON PARK DRIVE

WHEREAS, the Zoning Ordinance establishes that a Conditional Development Pemit
(“CDP”) may be issued to allow adjustment of requirements in order to secure special
benefits possible through comprehensive planning of large development, and that such
adjustment is intended to allow relief from the monotony of standard development; to
permit the application of new and desirable development techniques; and to encourage
more usable open space than would otherwise be provided with standard development;
and

WHEREAS, the City has received an application from BRE FMCA LLC (“Applicant”), to
amend an existing CDP for an existing multi-family residential development; and

WHEREAS, the proposed development will not be detrimental to the health, safety,
morals, comfort and general welfare of the persons residing or working in the
neighborhood of such proposed development, and will not be detrimental to property
and improvements in the neighborhood or the general welfare of the City; and

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

WHEREAS, after notice having been lawfully given, a public hearing was scheduled and
held before the Planning Commission of the City of Menlo Park on February 10, 2014
whereat all persons interested therein might appear and be heard; and

WHEREAS, the Planning Commission of the City of Menlo Park having fully reviewed,
considered and evaluated all the testimony and evidence submitted in this matter voted
affirmatively to recommend to the City Council of the City of Menlo Park to amend the
CDP; and

WHEREAS, after notice having been lawfully given, a public hearing was scheduled and
held before the City Council of the City of Menlo Park on , 2014 whereat all
persons interested therein might appear and be heard.

NOW, THEREFORE, BE IT RESOLVED that the City Council of the City of Menlo Park
hereby approves the amendments to the Conditional Development Pemmit for the
Property attached hereto as Exhibit A and incorporated herein by this reference.




Resolution No.

I, Pamela Aguilar, City Clerk of Menlo Park, do hereby certify that the above and
foregoing Council Resolution was duly and regularly passed and adopted at a meeting
by said Council on , 2014, by the following votes:

AYES:
NOES:
ABSENT:

ABSTAIN:

Pamela Aguilar
City Clerk




ATTACHMENT E

DRAFT - February 2, 2014

CONDITIONAL DEVELOPMENT PERMIT

350 Sharon Park Drive (“Sharon Green”)

1. GENERAL INFORMATION:

1.1

1.2

1.3

1.4

1.5

1.6

1.7

1.8

2.1

Applicant: Bob Linder for the BRE FMCA LLC
Property Owner. BRE FMCA LLC

Nature of Project: Conditional Development Permit (CDP) Amendment to
increase the maximum permitted building coverage at the site addressed 350
Sharon Park Drive, located within the Sharon heights Unit 10 subdivision and
corresponding CDP (dated approved January 12, 1965), from 30 percent, per
the previous approved CDP, to 40 percent. The proposed building coverage
increase is associated with the development of a new leasing center,
reconstructed recreation building, and other site improvements. The proposed
increase in building coverage would not allow for an increase in density. As part
of the approval of the CDP amendment, the applicant is proposing to construct
approximately 8,505 square feet of additional building coverage, for a current
total proposed building coverage of 39.52 percent. Any future additions or new
structures would be subject to architectural control review by the Planning
Commission.

Property Location (Project Site): 350 Sharon Park Drive

Assessor's Parcel Numbers: 074-281-110 and 074-281-120

Area of Property: 679,266 square feet (15.6 acres)

Zoning: R-3-A (X) (Garden Apartment, Conditional Development)

Previous entitlements: The amended Conditional Development Permit for 350
Sharon Park Drive supersedes the previously granted Conditional Development
Permit for the site. The amended permit applies only to the property addressed
350 Sharon Park. All other properties within the boundary of the Sharon

Heights Unit 10 subdivision are regulated by the CDP approved January 12,
1965.

DEVELOPMENT STANDARDS:

The current development contains building coverage of 38.75 percent, which
exceeds the 30 percent development standard set forth in the 1965 CDP. Per
this permit, the maximum building coverage for the site shall not exceed 40
percent through Architectural Control review by the conditions contained
herein and in accordance with Section 6.1.3 (Major Modifications) of this
document.

E |



2.2 Building setbacks shall be in accordance with the approved plans, which may
be modified through Architectural Control review by the conditions contained
herein and in accordance with Section 6.1.3 (Major Modifications) of this
document.

2.3 Building height shall not exceed 36 feet, ten-and-one-quarter inches.

2.4 All rooftop equipment shall be fully screened and integrated into the design of
the building. Rooftop equipment shall comply with noise requirements of the
Municipal Code.

2.5 For development standards not expressly identified in this CDP, please refer to
the CDP for Sharon Heights Unit 10, approved January 12, 1965.

. USES:
3.1 The following uses are permitted at the site:

3.1.1 High rise apartments, garden apartments, townhouses, accessory
buildings, and appurtenant recreation facilities, consistent with the original
CDP. Per the amended CDP, administrative facilities are also permitted
uses at the subject site.

SIGNS:

4.1 Signage shall comply with the proposed signage program identified in the plan
set. The maximum proposed sign area shall not exceed the existing sign area
at the subject site.

DENSITY:

5.1 Density shall not exceed the existing 296 units at the subject site, which is
consistent with the “Density Distribution, Sharon Heights Unit 10” exhibit, dated
November 1964.

TRASH AND RECYCLING:

6.1 The applicant shall continue to work with the waste service provider to relocate
the existing trash collection from the public right-of-ways to on-site locations.
The applicant shall at a minimum, relocate the trash collection on Monte Rosa
Drive and Sharon Road to locations within the site, as identified on the Trash
and Recycling plan dated received January 17, 2014 and approved by the City
Council on March 4, 2014.

HERITAGE TREES:

7.1 The applicant shall maintain a minimum of 186 heritage trees on the campus at
all times, which shall be considered the baseline number of heritage trees.

1)



7.2 To ensure compliance with the proposed baseline, the applicant shall submit an
annual report identifying the number of heritage trees on-site, and the existing
health and overall condition of each individual tree. The annual report shall be
submitted to the City for the first five years after approval of this amendment.

7.3 If the applicant fails to maintain the baseline number of heritage trees at the
site, the applicant shall be required to replace the deficient number of trees at a
four-to-one ratio. The replacement trees shall be a minimum of 24-inch box
size, and shall be subject to review and approval of the Planning Division and
City Arborist.

RECORDATION:

8.1 Concurrent with the submittal of a complete building permit application, the
applicant shall record the amended Conditional Development Permit with the
County of San Mateo County. The applicant shall provide a conformed copy of
the recordation prior to building permit issuance and the official recorded copy
prior to building permit final.

8.2 The Conditional Development Permit shall be in force on the effective date of
the resolution approving the amendment.

MODIFICATIONS:

9.1  Madifications to the approved Project may be considered according to the
following four tier review process:

9.1.1 Substantially Consistent Modifications are made at the staff level.
Substantially Consistent Modifications are changes to or modifications of
the Project that are in substantial compliance with and/or substantially
consistent with the Project Plans and the Project approvals. Substantially
Consistent Modifications are generally not visible to the public and do not
affect permitted uses, density or intensity of use, restrictions and
requirements relating to subsequent discretionary actions, monetary
obligations, conditions or covenants limiting or restricting the use of the
Property or similar material elements based on the determination that the
proposed modification(s) is consistent with other building and design
elements of the approved Conditional Development Permit, and will not
have an adverse impact on the character and aesthetics of the Property.
The determination as to whether a requested change is a Substantially
Consistent modification will be made by the Community Development
Director (in his/her reasonable discretion).

