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REGULAR MEETING AGENDA 

Date:   4/18/2016 

Time:  7:00 p.m. 

City Council Chambers 

701 Laurel St., Menlo Park, CA 94025 

 

A. Call To Order 

B. Roll Call 

C.  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. 

D.  Public Comment 

Under “Public Comment,” the public may address the Commission on any subject not listed on the 

agenda, and items listed under Consent Calendar. Each speaker may address the Commission 

once under Public Comment for a limit of three minutes. Please clearly state your name and 

address or political jurisdiction in which you live. The Commission cannot act on items not listed on 

the agenda and, therefore, the Commission cannot respond to non-agenda issues brought up 

under Public Comment other than to provide general information. 

E.  Public Hearing 

E1. Use Permit/Jasper and Connie Chan/620 College Avenue:  

Request for a use permit to demolish a one-story single-family residence with a detached garage 

and accessory building, and build a new two-story single-family residence with attached garage on 

a substandard lot as to lot width in the R-1-U (Single-Family Urban Residential) zoning district. As 

part of the project, one heritage magnolia tree in the right of way is proposed for removal.  (Staff 

Report #16-026-PC) 

E2. Use Permit/KZ Marketing Group LLC dba Café Zoe/1929 Menalto Ave:  

Request for a use permit to allow an existing café with outside seating and live entertainment to 

add an on-sale beer and wine (ABC Class 41) license in the C-2 (Neighborhood Shopping) zoning 

district.  (Staff Report #16-027-PC) 

E3. Use Permit and Architectural Control/Lauren Van Sickle/1110 Marsh Road:  

Request for a use permit and architectural control to convert one service bay into additional 

convenience store area and install a new double front door and windows to the existing 

convenience store at an existing gas and auto service station. This project is located in the C-4 

(General Commercial) zoning district.  (Staff Report #16-028-PC) 
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E4. Architectural Control, Use Permit, and Below Market Rate (BMR) In Lieu Fee Agreement/Pollock 

Realty Corporation/1400 El Camino Real:  Request for architectural control and a use permit to 

construct a 61-room hotel consisting of four stories and an underground parking level in the SP-

ECR/D (El Camino Real/Downtown Specific Plan) zoning district. The proposed development 

would be at the Public Benefit Bonus level, which would exceed the Base level floor area ratio 

(FAR), in recognition of the hotel use’s Transient Occupancy Tax (TOT) revenue. The proposal 

includes the application of the Transportation Manager’s discretion to approve a parking rate for 

the proposed use type which does not have an established parking rate under the Specific Plan, 

specifically, a hotel use with a restaurant which does not include conference facilities. The proposal 

also includes a request for a use permit for live entertainment, on-sale of alcohol, and outdoor 

seating as part of the hotel and restaurant uses. In addition, the applicant is requesting approval of 

a Below Market Rate (BMR) In Lieu Fee Agreement for this project. (Staff Report #16-029-PC) 

F. Informational Items 

F1. Future Planning Commission Meeting Schedule – The upcoming Planning Commission meetings 

are listed here, for reference. No action will be taken on the meeting schedule, although individual 

Commissioners may notify staff of planned absences. 

 Regular Meeting: May 9, 2016 

 Regular Meeting: May 23, 2016 

 Regular Meeting: June 6, 2016 

 

G.  Adjournment 

Agendas are 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 www.menlopark.org and can receive e-
mail notification of agenda and staff report postings by subscribing to the “Notify Me” service at menlopark.org/notifyme. 
Agendas and staff reports may also be obtained by contacting the Planning Division at 650-330-6702. (Posted: 4/14/16) 
 
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 designated 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 
public record (subject to any exemption under the Public Records Act) and is available for inspection at the City Clerk’s 
Office, 701 Laurel St., Menlo Park, CA 94025 during regular business hours.  
 
Persons with disabilities, who require auxiliary aids or services in attending or participating in Commission meetings, may 
call the City Clerk’s Office at 650-330-6620. 
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STAFF REPORT 

Planning Commission    

Meeting Date:   4/18/2016 

Staff Report Number:  16-026-PC 

 

Public Hearing:  Use Permit/Jasper Chan and Connie Wang/620 

College Avenue  

 

Recommendation 

Staff recommends that the Planning Commission approve the request for a use permit to demolish a one-
story single-family residence with a detached garage and accessory building, and build a new two-story 
single-family residence with an attached garage on a substandard lot as to lot width in the R-1-U (Single-
Family Urban Residential) zoning district, at 620 College Avenue. As part of the project, one heritage 
magnolia tree in the right of way is proposed for removal. The recommended actions are included as 
Attachment A. 

 

Policy Issues 

Each use permit request is considered individually. The Planning Commission should consider whether 
the required use permit findings can be made for the proposal. 

 

Background 

Site location 

The subject property is located at 620 College Avenue. Using College Avenue in the east-west orientation, 
the subject property is on the north side of College Avenue between Alto Lane and Blake Street, in the 
Allied Arts neighborhood. A location map is included as Attachment B. The subject property is immediately 
adjacent to the east to the El Camino Real/Downtown Specific Plan area, specifically the ECR SW (El 
Camino Real South-West) zoning district, which comprises of a mix of two- and three-story residences and 
one-story retail and service stores. The property immediately adjacent to the east at 612 College Avenue 
has an approved project for four new residences in two three-story buildings under construction. To the 
south, the subject property is surrounded by a mix of one- and two-story single-family residences in the R-
1-U (Single-Family Urban Residential) zoning district. Older residences in the neighborhood are generally 
one story in height, while newer residences are typically two stories in height. Single-story residences in 
the neighborhood tend to have a craftsman or bungalow architectural style, while two-story residences 
have a variety of styles including a mixed contemporary and craftsman architectural style. 

 

Analysis 

Project description 

The subject property is currently occupied by a single-story residence with a detached two-car garage and 
accessory building. The applicant is proposing to demolish all existing buildings and construct a new two-
story, single-family residence with a two-car attached garage. The subject lot is substandard with regard to 
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lot width, with a lot width of 50 feet where 65 feet is required. A data table summarizing parcel and project 
attributes is included as Attachment C. The project plans and the applicant’s project description letter are 
included as Attachments D and E, respectively.  

The proposed residence would have a floor area of 3,002 square feet where 3,002 square feet is the 
allowable floor area limit (FAL), and a building coverage of 33 percent where 35 is the maximum permitted. 
The residence would have three bedrooms and three-and-a-half bathrooms, with one-and-a-half 
bathrooms on the first floor, and three bedrooms and two bathrooms on the second floor. An outdoor 
barbeque and kitchen is proposed in the covered rear patio area. The covered patio does not count toward 
floor area but contributes to building coverage. The residence would have an overall height of 26 feet, 
eight inches, which is below the maximum allowable height of 28 feet. The proposal would be in 
compliance with daylight plane requirements.  

Design and materials 

The proposed residence is in a contemporary style, and would feature simple forms with varied standing 
seam metal gable roofs. The walls would be cement plaster throughout most of the structure with a portion 
of ledgestone style stone veneer cladding to add texture and variation to the front left corner of the house. 
The front entry and garage doors are proposed to be stained wood. The attached covered patio in the rear 
would feature clean lines with the use of metal tie rods and steel posts. The garage would be set back 
three feet more than the required twenty foot front setback and offset in appearance by the ledgestone 
style stone veneer cladding of the front porch and the vertical architectural feature of the stairwell and 
windows on the left side of the front facade.  

The second floor would be set in along portions of all sides to minimize the perception of building massing. 
The proposed windows would be dark aluminum windows. Additionally, skylights are proposed to promote 
privacy while providing access to natural light. The height of the two-story building would provide a gradual 
transition from the single-story residence to the left to the three-story building to be constructed to the right. 
The style of the residence would also provide a transition between the contemporary aesthetic of 612 
College Avenue and the more traditional materials and forms of the rest of the street. 

Staff believes that the materials, scale, and design of the proposed residence would be compatible with 
the surrounding neighborhood. 

Trees and landscaping 

There are seven trees on or near the project site, including one heritage redwood on the project site in the 
left rear corner, one heritage pittosporum, one heritage redwood, and one heritage evergreen on the 
adjacent properties near the left rear corner of the project site, and one heritage elm, one heritage 
magnolia, and one heritage redwood in the right-of-way. The applicant has submitted an arborist report 
(Attachment F) detailing the species, size, and conditions of these trees. As part of the initial project 
review, the arborist report was enhanced with additional analysis and detail. A heritage magnolia tree (tree 
#2) in the park strip is proposed to be removed, and a replacement tree would be relocated south of the 
existing tree #2 to accommodate the proposed driveway. The replacement tree would have a minimum 24” 
box size and be a species selected from the City-approved street tree list. The applicant has submitted a 
heritage tree removal permit application and received tentative approval from the City Arborist pending 
Planning Commission approval of the overall project. No other trees are proposed for removal. 

During the demolition phase of the project, the heritage redwood tree (tree #4) in the left rear corner would 
be protected by tree protection fencing and would have the debris from the adjacent building pulled away 
from its drip line. Recommended tree protection measures, including specific measures to ensure the 
protection of trees #1, 3, and 4, would be ensured through recommended condition 3g.  
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Correspondence  

As part of the project description letter (Attachment E), the applicant has provided a summary of their 
neighbor outreach efforts. Staff received an email from the property owner at 628 College Avenue (the 
adjacent left side parcel) supporting the proposal. Staff also received an email from the property owners at 
617 Middle Avenue, 619 Middle Avenue, and 623 Middle Avenue (the adjacent rear side parcels) 
regarding concerns about privacy and views and questions about development on substandard lots and 
the application process. Staff met with the property owner at 619 Middle Avenue to show the location of 
existing trees and the distance between properties and how it may affect their privacy. All correspondence 
received by staff is included as Attachment G. 

Conclusion 

Staff believes the scale, materials, and design of the proposed residence are compatible with the 
neighborhood. Although the project would be a two-story residence, the applicant has set the second floor 
in on all sides and the project would serve as a gradual transition between the two zoning districts through 
its massing and style. Recommended tree preservation measures, including specific measures to protect 
trees #1, 3, and 4, have been incorporated into the project. Staff recommends that the Planning 
Commission approve the proposed project. 

 

Impact on City Resources 

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

 

Environmental Review 

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

 

Public Notice 

Public Notification was achieved by posting the agenda, with the agenda items being listed, at least 72 

hours prior to the meeting. Public notification also consisted of publishing a notice in the local newspaper 

and notification by mail of owners and occupants within a 300-foot radius of the subject property. 

 

Appeal Period 

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

 

Attachments 

A. Recommended Actions 

B. Location Map 

C. Data Table 

D. Project Plans 

E. Project Description Letter 
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F. Arborist Report by Kielty Arborist Services, dated received April 13, 2016 

G. Correspondence 

 

Disclaimer 

Attached are reduced versions of maps and diagrams submitted by the applicants. The accuracy of the 
information in these drawings is the responsibility of the applicants, and verification of the accuracy by City 
Staff is not always possible. The original full-scale maps, drawings and exhibits are available for public 
viewing at the Community Development Department. 