9.1.2 Minor Modifications are made at the staff level, but the Planning
Commission is provided information regarding these modifications. The
determination as to whether a requested change is a Minor Modification is
determined by the Community Development Director (in his/her
reasonable discretion). A Minor Modification is similar in nature to a




Substantially Consistent Modification, except that Minor Modifications
generally are visible to the public and result in minor exterior changes to
the Project aesthetics. Any member of the Commission may request within
seven (7) days of receipt of the informational notice that the item(s) be
reviewed by the Planning Commission.

9.1.3 Major Modifications are reviewed by the Planning Commission through
Architectural Control. Major Modifications include, but are not limited to,
significant changes to the exterior appearance of the buildings or
appearance of the Property, and changes to the approved plans, including
the addition of building coverage and modifications to the building
setbacks, provided that the proposed modification meets all other
development regulations set forth in the Section 2 of this document. The
determination as to whether a requested change is a Major Modification is
determined by the Community Development Director (in his/her
reasonable discretion). In reviewing Major Modifications, the Planning
Commission shall evaluate the project using the Zoning Ordinance
findings for architectural control applications.

9.1.4 Conditional Development Permit Amendments are reviewed by the
Planning Commission and the City Council. Conditional Development
Permit Amendments are required where the Applicant seeks revisions to
the Project which involve (a) the relaxation of the development standards
identified in Section 2 (with the exception of setbacks and building
coverage) (b) material changes to the uses identified in Section 3,

(c) exceedance of the maximum permissible signage area identified in
Section 4, or (d) material modifications to the conditions of approval
identified in Section 8. If the Applicant wishes to make a change that
requires an amendment to this Conditional Development Permit, it shall
apply, in writing, to the Planning Division for review and recommendation
to the Planning Commission. The Planning Commission shall then
forward its recommendation to the City Council for amendment(s) to the
Conditional Development Permit.

10 PROJECT SPECIFIC CONDITIONS - GENERAL:

10.1 Indemnity by Owner: The Owner shall indemnify, defend and hold harmless
City, and its elective and appointive boards, commissions, officers, agents,
contractors and employees (collectively, “City Indemnified Parties”) from any
and all claims, causes of action, damages, costs or expenses (including
reasonable attorneys’ fees) arising out of or in connection with, or caused on
account of, the development and occupancy of the Project, any Approval with
respect thereto, or claims for injury or death to persons, or damage to
property, as a result of the operations of Owner or its employees, agents,
contractors, representatives or tenants with respect to the Project (collectively,
“Claims”); provided, however, that Owner shall have no liability under this
Section 7.1 for Claims arising from the gross negligence or willful misconduct
of any City Indemnified Party, or for Claims arising from, or alleged to arise
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10.2

10.3

10.4

10.5

10.6

10.7

10.8

from, the repair or maintenance by the City of any improvements that have
been offered for dedication by Owner and accepted by the City.

Project Plans: Development of the Project shall be substantially in
conformance with the following plans submitted by BDE Architecture dated
received by the Planning Division on October 22, 2013, consisting of 83 plan
sheets, recommended for approval to the City Council by the Planning
Commission on March 18, 2013, and approved by the City Council on

, 2013, except as modified by the conditions contained herein and
in accordance with Section 6 (modifications) of this document.

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

Requirements of Internal Departments: 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.

Demolition and Recycling: Prior to demolition permit and building permit
issuance, the applicant shall comply with the requirements of Chapter 12.48
(Salvaging and Recycling of Construction and Demolition Debris) of the City of
Menlo Park Municipal Code, and is subject to review and approval by the
Engineering and Building Divisions.

Construction Safety and Erosion Control Plan: Prior to demolition permit
issuance, the applicant shall submit a plan for 1) construction safety fences
around the periphery of the construction area, 2) dust control, 3) erosion and
sedimentation control, 4) tree protection fencing, and 5) construction vehicle
parking. The plans shall be subject to review and approval by the Building and
Engineering Divisions prior to issuance of a demolition permit. The fences and
erosion and sedimentation control measures shall be installed according to the
approved plan prior to commencing demolition.

Heritage Trees: Prior to demolition permit issuance, the applicant shall submit
a heritage tree preservation plan, detailing the location of and methods for all
tree protection measures, as described in the arborist report. The project
arborist shall submit a letter confirming adequate installation of the tree
protection measures. The project sponsor shall retain an arborist throughout
the term of the project, and the project arborist shall submit periodic inspection
reports to the Building Division. The heritage tree preservation plan shall be
subject to review and approval by the Planning Division.

Truck Route Plan: Prior to demolition permit issuance, the applicant shall
submit a truck route plan and permit to be reviewed and approved by the

Transportation Division.
@




10.9 Utilities: Concurrent with the submittal of a complete building permit
application, the applicant shall submit a plan for any new utility installations or
upgrades for review and approval by the Planning, Engineering, and Building
Divisions. All utility equipment that is installed outside of a building and that
cannot be placed underground shall be properly screened by landscaping. The
plan shall show exact locations, dimensions, and colors of all meters,
transformers, junction boxes, relay boxes, and other equipment boxes. The
utility plans shall also show backflow and Double Check Detector Assembly
(DCDA) devices.

10.10Grading and Drainage Plan: Concurrent with the submittal of a complete
building permit application, the applicant shall submit a Grading and Drainage
Plan for review and approval by the Engineering Division. The Grading and
Drainage Plan shall be prepared based on the City’s Grading and Drainage
Plan Guidelines and Checklist and the Project Applicant Checklist for the
National Pollution Discharge Elimination System (NPDES) Permit
Requirements. The erosion and sediment control plans shall be attached to
the Grading and Drainage plans and may be similar to the erosion control plan
provided for the demolition permit. The Grading and Drainage Plan shall be
approved prior to or concurrent with the issuance of a building permit.

10.11 Geotechnical Report: Concurrent with the submittal of a complete building
permit application, a design-level geotechnical investigation report shall be
submitted 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.

10.12 Stormwater: Prior to building permit issuance, the applicant shall enter into and
record a “Stormwater Treatment Measures Operations and Maintenance
(O&M) Agreement” with the City subject to review and approval by the
Engineering Division. With the executed agreement, the property owner is
responsible for the operation and maintenance of stormwater treatment
measures for the project. The agreement shall run with the land and shall be
recorded by the applicant with the San Mateo County Recorder’s Office.
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February 4th, 2014

City of Menlo Park HEG Ei\i ED

Planning Division

Attention: Kyle Perata cep 040

701 Laurel Street O PARM
OF WENL

Menlo Park, CA 94025 ciTy p\_ANN\NG

RE: 350 Sharon Green Drive s

Kyle,

This letter is in response to the questions and comments we received during the Planning Commission
and EQC hearings in 2013.