 

Exhibits to Be Provided at Meeting 

None 

 

Report prepared by: 

Sunny Chao, Assistant Planner 

 

Report reviewed by: 

Thomas Rogers, Principal Planner 
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STAFF REPORT 

Planning Commission    

Meeting Date:   4/18/2016 

Staff Report Number:  16-027-PC 

 

Public Hearing:  Use Permit/KZ Marketing Group LLC dba Café 

Zoë/1929 Menalto Avenue  

 

Recommendation 

Staff recommends that the Planning Commission approve a request for a use permit to allow an existing 
café with outside seating and live entertainment to add an on-sale beer and wine (ABC Class 41) license 
in the C-2 (Neighborhood Shopping) zoning district, at 1929 Menalto Avenue. The recommended actions 
are contained within Attachment A. The recommended actions include ongoing conditions of approval 
from previous use permits. 

 

Policy Issues 

Each use permit request is considered individually. The Planning Commission should consider whether 
the required use permit findings can be made for the proposal. 

 

Background 

Site location 

The subject site is located at 1929 Menalto Avenue, which is located within a building which also includes 
addresses 1923, 1925 and 1927 Menalto Avenue. A dance studio, Captivating Dance by Nona, is located 
at 1923 Menalto Avenue. Habibi’s Salon is at 1925 Menalto Avenue, and a new tenant who sells 
dancewear and accessories is located at 1927 Menalto Avenue. The subject site is opposite the 
intersection of Menalto Avenue and Oak Court in the Willows neighborhood. A location map is included as 
Attachment B. The parcel is immediately surrounded by a combination of retail and service uses, which 
includes a grocery store, La Hacienda Market, with a parking lot to the north at 1933 Menalto Avenue, 
which has a split designation of the C-2 and P (Parking) zoning districts. The adjacent parcel to the south 
is zoned C-2 and is occupied by a dry cleaner business, a bakery, a jewelry store and a beauty salon. 
Parcels in the immediate vicinity are also zoned C-2, R-2 (Low-Density Apartment), and R-1-U (Single-
Family Urban Residential) zoning districts. 

Previous use permits 

The subject parcel is nonconforming as to parking, and the Planning Commission has reviewed several 
use permits for changes of use over the years. The café received use permit approval for its operation in 
2003 and 2010 which included a maximum of 28 seats for customers, including eight outdoor seats (four 
in front, four in rear). The 2010 use permit also authorized live entertainment on Friday evenings and 
Sunday afternoons. 
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Analysis 

Project description 

The applicant is proposing to add the sale of beer and wine for consumption at the existing café, Café Zoë. 
The café currently provides seated food and non-alcoholic beverage service that includes, but not is 
limited to, coffee and espresso drinks, baked goods and sandwiches, but excludes cooked meals. The 
applicant proposes to open the café at 7:00 a.m. Monday through Saturday, and on Sunday at 8:00 a.m. 
The café would close at 5:00 p.m. on Sunday through Tuesday, 10:00 p.m. on Wednesday and Thursday, 
and at 11:00 p.m. on Friday and Saturday.  
 
The proposed Class 41 license would allow the sale of beer and wine for consumption on and off the 
premises and would permit minors on the premises. Beer and wine consumption and service are being 
proposed for indoor and outdoor seating. No structural changes or remodeling to the building are 
proposed; however, the applicant proposes metal railings around the four outdoor seats at the front of the 
building. The other four outdoor seats are on a patio at the rear of the building. The applicant has 
submitted project plans of the site (Attachment C) and a project description letter describing the business 
and proposal in more detail (Attachment D). The applicant states the intention to expand the café’s 
clientele base and to keep the café as a safe gathering place for customers by closing relatively early and 
maintaining a quiet environment. Also, the applicant intends to personally be on-site during the initial 
period when beer and wine would be sold. Other measures were undertaken such as the completion of 
the Licensee Education on Alcohol and Drugs (LEAD) training program by the café owner. LEAD is a 
voluntary prevention and education program for alcohol retail licensees, their employees and ABC license 
applicants. Café employees would also be required to pursue the National Restaurant Association’s 
SERVSAFE certification for safe alcohol service. 
 
The Menlo Park Police Department was consulted with regard to the application and indicated no 
concerns with the addition of on-sale beer and wine consumption. An ABC citation or violation could be 
grounds for revocation of the use permit (see condition 4.c.vii). A listing of common ABC licenses and their 
basic privileges is included as Attachment E. Staff believes that the proposed sale of beer and wine on-
site would be consistent with the services of similar restaurants elsewhere within the city.  

Parking and circulation 

Parking at the subject site would remain nonconforming as to off-street parking requirements, but staff 
does not believe the proposed beer and wine sales would substantially intensify the parking demand. 

Correspondence  

Staff has received 21 items of correspondence and a signed petition with approximately 127 signatures in 
support of the proposed project. They are included as Attachment F. 

Conclusion 

Staff believes that the proposed sale of beer and wine for consumption on the premises is consistent with 
the services of similar restaurants elsewhere in the city. The applicant has attempted to address safety 
concerns by taking alcohol and drug training classes and requiring safe alcohol service education for café 
employees. The use permit would be subject to revocation in the case of an ABC citation or notice of 
violation. The Menlo Park Police Department has reviewed the applicant’s proposal and has expressed no 
concerns with the on-sale beer and wine on the premises. Staff recommends that the Planning 
Commission approve the proposed project. 

 



Staff Report #: 16-027-PC 

 

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

Impact on City Resources 

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

 

Environmental Review 

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

 

Public Notice 

Public Notification was achieved by posting the agenda, with the agenda items being listed, at least 72 
hours prior to the meeting. Public notification also consisted of publishing a notice in the local newspaper 
and notification by mail of owners and occupants within a 500-foot radius of the subject property. 

 

Appeal Period 

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

 

Attachments 

A. Recommended Actions 

B. Location Map 

C. Project Plans 

D. Project Description Letter 

E. ABC License Types List 

F. Correspondence and Petition 

 

Disclaimer 

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 

None 

 

Report prepared by: 

Michele T. Morris, Assistant Planner 

 

Report reviewed by: 

Thomas Rogers, Principal Planner 
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STAFF REPORT 

Planning Commission    

Meeting Date:   4/18/2015 

Staff Report Number:  16-028-PC 

 

Public Hearing:  Use Permit and Architectural Control/Lauren Van 

Sickle/1110 Marsh Road  

 

Recommendation 

Staff recommends that the Planning Commission approve a use permit and architectural control to convert 

one service bay into additional convenience store area and install a new double front door and windows 

for the existing convenience store and gas and auto service station located in the C-4 (General 

Commercial) zoning district at 1110 Marsh Road. The recommended actions are included as Attachment 

A. 

 

Policy Issues 

Each use permit and architectural control request is considered individually. The Planning Commission 

should consider whether the required use permit and architectural control findings can be made for the 

proposal. 

 

Background 

Site location 

The subject property is located at 1110 Marsh Road, between Bohannon Drive and Scott Drive, and near 

the US Highway 101 southbound on-ramp. A location map is included as Attachment B. To be consistent 

with the orientation of the building, this report refers to Marsh Road as the front of the property. The 

adjacent parcel to the right at 1100 Marsh Road is also in the C-4 (General Commercial) zoning district. 

The adjacent parcels to the rear are in the M-2 (General Industrial) zoning district. Nearby residential 

developments include Lorelei Manor approximately 900 feet to the south and residences across Marsh 

Road in the City of Redwood City.  

 

Analysis 

Project description 

At present, the service station has a 903 square-foot convenience store and a 1,362 square-foot 

automotive service and repair area with three auto bays. The applicant is requesting a use permit and 

architectural control to remodel and expand the existing convenience store by converting one of three 

service bays into additional convenience store area. The store would continue to sell pre-packaged food 

items, self-service beverages, automobile accessories, canned or bottled beverages, and various sundries 

consistent with its existing offerings. Alcohol sales are not currently permitted on the site, nor are they 
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being requested or approved as part of this application. The area of the convenience store would increase 

by approximately 477 square feet. No new gross floor area would be added to the existing building, which 

would limit the potential for the proposed changes to intensify the use of the site. Minor modifications to 

the building façade would be made related to the conversion of the interior space. The project plans and 

the applicant’s project description letter are included as Attachments C and D, respectively. 

 

Design and materials 

As part of the interior conversion of the convenience store and automotive service space, the applicant is 

proposing exterior façade changes that require architectural control. The existing single entry door to the 

convenience store, which is located under the fuel canopy on the far left side of the central storefront, 

would be replaced with double entry doors centered under the canopy. A transom window would be 

located above the proposed double entry doors. The remaining storefront windows under the canopy 

would be replaced with taller windows and cement plaster-finished columns flanking either side of the 

central entry doors. The Food Mart text at the building entrance would be moved onto the gable above the 

proposed entry doors. The overhead door of the service bay proposed for conversion to convenience store 

area would be replaced with a glass and aluminum storefront to match the existing storefront. The existing 

fuel canopy and four fuel dispensers, as well as landscaping, parking and other site conditions, are 

proposed to remain without modifications. Staff believes that the requested modifications would enhance 

the building façade by providing more balance and symmetry at the convenience store entrance compared 

with the existing storefront and entrance door. 

 

Parking and circulation 

Based on the size of the snack shop/auto service building, 14 parking spaces are required for the property. 

The site currently has eight striped parking spaces. Additionally, the property has eight fueling stations. 

With previous service station projects, the spaces in front of the fueling dispensers have been counted as 

parking spaces, due to the unique nature and function of service stations. Utilizing the eight fueling station 

spaces in addition to the striped spaces, the project would provide 16 parking spaces. No changes to 

parking are proposed as part of the project. 

 

Correspondence  

Staff has not received any items of correspondence on the proposed project. 

 

Conclusion 

Staff believes that the proposed conversion of an auto service bay to additional convenience store area 

would not intensify the use of the existing building. Items sold would continue to be pre-packaged food 

items, self-service beverages, automobile accessories, canned or bottled non-alcoholic beverages, and 

various sundries consistent with the existing offerings of the convenience store. No new gross floor area 

would be added to the existing building. The proposed exterior alterations to the building would enhance 

its appearance by providing a centered store entrance with balanced columns and windows on either side, 

as well as the replacement of a roll-up garage door with a glass and aluminum storefront to match the 

existing building. Staff recommends that the Planning Commission approve the requested use permit and 

architectural control.  
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Impact on City Resources 

The project sponsor is required to pay Planning, Building and Public Works permit fees, based on the 

City’s Master Fee Schedule, to fully cover the cost of staff time spent on the review of the project. 

 

Environmental Review 

The project is categorically exempt under Class 1 (Section 15301, “Existing Facilities”) of the current 

California Environmental Quality Act (CEQA) Guidelines. 

 

Public Notice 

Public Notification was achieved by posting the agenda, with the agenda items being listed, at least 72 

hours prior to the meeting. Public notification also consisted of publishing a notice in the local newspaper 

and notification by mail of owners and occupants within a 300-foot radius of the subject property. 