Planning Commission November 4, 2013

® We re-evaluated the Heritage removals for both construction and non-construction and have
submitted the revised survey to Staff:
o We reduced the number of Heritage trees from 62 to 42
o We are planting 159 replacement trees which represents a 3.7:1 ratio where 1:1 is the
required mitigation ratio per the City’s Heritage Tree Ordinance
s Additionally, we are planting a total of 239 new trees for the site which is 80
trees above the 159 Heritage replacements
O Tree sizes will range from 24” to 84’ box which exceeds the 15 gallon size per the City's
Heritage Tree Ordinance

@ Potential Urban Canopy benefits derived from additional trees at the community:
o Our consultants believe that the new trees should increase the pounds of Oxygen
produced when compared with the existing tree count and that the amount of Carbon
Dioxide and other pollutants should also decrease
o Additional benefits include the reduction of storm drain run off from the site as the
additional tree canopies will theoretically capture rainfall and which may reduce the
amount of irrigation required




o We are also reviewing our existing tree and plant palate to determine if we can increase

the amount of drought tolerant species
e Construction Phasing:

o Adetailed phasing and construction execution plan have been prepared and submitted
to City

o The phasing plan also includes a table that reflects the number of Heritage Trees that
will be removed during that segment of work

o BRE will be holding town hall meetings with residents upon project approval and at least
3 months before the commencement of any work on the residential buildings

e Feasibility of replacing all of the buildings windows first:

o We studied the feasibility of installing all of the new windows prior to the project’s
exterior renovations. The upgrades included a 50/50 blend of retrofit and nail in
windows. Where the nail in windows occurs there is a flange that would require the
stucco and siding work to be completed while the windows are being
replaced. Replacing the windows at the time of each building’s exterior improvements
is the most reasonable method for completing the upgrades

o Windows will be replaced at the beginning of each buildings renovation and will be
completed in one day.

e Trash pickup

o We met with Recology and we have agreed on a revised trash pickup plan and have

forwarded the proposed plan to City
e ADA - Not applicable as project in compliance with all local, State and Federal codes

EQC —December 18, 2013

e At the request of the EQC, and for our own edification, BRE studied 3 different layouts for the
Leasing Center in an effort to save additional Heritage Trees. We discovered that the potential
to redesign the Leasing Center was not practical for the following reasons:

o The best plan we devised would only save 2 Heritage trees and negatively impact the
drive entrance from Sharon Park Drive and require a “one way” circulation pattern
through the new leasing center parking lot

o Significant grading would be required to revise the leasing center and would result in
large retaining walls and switchback ramps to address ADA path of travel

o Articulation of leasing building and views from Sharon Park Drive would be negatively
impacted

e BRE has reviewed the feasibility of replacing the 42 proposed Heritage Tree removals with
Heritage Trees and found that it is not a practical course of action for the following reasons:

o Heritage sized trees have less chance of long term survival and lower growth rate than
the trees species and sizes currently reflected on our conceptual landscaping plan

o Heritage trees will require larger areas of excavation and will present a logistical
problem of getting equipment to access areas between buildings, parking structures etc.



o We examined the potential to transplant the existing Plum Trees and the likelihood of
long term health and survival makes this scenario impractical
o Financial impact is significant

e Heritage Tree Baseline:
o Owner will agree to establish a Baseline number of Heritage Trees under the following
proposal

= The Baseline number will be based upon the approved landscaping plan and
confirmed at the time of final project completion/inspection

= A 5-year monitoring plan with annual reports submitted by owner’s arborist.
Owner will pay for the City’s review of the annual reports. City and Owner will
establish a budget formula for calculating the cost of City review

Best regards,
T

4b Linder

Sr. Director, Real Estate Investment

BRE Properties, Inc.



BRE Properties, Inc. Frances Ouellette
5141 California, Ste 250 Sr. Director Reinvestments Capital Improvements
Irvine, CA 92617

Telephone: 949-863-4255
Facsimile: 949-863-4202

January 29, 2014 l,)ﬁ e

P -\p.r he home
Kyle Perata HﬂCE!VED

City Of Menlo Park
Planning Commission .
701 Laurel Street JAN 17 204

Menlo Park, CA 94025 &CITY OF MENLO PARK

Dear Mt. Perata, P LANN'NG

Outlined below is the construction execution plan for each component of the Sharon Green
Renovation Project. The execution of the work is based on the existing field conditions as we know
them today. Several site inspections of the exterior and interior buildings, site topography and pot
holing have been completed to suppott the execution assumptions. The construction plan is subject to
change if there are unknown field conditions that may arise duting the renovation process.

Exterior Phasing Plan

The exterior renovation will consist of 6 phases as outlined below. Each phase will include the
completion of the residential building exteriors and the site amenities associated with each phase. The
work will continue in occupied buildings and all construction and building codes will be enforced
during the construction process to ensure the safety of the residents, guests, workers and vendors
associated with the renovation and operations of the property. Included are the interior upgrades in
the corridors of buildings Type 1 and 2, the work will be in process while the apartment homes are
occupied. All work will take place Monday through Friday from 8:00 am to 5:00 pm.

The table below includes the sequencing of the Heritage Tree Removals associated with each phase of
the renovation process.

Phase #0 | Fire line Installation 12 ea Heritage
Tree Removals
Impacting Phases
1-5
Phase #1 Exterior Renovation of 3 Includes Landscape 8 ea Heritage
Residential Buildings/New Amenities Tree Removal
Construction of Leasing Office
Phase #2 Exterior Renovation of 4 Buildings | Includes Landscape 8 ea Heritage
Amenities Tree Removal
Phase #3 Exterior Renovation of 3 Includes Landscape 7 ea Heritage
Residential Buildings/Reconstruct | Amenities Tree Removal
Clubhouse Building in cutrent
location

¢



Phase #4 Exterior Renovation of 3 Includes Landscape 2 ea Heritage
Residential Buildings Amenities Tree Removal
Phase #5 Exterior Renovation of 4 Includes Landscape 5 ea Heritage
Residential Buildings Amenities Tree Removal

Site work

The site work consists of installing the fire line for a complete fire sprinklers system, grading,
plumbing, electrical and foundation work for the new leasing office and reconstruction of the
clubhouse. The installation of the fire line is expected to take an estimated 4-6 months to

complete. The work will occur around the buildings and throughout the property. All Heritage Tree
Ordinance, Building Code, Bay Area Air Quality Management and OSHA requirements will be in place
prior to and during the course of construction.

Exterior Buildings

The renovation of the extetior building includes new roofs, new windows, new ptivacy patio and
ornamental iron railings. The building envelope will include new stucco and Hardy Plank

Siding. During the extetior construction the new gas and plumbing line infrastructure will be installed
for the washer and dryers and fire sprinkler system. The extetior work will require the installation of
lighted scaffolding around at each building and will remain until each individual building is complete.
Each building is expected to take 4-6 months depending on the individual building type and the
construction will run concurrently with at least three buildings under construction at one time.