 

Appeal Period 

The Planning Commission action will be effective after 15 days unless the action is appealed to the City 

Council, in which case the outcome of the application shall be determined by the City Council. 

 

Attachments 

A. Recommended Actions 

B. Location Map 

C. Project Plans 

D. Project Description Letter 

 

Disclaimer 

Attached are reduced versions of maps and diagrams submitted by the applicants. The accuracy of the 

information in these drawings is the responsibility of the applicants, and verification of the accuracy by City 

Staff is not always possible. The original full-scale maps, drawings and exhibits are available for public 

viewing at the Community Development Department. 

 

Exhibits to Be Provided at Meeting 

None 

 

Report prepared by: 

Tom Smith, Associate Planner 

 

 

Report reviewed by: 

Thomas Rogers, Principal Planner 
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STAFF REPORT 

Planning Commission    

Meeting Date:   4/18/2016 

Staff Report Number:  16-029-PC 

 

Public Hearing:  Architectural Control, Use Permit, and Below 

Market Rate (BMR) Housing In Lieu Fee 

Agreement/Pollock Realty Corporation/1400 El 

Camino Real  

 

Recommendation 

Staff recommends that the Planning Commission approve the architectural control and use permit request 

to construct a 61-room hotel consisting of four stories and an underground parking level in the SP-ECR/D 

(El Camino Real/Downtown Specific Plan) zoning district, at 1400 El Camino Real. The proposed 

development would be at the Public Benefit Bonus level, which would exceed the Base level floor area 

ratio (FAR), in recognition of the hotel use’s Transient Occupancy Tax (TOT) revenue. The proposal 

includes the application of the Transportation Manager’s discretion to approve a parking rate for the 

proposed use type which does not have an established parking rate under the Specific Plan, specifically, a 

hotel use with a restaurant which does not include independent conference facilities. The proposal also 

includes a request for a use permit for live entertainment, on-sale of alcohol, and outdoor seating as part 

of the hotel and restaurant uses. In addition, the applicant is requesting approval of a Below Market Rate 

(BMR) Housing In Lieu Fee Agreement for this project. The recommended actions are included in 

Attachment A.  

 

Policy Issues 

Each architectural control, use permit, and BMR Housing In Lieu Fee Agreement request is considered 

individually. The Planning Commission should consider where the required architectural control and use 

permit findings can be made for the proposal, and whether the BMR proposal would be in compliance with 

the BMR Housing Program requirements. 

 

Background 

Site location 

Using El Camino Real in a north to south orientation, the subject property is located on the northeast 

corner of El Camino Real and Glenwood Avenue, at 1400 El Camino Real, in the SP-ECR/D (El Camino 

Real/Downtown Specific Plan) zoning district. Nearby properties to the north, east, and south are also in 

the SP-ECR/D zoning district, and are occupied by a mix of uses, including offices, residential, personal 

improvement services, hotel, and a gas station. Properties to the west of El Camino Real consist of single-

family residences that are within the Town of Atherton. Surrounding development consists of one- through 

three-story structures. The subject property is a corner lot with frontage on both El Camino Real and  
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Glenwood Avenue. The site is comprised of two legal parcels that are currently vacant, and was most 

recently occupied by a gas station. A location map is included as Attachment B. 

 

Housing Commission recommendation 

The Below Market Rate (BMR) Housing proposal was reviewed by the Housing Commission at their 

meeting on November 4, 2015. The Housing Commission unanimously recommended approval for the 

provision of BMR in lieu fees to satisfy the project’s BMR requirements, which are discussed in more detail 

in the BMR Housing In Lieu Fee Agreement section below. 

 

Overall project review 

The subject application was submitted in June 2015. The Planning Commission held a study session on 

November 16, 2015 on the Public Benefit Bonus and the overall proposal, including design and aesthetics. 

The approved excerpt minutes from this meeting are included as Attachment H. While the primary 

architectural style has not changed significantly as part of the review process, the applicant has made 

substantive changes in response to comments from staff and staff’s design consultant to address key 

standards and guidelines. Additionally, the applicant has refined the design in response to feedback 

received from the November 16, 2015 Planning Commission study session, as discussed in detail in a 

following section. 

 

The project can receive its final actions at the Planning Commission meeting of April 18, 2016. City 

Council review of the project is not required, although Planning Commission decisions can be appealed to 

the City Council. 

 

Analysis 

Project description 

The applicant is proposing to construct a new 61-room boutique hotel consisting of four stories and an 

underground parking level on an approximately half-acre site. The ground floor would feature the hotel 

lobby, a restaurant and bar, a special functions room, an outdoor plaza courtyard, an exercise area, and 

back-of-house spaces. Guest rooms would be located on the three upper levels. The proposed site layout 

is designed with El Camino Real as the primary frontage, with driveways leading to the hotel’s main 

entrance and to the underground parking garage. A service driveway would take access from Glenwood 

Avenue at the rear of the site. The two existing parcels would be merged into one parcel as part of the 

proposed development. The proposal requires architectural control and use permit review by the Planning 

Commission, including consideration of a public benefit bonus for a higher Floor Area Ratio (FAR). The 

FAR has been calculated per the definition of gross floor area (GFA), which counts the full size of a 

building, with limited exceptions for elements such as covered parking, trash/recycling enclosures, vent 

shafts, non-habitable areas, enclosures for noise-generating equipment, and porches and similar areas 

that are open. A data table summarizing parcel and project attributes is included as Attachment C. The 

project plans are included as Attachment D, and the applicant’s project description letter and public benefit 

bonus proposal are included as part of Attachment E. 
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Design and materials 

Staff has prepared a detailed Standards and Guidelines Compliance Worksheet (Attachment F), which 

discusses all relevant Specific Plan Chapter E (Land Use and Building Character) requirements in detail. 