NOTE: The feasibility of installing the new upgraded window replacements as a sepatate
project before the exterior renovation starts has been reviewed. The upgrades included a
50/50 blend of retrofit and nail in windows. Where the nail in windows occuts there is a flange
that would require the stucco and siding work to be completed while the windows are being
replaced. Replacing the windows at the time of the building extetior improvements is the
most reasonable and best practice for completing the upgrades.

Unit Interior Upgrades

The unit interior upgrades include new cabinets, quartz countertops, stainless steel appliances,
plumbing and electrical fixtures and new flooting throughout. The work also includes the final tie in
for the washer/dryer hook ups, fire sprinkler systems and gas line for the new appliances. The unit
upgrade work will take place when the apartment home is vacant and expected to take about 20-25
work days to complete the upgrades.

Sincerely,

BRE Properties, Inc.

Frances C. Ouellette
St. Director, Reinvestments/Capital Improvements

Cc: Bob Linder Director Sr. Director Real Estate Investments

)



Begin forwarded message:

From: Gino Gasparini <ggasparini@recology.com>

Date: November 19, 2013 at 5:14:35 PM PST

To: “'mwiford@Breproperties.com™ <mwiford@Breproperties.com>

Cc: "'afitzwater@cassinfo.com'" <afitzwater@ cassinfo.com>, Yvette Madera <ymadera@recology.com>

Subject: Sharon Green Recology San Mateo County Collection Services

Good afternoon Michael—Per our phone conversation regarding the Sharon Green/BRE Properties
location in Menlo Park and our Recology San Mateo County recycling and waste services, | have included
my comments/directions pertaining to the realities of the service situation at the complex.

As | mentioned to you, at one time (in my much younger days) | worked on the collection vehicles and
we/I did service the Sharon Green complex in much the same way. It was three times a week service (as
it is now, M/W/F). Our trucks stayed on the streets as the collection containers were brought out to the
street area. This is not unusual in many “older” Multi-Family/Apartment/Condo developments where
there is no truck access to the containers and/or limited space/height to dump the containers. There
are also current developments being built (as we speak) in Redwood City that fall within the guidelines
of the Redwood City Downtown Precise Plan that require the containers to be brought out to an area for
dumping that is not unlike Sharon Green.

With that said, we would be happy to work with BRE regarding your redevelopment of the site and to
discuss and be a part of the design that has an “on site/property location” to stage the dumpsters and
keep them off the streets.

In the meantime, we can look at exchanging the recycling bins/containers for larger containers. By
doing this, we may be able to cut down on the service days which means less bins on the streets and we
can certainly look at the possibility of doing this with the waste bins/containers as well. Also, and on th
service days, | would like to investigate if we can “tighten up” the service times so that the containers
are only on the streets for no more than an hour—of course this would take coordination with your
team at the Sharon Green Complex. As an example, if your team can get the carts out (and only out) by
9AM on the service days, we would have them all dumped by 10AM and ready to get them off the
streets.

Looking forward to working with you and if you have any further questions or concerns, please do not
hesitate to contact me.

All the best—Gino

Gino Gasparini _ EVED
Public Affairs Manager HE g 0 %

Recology San Mateo County A
225 Shoreway Road | San Carlos, CA 94070 JAN 1 T 10
T: 650.598.8254 | M: 650-333-5915 | ggasparini@recology.com
(aR logy™ company) C\TY OF N\ENLO PARK
PLANNING
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“— EDWARD G. DETMER, A.I.A. ARCHITECT
—— JONATHAN ENNIS, A.I.A. ARCHITECT
]

ARCHITECTURE

465 CALIFORNIA STREET
SUITE 1200

SAN FRANCISCO, CA 94104
Phone: (415) 677-0966
FRX : (415) 677-0964

Project Description
Updated February 4, 2014

BRE's Sharon Green Apartments is an existing multi-family project in Menlo Park that is
comprised of seventeen (17) two and three-story buildings on a 15 acre site. The renovations
being proposed are intended to update and preserve our community by modernizing the
residential buildings, landscaping and community open space. Our proposal also includes the
construction of a new 2,069 square foot leasing office and replacement of our clubhouse and
fitness center.

The new Leasing Office will create a welcoming gesture to future residents, while the new
community amenities provide a modern clubhouse/fitness center and a variety of redesigned
outdoor spaces for residents to enjoy. Updating the exterior building materials and landscaping
improves the aesthetics of our property, while other improvements, such as the addition of fire
sprinklers, laundry rooms and new windows, improve the safety and quality of the apartments.
Minor renovations and repairs have occurred over the past 40 years, but the proposed project is
intended to provide a comprehensive upgrade necessary to extend the life of the community.

We understand that any change to the Sharon Green Apartments can be seen as a disruption to
current residents and a real concern for the surrounding community. BRE sent letters to the
community in July of this year informing them that an application was filed with the City for the
proposed improvements. BRE also sent emails in early October to individuals that sent
comments to the City. That effort resulted in 2 meeting at the site on October 29, 2013. We
encourage people to stay in contact with BRE during this process should they have additional
questions or comments. BRE also tagged all of the trees with color coded ribbons prior to the
EQC hearing but they were removed by the next day by unknown individuals. We tagged trees
again on February 3 for the Planning Commission to view before the hearing on February 10"

Furthermore, BRE will schedule a Town Hall meeting with our residents to outline the
construction schedule and development plans upon project approval and at least 3 months prior
to any work occurring at the site.

The proposed scope of work is outlined in greater detail below:

1. Provide Fire Sprinklers to the all existing and new buildings:

s Provide new underground fire water mains throughout the site to supply new fire sprinkler
systems

s Automatic sprinkler protection will be added to all new buildings and provided for two new
buildings, the Leasing Office and Recreation Center

o Fire alarm systems will be extended or replaced as necessary to account for new
initiating devices (water flow alarms) and valve supervisory devices
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2. Modify and add landscaping throughout the site:

¢ Reduced the total number of Heritage Tree removals from 62 to 42:
* 11 Heritage Trees to be removed for construction reasons — fire loop and
building construction/renovation
= 31 removed due to health concerns
s 23 re-designated for preservation since Planning Commission hearing
o We are planting 159 replacement trees which represents a 3.7:1 ratio where 1:1
is the required mitigation ratio per the City's Heritage Tree Ordinance
o Additionally, we are planting a total of 239 new trees for the site which is 80 trees
above the 159 Heritage replacements
o Majority of the proposed trees are similar types to existing trees, both heritage
and non-heritage and we will look to include as many drought tolerant species as
feasible
o All of the proposed trees are 24" box or larger including large box specimen trees
for the landscape areas adjacent to leasing office along the “public edge" of the
project
o All proposed trees can reach 30 feet or more at maturity based on documented
standards for their size/growth habits
o Upgrade the existing irrigation system
o Improve and introduce exterior common areas such as an outdoor fireplace, outdoor
seating. BBQ areas, a bocce ball court, tot-lot and a dog run area
+ Enhance the presence of landscape along the edge of property with new planting
materials

3. Renovate the exterior of all existing buildings:

o Update building exteriors with smooth, skim coat plaster and horizontal fiber cement
siding, as indicated in the elevations
Replace existing wood deck railings with new metal railings
Update decks with new waterproofing membrane
Replace privacy fences on the first floor units with new, painted, wood grain Trex or cedar
fences
Remove window sash and insert replacement windows into existing openings
Update the roof with parapet walls and dormers as shown in the roof plans and
elevations
Replace the roof with new 30-year asphalt shingle roofing

» Replace roofing and gates on all existing trash and meter rooms
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4. Modify units to include exterior laundry closets:

o Renovate exterior closets on decks to provide laundry services
» Enlarge exterior closets on first floor patios to provide laundry services
s Modify sewer connections to units to provide laundry services

5. Renovate unit interiors:

o Update finishes, new cabinetry and appliances
¢ Rewire kitchens and add electrical panels, as required to meet code

6. Build new Leasing Office and replace the Club House/Fitness Center:

o Construct a new Leasing Office, and accompanying parking lot, along Sharon Park Drive

+ Demolish existing Leasing Office, Club and Fitness areas after the new Leasing Office is
constructed. The new Recreation Center will include a fitness area, a clubhouse and an
exterior gathering area
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Frances Ouellette December5, 2013
Senior Director, Capital and Renovations

BRE Properties, Inc.

5141 California Avenue, Suite 250

Irvine, CA 92617

RE: Sharon Green Apartments, 350 Sharon Park Drive

Assignment

It was requested that Arborwell re-evaluate the 62 proposed heritage trees that were
recommended for removal on the Tree Inventory report dated October 30, 2013.

The purpose of this re-evaluation is:

Identify trees that could potentially be considered for preservation.

Propose mitigation techniques to lessen associated risks with their retention.

Provide further information for trees that must be removed.

Evaluate proposed fire line installation plan and its relationship to existing trees on site.

Background

In the Tree Inventory report dated 10/30/13, 464 trees were assessed and reported on. As is
stated above, 62 Heritage trees were recommended for removal. Of this number, 12 removals
were classified as such due to proposed development and the remaining 50 were
recommended due to health, structural, or location {proximity to structures) concerns. Of this
group of 50, the majority of these trees are Monterey pine, Eucalyptus (various species) and
Acacia. The inherent problems with these types of trees are well documented.

Thus, these 50 trees were recommended for removal for one or more of the following reasons:
1) Poor health: meaning the trees health was poor enough to call into question its viability and
or it safety. 2) Poor structure: meaning the limbs and or leaders in the tree are poorly attached
and pose a significant risk to structures and or pedestrians. Or 3) poor location, meani 1g the
trees close proximity to a structure is actively causing damage or poses a significant risk to do
damage to the structure to which it is adjacent.
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An Arborist representing the City of Menlo Park, Mr. Walt Fujii of Fujii Tree Consulting,
produced a peer review document dated 10/9/13 of Arborwell’s earlier Tree Inventory report
dated 9/4/13 and supported all 62 heritage removals. In addition he recommended that an
additional 12 heritage trees be removed.

Trees that may be considered for preservation

All trees listed in this section were recommended for removal. These conclusions were
supported by the City Arborist. At BRE’s request, these heritage tree removals have been re-
examined and 23 trees have been identified as having the potential to be preserved if proper
mitigation is performed. The 23 trees are as follows: 8, 74, 97, 124, 165, 166, 192, 193, 205,
299, 324, 325, 342 - 344, 355, 406 — 409, 439 — 441. These trees are individually discussed
below.

Please note that in some cases the required mitigation techniques may be detrimental to the
health of the tree. For example, in most cases the trees are noted for their poor structure
which poses a danger of limb failure. The necessary mitigation in this case would include
pruning the tree significantly to reduce risk to a satisfactory level. The required pruning may be
such that it strains the health of the subject tree.

Tree #8 Monterey pine — 24” dbh building F. Comments: Representatives of BRE would like to
preserve this tree. Because of its lean, and its potential for failure, this is not recommended.
Mitigation: If this tree is retained, significantly reduce branch end-weight (side closest to the
street) through pruning and monitor.

Tree #74 Red gqum — 20”dbh building N. Comments: Tree is in good health, but limbs are poorly
attached and pose a risk of limb failure. Mitigation: Significantly reduce branch end-weight
through pruning and monitor.

Tree #97 Red Gum — 25" dbh building N. Comments: Tree is in good health, but limbs are poorly
attached and pose a risk of limb failure. Mitigation: Significantly reduce branch end-weight
through pruning and monitor.

Tree #124 Red Iron Bark — 29” dbh building A. Comments: Tree is in good health, but limbs are
poorly attached with included bark and pose a risk of limb failure. Mitigation: Significantly
reduce branch end-weight through pruning and monitor.

Tree #165 Monterey pine — 39” dbh building F. Comments: Tree is in fair health, but limbs are
poorly attached and pose a risk of limb failure. Mitigation: Significantly reduce branch end-
weight through pruning, remove large limb over Eastridge Avenue and monitor. Please note
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that the extent of pruning required to reduce the risk of failure, may negatively impact the
tree’s health.

Tree #166 Monterey pine — 36” dbh building F. Comments: Tree is in fair health, but limbs are
poorly attached and pose a risk of limb failure. This tree has two main leaders with significant
bark inclusion. Meaning that there is a risk that one or both of these leaders could fail
potentially impacting pedestrians, building F and the parking structure. Mitigation:
Significantly reduce branch end-weight through pruning, install cable and monitor. Please note
that the extent of pruning required to reduce the risk of failure, may negatively impact the
tree’s health.

Tree #192 Monterey pine — 32” dbh building G. Comments: Tree is in poor health, limbs are
poorly attached and pose a risk of limb failure. Root system is lifting side walk. Mitigation:
Significantly reduce branch end-weight through pruning and monitor. Please note that the
extent of pruning required to reduce the risk of failure, may negatively impact the tree’s health.

Tree #193 Monterey pine — 34” dbh building G. Comments: Tree is in poor health, limbs are
poorly attached and pose a risk of limb failure. Root system is lifting side walk. Mitigation:

Significantly reduce branch end-weight through pruning and monitor. Please note that the
extent of pruning required to reduce the risk of failure, may negatively impact the tree’s health.

Tree #205 Red Ironbark — 18” dbh building H. Comments: Tree is in good health, however limbs
are poorly attached and pose a risk of limb failure. Mitigation: Significantly reduce branch end-
weight through pruning and monitor.

Tree #299 Monterey pine — 35” dbh building N & parking structure. Comments: Tree is in fair
health, but limbs are poorly attached and pose a risk of limb failure. Root system is lifting side
walk. Also, tree has a significant lean to the West. Mitigation: Significantly reduce branch end-
weight through pruning, take additional weight off of West side of canopy and monitor. Please
note that the extent of pruning required to reduce the risk of failure, may negatively impact the
tree’s health.

Tree #324 Silver dollar eucalyptus — 20“dbh building S. Comments: Tree is in good health, but
limbs are poorly attached and pose a risk of limb failure. Mitigation: Significantly reduce
branch end-weight through pruning and monitor.