The proposal complies with all standards (which are required) and guidelines (which are recommended). 

Key areas where the project complies with the Specific Plan’s standards include the proposed building 

setbacks and incorporation of façade modulation insets. The project also complies with the 38-foot façade 

height and the 45-degree building profile along both street frontages, which are measured from the 

minimum setback line. The proposal would also address more subjective design guidelines on topics 

including entry prominence, street-level activation, and de-emphasis of parking/service entrances. 

 

Design concept, organization, and spatial characteristics 

The proposal would create a four-story, “L”-shaped building with building walls along Glenwood Avenue 

and the rear (east) lot line. At the inside of the “L” would be a large plaza courtyard that is interior to the 

site. A one-story wing or pavilion would extend the façade along the El Camino Real frontage across the 

front of the courtyard. The pavilion would consist of clear glazing facing the street, and would semi-

enclose the courtyard on the El Camino Real frontage. As specified by the Specific Plan, the development 

would be required to achieve LEED Silver certification (condition 6b). 

 

The ground floor would have the entry lobby facing El Camino Real, a restaurant with outdoor seating on a 

street side terrace facing Glenwood Avenue, and a large function room adjacent to the courtyard. The 

upper levels of the L-shaped building form would have double loaded corridors serving guest rooms. 
 
Key elements in the concept, organization, and spatial characteristics of the design include: 

 The majority of guest rooms would face onto Glenwood Drive or onto the interior courtyard.  

 The L-shaped building configuration would result in a large portion of the north elevation, which 

faces the plaza courtyard and left side lot line, to become visible from southbound El Camino Real. 

The upper level wall on the north elevation near the street corner would angle out in space to 

visually acknowledge the street. 

 The courtyard would be fairly large to accommodate gatherings and events, and would have a large 

oak tree to anchor this main outdoor space. A smaller outdoor space is located to the left of the 

function room. The courtyard would directly connect to the main corridor of the hotel as well as the 

function room with wide multi-panel doors. The bar would also look out onto the courtyard, and the 

pavilion would offer a covered seating area near the bar. From El Camino Real, the pavilion would 

be glazed with transparent glass to allow visual access to the courtyard from the street. Double 

doors would provide direct access to the courtyard from the street. 

 The garden terrace along the south-facing Glenwood Avenue frontage would provide a sunny and 

landscaped outdoor dining area for the restaurant across much of that frontage. Planters would be 

used to define terrace’s seating areas and to screen the exterior stairs accessing the parking 

garage along the Glenwood Avenue frontage. Clear glazing at the restaurant’s dining room would 

allow views from the street into the restaurant. 
 

Materials 

The design would feature a mix of three primary wall surfaces: integral color stucco in two related sand-to-

green colors, ceramic tile panels with a brown simulated wood grain finish, and grey metal (aluminum or 

steel) panels. Both the metal panels and ceramic tile panels would have narrow proportions and be 
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vertically oriented to create a pattern on the facade. Aluminum grey metal panels would be used at ground 

floor storefront windows and “C-channel” canopies. On upper floor window treatments at the street corner, 

aluminum grey metal panels would be used at the spandrels, and aluminum or steel plate window shades 

would be used above these windows.  

 

Accent materials would include grey painted glass fiber reinforced panels at parapets, and bronze-colored 

aluminum vertical louvered sunshades and window frames on the upper level façade. A warm cream-

colored stone veneer would be used for the wainscot and planters at the main entry. Other accent 

materials include weathering steel planters, wood board fencing, and dark wood entry doors. 

 

Window glazing would be clear/near clear, except where high opacity white glazing is used at windows on 

the upper floors in curtain wall conditions, such as the windows above the main building entry. Textured 

fritted glass would be used for guardrails at guest rooms, and would provide privacy as well as a visual 

contrast to the clear glass windows. 

 

Paving would mostly be poured concrete topping slabs over the structural concrete garage slab with 

alternating dark and light grey bands of color for the plaza courtyard and street side terrace as indicated 

on the landscape materials plan. Cobblestone pavers would be used for the valet parking drop-off area 

and tile pavers would be used at the entry canopy, and would be differentiated from the concrete 

sidewalks along El Camino Real and Glenwood Avenue. 

 

Architectural Character 

The building’s visual character would be modern with warm material treatments. The stucco cladding and 

visually heavier volumes at the upper floors would be set over and projecting out from a more 

glazed/transparent first floor as seen at the building’s corner and down Glenwood Avenue. The C-shaped 

steel canopy that would sit below the second floor line would extend from the Glenwood side around the 

corner to the entry and to the pavilion along El Camino Real with only one break. The steel shape would 

create a lower scaled, strong horizontal line at street level to help focus the eye on ground floor treatments 

and activities. 

 

At the street level, the structure would be generally transparent with a horizontal emphasis, while the 

upper three floors would have more visual mass and more vertical emphasis in their massing and material 

usage. Building modulations have been placed between guest rooms at stairs and at wall plane offsets to 

help break up the perception of building massing at upper levels. Material variation from stucco to 

glass/metal panels and contrasting color would be used at the modulations to separate these forms and 

distinguish the façade’s recesses and offsets. 

 

A stronger vertical emphasis is incorporated on the El Camino Real elevation where the pop-out on this 

façade would be clad with vertically proportioned ceramic panels simulating wood. The pair of vertical wall 

sconces on this plane would further accentuate the vertical proportions, and the window design at the 

corners of the pop-out would create a vertical corner bay feature extending out from the adjacent wall 

plane.  