Tree #325 Silver dollar eucalyptus — 22“dbh building S. Comments: Tree is in good health, but
limbs are poorly attached and pose a risk of limb failure. Mitigation: Significantly reduce
branch end-weight through pruning and monitor.
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Tree #342 Monterey pine —42” dbh building Q. Comments: Tree is in fair health, but limbs are
poorly attached and pose a risk of limb failure. Falling pine cones are a risk in pool area. Root
system is lifting side walk. Mitigation: Significantly reduce branch end-weight and spread of
canopy through pruning and monitor. Please note that the extent of pruning required to
reduce the risk of failure, may negatively impact the tree’s health.

Tree #343 Monterey pine — 27” dbh building S. Comments: Tree is in fair health, but limbs are
poorly attached and pose a risk of limb failure. Root system is lifting side walk. Mitigation:
Significantly reduce branch end-weight through pruning and monitor. Please note that the
extent of pruning required to reduce the risk of failure, may negatively impact the tree’s health.

Tree #344 Monterey pine — 27” dbh building S. Comments: Tree is in fair health, but limbs are
poorly attached and pose a risk of limb failure. Root system is lifting side walk. Mitigation:
Significantly reduce branch end-weight through pruning and monitor. Please note that the
extent of pruning required to reduce the risk of failure, may negatively impact the tree’s health.

Tree #355 Shamel ash — 17” dbh building S. Comments: Tree is in good health, but limbs are
poorly attached and pose a risk of limb failure. Mitigation: Significantly reduce branch end-
weight through pruning and monitor.

Tree #406 Silver dollar eucalyptus — 20” dbh building E. Comments: Tree is in good health, but
limbs are poorly attached and pose a risk of limb failure. Mitigation: Significantly reduce
branch end-weight through pruning and monitor.

Tree #407 Silver dollar eucalyptus — 16” dbh building E. Comments: Tree is in good health, but
limbs are poorly attached and pose a risk of limb failure. Mitigation: Significantly reduce
branch end-weight through pruning and monitor.

Tree #408 Silver dollar eucalyptus — 22" dbh building E. Comments: Tree is in good health, but
limbs are poorly attached and pose a risk of limb failure. Mitigation: Significantly reduce
branch end-weight through pruning and monitor.

Tree #409 Silver dollar eucalyptus — 17” dbh building E. Comments: Tree is in good health, but
limbs are poorly attached and pose a risk of limb failure. Mitigation: Significantly reduce
branch end-weight through pruning and monitor.

Tree #439 Cottonwood — 23” dbh building D. Comments: Tree is in fair health, but limbs are
poorly attached and pose a risk of limb failure. Mitigation: Significantly reduce branch end-
weight through pruning and monitor.
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Tree #440 Cottonwood — 26” dbh building D. Comments: Tree is in fair health, but limbs are
poorly attached and pose a risk of limb failure. Mitigation: Significantly reduce branch end-
weight through pruning and monitor.

Tree #441 Cottonwood — 23” dbh building D. Comments: Tree is in fair health, but limbs are
poorly attached and pose a risk of limb failure. Mitigation: Significantly reduce branch end-
weight through pruning and monitor.

Trees recommended for removal

Tree # 33 - 36 Monterey pine — Average 24.5” dbh building I. Comments: These trees are
grouped close to each other and the building. The health of these trees is poor as is exhibited
by their thin canopies. Trees 34 & 36 have a significant lean over building |. Trees 33 & 35 lean
towards Sharon Road. Each of these trees represents a risk to residents and pedestrians. Due
to the fact that these trees are clustered together these trees and their canopies have grown
somewhat reliant on each other. Therefore it is advisable that they are all removed at the same
time. No amount of mitigation can reduce the risk that these trees represent.

Tree # 47 Evergreen pear — 20” dbh building L. Comments: Tree has significant lean due to
overcrowding, structure is fair but will never develop correctly due to close proximity to
building and other trees.

Tree # 48 Evergreen pear — 15” dbh building L. Comments: Tree has significant lean due to
overcrowding, structure is fair but will never develop correctly due to close proximity to
building and other trees.

Tree # 75 Red gum — 15”dbh building N. Comments: Tree is in good health, but the structure of
this tree is very poor, imbalanced and weighted towards the building, limbs are poorly attached
and pose a risk of limb failure. Its close proximity to the building makes preservation
impractical.

Tree #’s 87 & 88 Monterey pine — 42” dbh building L. Comments: These very large trees are
located between buildings M and L. The root systems are exerting pressure on the foundation
of building M and a retaining associated with building L. These canopies have long and
dangerously heavy branches that extend over the roof line that pose a risk to residents. Due to
the close proximity to the structures, mitigating these risks is not possible.
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Tree # 90 Tulip — 22” dbh building N. Comments: Health of this tree is very poor. Branches are
weakly attached with included bark. The trunk has significant decay and the tree is at high risk
of failure.

Tree # 95 Monterey pine — Average 30.5” dbh building P. Comments: This very large tree is
located between buildings P and N. The root system is exerting pressure on the foundation of
both buildings. The canopy has long and dangerously heavy branches that extend over the roof
line that pose a risk to residents. Due to the close proximity to the structures, mitigating these
risks is not possible.

Tree #177 Monterey pine — 30”dbh building F. Comments: Base of tree is in contact with the
building. Tree is still actively growing and serious damage to structure is likely. Additionally,
the canopy is very heavy over the structure and the walkway. Due to the close proximity to the
structures, mitigating these risks is not possible.

Tree #206 Red Ironbark — 19” dbh building H. Comments: Tree is in good health, however, it is
located very close to the structure and root system is actively lifting adjacent patio. Limbs are
poorly attached and pose a risk of limb failure. Due to the close proximity to the structures,
mitigating these risks is not possible.

Tree #'s 294 & 295 Acacia — Average 19” dbh building T. Comments: Trees have extremely
poor structure. Both trees have had multiple limb failures in the past and future limb failure is
likely. They are located in a tight space between building T and the parking structure. The
canopies are currently growing over both the building and the parking garage. The potenti il of
limb failure combined with many potential targets (cars & residents) makes preservation of
these trees impractical.

Tree # 296 & 297 Red flowering gum — Average 19” dbh building T. Comments: Trees have
extremely poor structure. They are located in a tight space between building T and the parking
structure. The canopies are currently growing over both the building and the parking garage.
The potential of limb failure combined with many potential targets (cars & residents) makes
preservation of these trees impractical.

Tree # 298 Monterey pine — 28”dbh building T. Comments: Tree has significant lean over
parking structure and poses a significant risk of failure. Due to the close proximity to the
parking structure and the nature of its lean, mitigating these risks is not possible. The potential
of limb failure combined with many potential targets (cars & residents) makes preservation of
this tree impractical.

16
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Tree #’s 350 — 354 Shamel ash — Average 20” dbh building R. Comments: This group of 5 trees is
located between building R and the walk way. The collective root systems of these trees are
exerting pressure on the walkways as well as the foundation of the building. These trees are
still actively growing and will do further damage. Additionally, the canopies have weak branch
attachments and long heavy limbs that extend over the roof line. Due to the close proximity to
the structures, mitigating the risks in these trees is not possible.