 

So that the massing would not look too blocky as viewed from all approaches at the El Camino Real and 

Glenwood Avenue intersection, the building corners would feature large corner windows with floor-to-



Staff Report #: 16-029-PC 

 

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

ceiling glazing and metal window shades above. The corner windows at each floor would be grouped 

vertically with aluminum panels between the windows, and with cornices also clad in aluminum, with the 

overall effect of strengthening the design and reducing the massing of the stucco wall. The secondary 

horizontal lines created by the metal window shades above these corner windows would extend into the 

glass corner bay pop-out at the end of the hallway on the El Camino Real façade, where high windows 

would be integrated with hallway’s corner bay to moderate the verticality and give the overall façade more 

articulation and scale. 

 

The top of the building would have a well-articulated parapet. The parapet would be shaped with a deep 

recess, like a “C”, to create a shadow line and cornice effect at the top of the building so that there would 

be relief in the building wall and a well-defined edge against the sky. 

 

Smaller elements such as the building’s entry door, soffit at the entry canopy and light fixtures would 

maintain the modern theme and use of repetitive lines. The entry door and adjacent façade, for example, 

would have narrow vertical ribbing with glazing and wood panels and the soffit at the canopy would have a 

similar mixture of glazing and narrow lines. The light fixtures on the building wall and at the entry canopy 

would be other examples of details with similar refinement. These fixtures would have perforated metal 

covers with limited openings to cast soft light out and onto the façade.  

 

Horizontal wood slats would be used for screening fences above the garage ramp for the courtyard and 

around the utility equipment enclosure, which would complement the modern design of the façade and 

landscape elements. 

 

In consideration of the Planning Commission’s design feedback at the study session, the applicant has 

made exterior changes, with the following key changes: 

 Incorporated more variation in the building’s materials and design palette, including the addition of 

metal panel cladding and enhanced window treatment; 

 Incorporated height variation in the parapet wall at the southeastern portion of the building to 

provide visual relief to the horizontal profile at the top of the building and as part of the major 

modulation; 

 Added more glazing and horizontal window shade treatment at the building corner; 

 Refined the entry canopy and change entry door material to copper to create a more prominent 

building entry; and, 

 Added vertical architectural details added along the El Camino Real façade to highlight the building 

entry. 

A summary of revisions in response to the Planning Commission’s feedback is included as part of 

Attachment E. 

 

Overall, staff believes that the proposal would produce a building that is refined and well-developed in its 

architectural character and massing. The massing transitions to adjacent structures would be sufficient so 

the building would not be perceived as bluntly added to the surrounding context, and the building would 

accentuate the street corner at the El Camino Real/Glenwood Avenue intersection. Additionally, the mix of 

materials would be effective at articulating the building forms and regulating the scale of façades, as well 

as providing visual interest. The high quality of the proposed materials and design would result in 

abundant and well-executed details to enhance the finished product. 
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Public benefit bonus 

The proposed development would be at 1.49 FAR at the Public Benefit Bonus level, and would exceed the 

Base level density/intensity standards of 1.10 FAR in the ECR NE (El Camino Real North-East) district. 

The maximum height would likewise exceed the Base-level limit of 38 feet, extending to the 48 feet that 

can be permitted at the Public Benefit Bonus level. Although hotel uses are permitted in the “El Camino 

Real Mixed Use” land use designation, the granting of a Public Benefit Bonus is a discretionary action. 

 

The applicant is proposing a hotel development, a use which has an inherent benefit of generating 

Transient Occupancy Tax (TOT) revenue for the City on an on-going basis. The TOT rate is currently 12 

percent, and TOT revenue would go towards the City’s general fund. The Specific Plan does list “Hotel 

Facility” as one of several elements that could be considered as public benefits due to its higher tax 

revenue generation and potential for enhancing downtown vibrancy, although this list is not binding; each 

proposal needs to be reviewed on a case-by-case basis. The recently adopted Economic Development 

Plan includes recommendations to encourage hotel development in order to grow and diversify the City’s 

revenue source. In addition, the City Council has provided direction that the Specific Plan revisions be 

prepared, permitting hotel uses at the Public Benefit Bonus levels without a discretionary action. These 

revisions are still pending, but this direction generally supports the idea that a hotel’s TOT revenue can be 

considered an inherent and substantial benefit to the public.  

 

For the November 16, 2016 Planning Commission study session, the City retained BAE Urban Economics 

(BAE) to prepare an economic analysis on the value of the proposed bonus development. For the value of 

the proposed Bonus level project, BAE prepared a detailed ‘pro forma,’ which examines typical revenues 

and costs for the Public Benefit Bonus proposal (Bonus Project). A project at the Base level has not been 

designed and was not evaluated because the applicant has indicated that a hotel development at the Base 

level is financially infeasible. The pro forma took into account factors such as current construction costs, 

City fees, capitalization rates, and typical market hotel rates. However, as noted in the document, such 

factors can change, which may substantively affect the conclusions of the analysis. The analysis 

determined that the Bonus Project would result in an estimated profit of $1.7 million for the applicant, and 

would generate approximately $445,000 to $756,000 annually in Transient Occupancy Tax (TOT) revenue 

to the City. Actual TOT revenue would be highly dependent upon room and occupancy rates. In addition, 

these estimated figures were based on the initial development proposal with 63 guest rooms, and could be 

incrementally reduced based on the current proposal of 61 guest rooms. 