Tree # 356 Monterey pine — 35” dbh building S. Comments: This tree is much too large for its
location and is in poor health. Canopy has many long heavy branches extending over the tennis
court and building S. The risk of failure of these limbs poses a significant threat to pedestrians
and those that utilize the court. Root system is heaving the side walk and is near utilities that
could also be damaged.

Tree # 373 Silver dollar eucalyptus — 16” dbh building T. Comments: Tree is located close to
building and is structured very poorly. Due to topping many years ago, the resulting re-growth
is poorly attached as is at risk of failure. No amount of mitigation pruning can fix these defects.

Tree # 402 Red lronbark — 24” dbh building B. Comments: Tree is in good health, however, it is
located very close to the structure and is exerting pressure on the foundation. Limbs are poorly
attached and pose a risk of limb failure both over the building and over the pedestrian area.
Due to the close proximity to the structures, mitigating these risks is not possible.

Tree # 405 Silver dollar eucalyptus — 32” dbh building E. Comments: Tree is much too large for
its location. Canopy is comprised of 3 main leaders all of which are appear to be very heavy and
poorly attached. These leaders (or trunks) extend over the building and the pedestrian area.
Due to the close proximity to the structure, mitigating these risks through pruning is not
possible.

Tree # 411 Red ironbark — 27” dbh building C. Comments: Tree is much too large for its
location between buildings C and D and is very close to the structure. The canopy has 4 main
leaders some of which are poorly attached and extend over the roof line of the adjacent
structures. Additionally, many years ago the tree was topped and the resulting regrowth is
also poorly attached and at risk of failure. Due to the close proximity to the structure,
mitigating these risks through pruning is not possible.

Tree # 412 Red ironbark — 31” dbh building C and laundry. Comments: The structure of this
tree is very poor in part due to the nature of the species and due to the fact that years ago the
tree was topped and the resulting regrowth is poorly attached and poses a risk of failure.
Despite a regular maintenance program, this tree has had multiple limb failures in the past 5
years.
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Tree #417 Silver dollar eucalyptus — 17” dbh building B. Comments: Tree has very poor
structure and an imbalanced canopy. Additionally, it is located too close to the building.

Tree # 450 Monterey pine — 26” dbh building C. Comments: This tree is located between
building C and the parking garage. It has two main leaders that are attached at approximately
3’ above grade. This branch attachment is severely included. With this condition, the leader
that is growing over the parking garage is at significant risk of failure.

Construction removals

Tree #s 91— 94, 96, 98, 99, 246 are listed as construction removals.

Additional construction removals for fire line installation

A site review of the proposed fire line was done. During this process 3 additional heritage trees
were identified as needing to be removed to allow for its installation. Listed below are
comments on each tree.

Tree # 315 Blue oak — 27” dbh building L. Comments: Though the original tree inventory
recommended removal, BRE representatives desired to preserve this tree because of it being an
Oak. However, the original comments show that the tree is in poor condition showing signs of
trunk and limb decay and is located against the parking structure. Additionally, it is now
apparent that it will be adversely affected by the installation of the fire line. Thus, it is
recommended for removal.

Tree # 317 Sycamore — 15” dbh building L. Comments: Though the health of this tree is good,
the City Arborist’s representative noted extensive trunk decay and encouraged this tree to be
re-considered for removal.

Tree # 122 Monterey pine — 30” dbh near the tennis court. Tree is in good health, however it
does have a significant lean towards the street. Tree is located approximately 3’ from the
sidewalk. The plans for the fire line show the installation trench running between the side walk
and the tree. Meaning that large roots will be impacted causing the tree to potentially become
a hazard.

(T6)
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Conclusion

Sharon Green has many mature trees that truly add value to the community of Menlo Park.
Unfortunately, there are also a number of large trees that were unwisely planted too close
buildings many years ago that now are causing significant problems to the community and are
threatening the safety of its residents. One of the fundamental principles of arboriculture is
having the right tree in the right location. Moving forward with the proposed removals and
their replacements will help this site to have many more trees that are placed in such a way so
that the community can truly benefit from them.

Respectfully submitted,

Jonathan Cardenas
Certified Arborist WC #4333A
925-260-3186
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City of Menlo Park December 10, 2013
Engineering Division

701 Laurel Street

Menlo Park, CA 94025

Tree Protection Measures for Sharon Green Apartments

The objective of this report 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
sometimes can result in death. Typically, this reaction may develop several years or more after
disruption.

The tree protection regulations are intended to guide a construction project to ensure 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 are required to be implemented along with the Tree Protection Plan (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 non-compacted state;

c) To identify the tree protection zone (TPZ) in which no soil disturbance is permitted
and activities are restricted.
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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. The TPZ shall be shown on all site plans for the project.
Improvements or activities such as landscape enhancements, 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.

Activities prohibited within the TPZ include:

Storage or parking of 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.

Lighting of fires under or near the tree.

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

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, clear of the trunk by twelve (12) inches to avoid 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.

As stated in the Menlo Park Tree Protection Specifications document: “Where the City
Arborist or Project Arborist has determined that tree protection fencing will interfere with
the safety of work crews, Tree Wrap may be used as an alternative form of tree protection.
Wooden slats at least one inch thick are to be bound securely, edge to edge, around the
trunk. A single layer or more of orange plastic construction fencing is to be wrapped and
secured around the outside of the wooden slats. Major scaffold limbs may require
protection as determined by the City Arborist or Project Arborist. Straw waddle may also be
used as a trunk wrap by coiling the waddle around the trunk up to a minimum height of six

i
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feet from grade. A single layer or more of orange plastic construction fencing is to be
wrapped and secured around the straw waddle.”

Size and type of fence

All trees to be preserved shall be protected with six (6) foot high chain link fences installed
around the dripline of the tree. The fences may be moved to a distance of no less than two (2)
feet from the trunk of any tree, if approved by the project or city arborist. Fences are to be
mounted on one and a half (1.5) 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.

Type of Tree Protection for Project

Type | Tree Protection: The fences shall enclose the entire area under the canopy dripline or
tree protection zone (TPZ) of the tree(s) to be saved throughout the life of the project, or until
final improvement work within the area is required, typically near the end of the project.

Parking Areas: If the fencing must be located on paving or sidewalk that will not be demolished,
the posts may be supported by an appropriate grade level concrete base.

Duration of Tree Protection Fencing: Tree fencing shall be erected prior to demolition, grading
or construction and remain in place until final inspection.

“Warning” Signage

A warning sign of 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 penalty.”

O
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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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Activities During Construction and 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:

e Soil Compaction: If compaction of the soil occurs, it shall be mitigated by using the
following methods:

Air spading to loosen up compacted soil, without disturbing the roots themselves,
and incorporating organic matter to improve the soil structure.

Mulching: During construction, wood chips shall be spread within the TPZ to a six (6)
inch depth, clear of the trunk by twelve (12) inches to avoid 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.

e Grading Limitations within the Tree Protection Zone:

Grade changes outside of the TPZ shall not significantly alter drainage to the tree.
Grade changes within the TPZ are not permitted.

Grade changes under specifically approved circumstances: the Project Arborist 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.
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Trenching, Excavation and Equipment Use

Avoid placing of underground utilities within the drip line of any tree. When utilities are run
through the root zone of a tree, horizontal coring should be used instead of trenching. If it is
not possible to use horizontal coring, the onsite certified arborist should be contacted before
trenching begins. Excavation or boring activity within the TPZ is restricted to the following
activities, conditions and requirements if approved by the project arborist:

e Notification: Contractor shall notify the project arborist a minimum of twenty-four (24)
hours in advance of the activity in the TPZ.

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

e 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.

e Heavy Equipment: Use of backhoes, steel tread tractors or any heavy vehicles within the
TPZ is prohibited.
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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. The Project Arborist is to perform or supervise the cutting of
damaged roots two inches or greater in diameter.

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 Project Arborist.

If any roots over two (2) inches in diameter are severed during any excavation, the following
procedure shall be followed:

1) The Contractor is to properly notify and schedule the Project Arborist to perform or
supervise the cutting of any damaged roots two inches or greater in diameter. As with
any site visit, the Project Arborist is to submit a written report of his/her findings and
results to the City Arborist.

2) 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.

3) When ready to backfill, each root shall be severed cleanly with a handsaw. Where
practical, they should be cut back to a side root. Inmediately, 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.

4) Plastic bags shall be removed prior to backfilling.

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

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. 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 or monthly until seasonal rainfall totals at least eight (8) inches of
rain, unless specified otherwise by the project arborist.

6
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Damage to Trees - Reporting

Any damage or injury to trees shall be reported within six (6) hours to the project 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. The Project
Arborist is to perform or supervise the cutting of damaged roots two inches or greater in
diameter. In the event of injury, the following mitigation and damage control measures shall

apply:

e 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.

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

e 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.
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Inspection Schedule

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

e 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.

Inspection of Protective Tree Fencing.

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.

Inspection of Rough Grading. The project arborist shall perform an inspection during
the course of rough grading adjacent to the TPZ to 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.
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.
Any special activity within the Tree Protection Zone. Work in this area (TPZ) requires
the direct on-site supervision of the project arborist.



Phase |

76 Redwood
77 Redwood
78 Redwood
79 Redwood
80 Redwood
89 Tulip Tree
100 |Tulip Tree
101 |Tulip Tree
102  |Tulip Tree
103 |Valley Oak
104 |Vvalley Oak
105 Redwood
106 Redwood
107 Redwood
108 Redwood
110 Redwood
111 Monterey Pine
112 |White Oak
304 |White Birch
305 |White Birch
306 |White Birch
307 |White Birch
331 |White Birch
332 White Birch
333 |WhiteBirch
337 ]Shamel Ash
338 |Shamel Ash
339 |Shamel Ash
340 Shamel Ash
341 |Redwood
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Trees Identified for Type 1 Tree Protection
Listed by Phase, based on Phasing Plan Sheet Al1.1



Phase ll

116 Tulip Tree
120 Monterey Pine
248 Stone Pine
249 Stone Pine
250 Tulip Tree
251 Tulip Tree
252 Tulip Tree
253 Tulip Tree
322 White Birch
323 White Birch
326 White Birch
327 White Birch
328 White Birch
329 White Birch
330 White Birch
358 White Birch
365 White Oak
366 White Oak
367 White Birch
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Phase lll

37 Monterey Pine 279 Redwood
38 Chinese Elm 282 Redwood
50 Monterey Pine 284 Redwood
59 Redwood 285 Sycamore
60 Redwood 286 Sycamore
61 Redwood 287 Sycamore
81 Redwood 288 Sycamore
255 Valley Oak (Large) 289 Sycamore
264 Monterey Pine 293 Sycamore
265 Sycamore 315 Valley Oak
266 Sycamore 316 Valley Oak
267 Sycamore 317 Sycamore
269 Sycamore 318 Sycamore
270 Sycamore 319 Sycamore
271 Sycamore 320 Sycamore
272 Sycamore 321 White Birch
274 Sycamore 462 Holly Oak
275 Sycamore 463 Valley Oak
276 Sycamore 464 Monterey Pine
278 Redwood

S\
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Phase IV
1 Liguidambar 198 Sycamore
3 Liguidambar 199 Sycamore
8 Monterey Pine 200 Sycamore
9 Liguidambar 214 Sycamore
11 Liguidambar 215 Sycamore
13 Liguidambar 216 Sycamore
14 Liguidambar 217 Sycamore
15 Liguidambar 218 Sycamore
16 Liquidambar 221 Chinese Elm
17 Holly Oak 222 Chinese Elm
18 Liquidambar 223 Chinese Elm
19 Liguidambar 224 Chinese EIm
20 Liguidambar 225 Sycamore
21 Liguidambar 226 Sycamore
22 Liguidambar 227 Sycamore
23 Redwood 228 Sycamore
24 Redwood 229 Sycamore
26 Redwood 230 Sycamore
164 Holly Oak 231 Sycamore
165 Monterey Pine 232 Sycamore
166 Monterey Pine 233 Valley Oak
170 Sycamore 234 Valley Oak
171 Sycamore 235 Valley Oak
172 Sycamore 237 Tulip Tree
173 Sycamore 238 Tulip Tree
174 Sycamore 239 Tulip Tree
175 Sycamore 256 Sycamore
179 Sycamore 257 Sycamore
180 Sycamore 258 Sycamore
181 Sycamore 259 Sycamore
182 Sycamore 260 Sycamore
183 Sycamore 261 Syéamore
184 Sycamore 262 Sycamore
185 Sycamore 263 Sycamore
194 Sycamore 377 Tulip Tree
195 Sycamore 378 Tulip Tree
196 Sycamore 379 Tulip Tree
197 Sycamore 449 Monterey Pine

(1%
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Phase V

125 Tulip Tree 396 Sycamore

126 Tulip Tree 397 Sycamore

127 Tulip Tree 398 Sycamore

137 Camphor 399 Sycamore

138 Redwood 400 Sycamore

139 Redwood 419 Holly Oak

143 Redwood 420 Coast Live Oak
144 Redwood 421 Coast Live Oak
145 Redwood 422 Monterey Pine
146 Redwood 423 Monterey Pine
147 Redwood 424 Monterey Pine
148 Redwood 425 Sycamore

149 Redwood 426 Sycamore

150 Redwood 427 Sycamore

154 Redwood 428 Sycamore

155 Redwood 429 Sycamore

156 Redwood 430 Sycamore

157 Redwood 431 Sycamore

158 Monterey Pine 432 Sycamore

159 Monterey Pine 433 Sycamore

384 Redwood 434 Sycamore

385 Redwood 435 Sycamore

386 Redwood 436 Sycamore

387 Redwood 437 Sycamore

388 Redwood 438 Sycamore

389 Redwood 456 Sycamore

391 Monterey Pine 457 Sycamore

392 Sycamore 458 Sycamore

393 Sycamore 459 Sycamore

394 Sycamore 460 Monterey Pine
395 Sycamore 461 Laurel

(54
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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 exaction,
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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