 

At the November 16, 2015 study session, the Planning Commission provided feedback on the proposed 

public benefit bonus proposal as well as the proposed design. Commissioners generally expressed 

support for TOT revenue as the public benefit, with some additional feedback that quality design could be 

tied to public benefit. Individual Commissioners also provided comments regarding additional sustainability 

measures and possible use of the hotel’s facilities for public/nonprofit events, although these did not 

appear to represent consensus views. The approved minutes from the study session are included as 

Attachment H. 
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Staff believes that the potential revenue generated through TOT, even at the low/moderate estimates, 

would provide a significant new and ongoing revenue source for the City and would represent a benefit to 

the public.  

 

Circulation and parking 

The proposed site layout is designed with El Camino Real as the primary frontage, with driveways leading 

to the hotel’s main entrance and to the underground parking garage. A service driveway for deliveries and 

refuse pick-up would take access from Glenwood Avenue at the rear of the site.  

 

Proposed frontage improvements include the construction of a right-turn lane along the site’s Glenwood 

Avenue frontage relocation/improvements (condition 6l), which is a mitigation of the Specific Plan 

Environmental Impact Report (EIR), and public sidewalks along both El Camino Real and Glenwood 

Avenue. A right-of-way dedication of approximately three square feet would be required in order to 

construct the proposed right-turn lane (condition 6d). In addition, the right-turn lane will require the 

relocation of an existing pedestrian signal light, and potentially other improvements as required by 

Caltrans. 

 

Vehicular 

The main entry driveway would be located along El Camino Real, close to the corner of Glenwood Avenue, 

with a second driveway directly in front of the underground garage ramp near the left (north) lot line along 

El Camino Real. The main entry driveway would consist of one entry lane, with several guest loading 

spaces along this driveway in front of the hotel entry area. A service driveway for deliveries and trash 

collection would be located at the rear (east) lot line with access from Glenwood Avenue. 

 

The proposed project includes a total of 75 off-street parking spaces in the underground garage. To 

maximize parking capacity in the underground garage, mechanical parking lifts would be installed to allow 

stacked parking, where one vehicle could be parked above another vehicle. The proposed parking results 

in a parking rate of 1.23 spaces per guest room. The Specific Plan specifies a parking rate of 1.25 spaces 

per guest room for a full-service hotel, although the Transportation Manager may approve a lower rate for 

a limited-service hotel, and in this case has determined that the proposed parking rate would be 

appropriate based on the specific attributes of the proposed hotel and restaurant uses and that it would 

accommodate the parking demand generated by the proposed project. The Specific Plan establishes the 

approval of a parking rate for a use type not listed in Specific Plan Table F2 as being at the Transportation 

Manager’s discretion, and does not require Planning Commission action to validate the new rate. However, 

when an application separately requires Commission review and approval, the Commission may consider 

and comment on the new rate as it may relate to the overall set of actions. 

 

For large events (e.g., weddings), the applicant has submitted a parking study that demonstrates that up 

to 21 additional vehicles can be accommodated in the drive aisles and ramp of the parking garage, for a 

total of 96 vehicles that could be accommodated on site. To address any potential overflow in parking 

demand beyond what could be provided on site, the applicant has arranged to utilize up to 19 off-site 

parking spaces located across the street at 585 Glenwood Avenue. Language Pacifica, the language 

education center that currently occupies that site, has normal business hours from 9:00 a.m. to 3:00 p.m., 

Monday through Friday. Large events at the proposed hotel are anticipated to occur during the evenings 
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and on weekends, and would be staggered from Language Pacifica’s business hours. Should the off-site 

parking arrangement be cancelled, the applicant would be required to submit a revised plan to provide for 

overflow parking (condition 7e). If the applicant cannot prepare a revised plan that adequately addresses 

parking needs, staff could then limit or ban large events.  

 

Parking for all guests will be valet only, and parking in the underground garage would be managed by 

valet staff. A valet stand would be located at the main entry area as guests pull into the main entry 

driveway. According to the applicant, hotel guests would have the ability to request their car via a mobile 

device, at the lobby host, or directly with valet staff. Guests could wait in the hotel lobby or near the valet 

stand, and vehicle retrieval would occur on the garage exit ramp driveway. 

 

As all parking would be managed by valet staff, staff believes that the on-site use of parking lifts and valet 

stacking in the aisles and on the ramp would be logistically feasible. The on- and off-site parking solutions 

proposed would provide adequate capacity to accommodate large events held at the site, and would 

minimize potential impacts on nearby residential streets. 

 

Pedestrian 

The project would provide pedestrian paths consisting of a 15-foot wide public sidewalk along El Camino 

Real and a five-and-a-half-foot wide sidewalk along Glenwood Avenue. Along El Camino Real, the public 

sidewalk would be delineated from the vehicular driveway through use of different paving materials and 

the installation of bollards. Overflow parking on the pedestrian sidewalk would never be permitted. For the 

portion of the sidewalk that extends onto the subject property, a Public Access Easement (PAE) would 

need to be recorded (condition 6c). With the proposed frontage improvements, the existing crosswalks on 

Glenwood Avenue and El Camino Real would be re-aligned slightly to be more perpendicular to the street 

corners. 

 

The Specific Plan clearly specifies the El Camino Real sidewalk dimension requirements, but is currently 

silent on how wide Glenwood Avenue sidewalks should be. Given that no sidewalk standards are currently 

specified for Glenwood Avenue, coupled with the requirement for the construction of a right-turn lane 

along this frontage, staff believes that the proposed sidewalk width would be appropriate. Separately, the 

City Council has directed that staff prepare revisions to the Specific Plan to comprehensively include 

sidewalk standards for omitted streets as part of the Biennial Review follow-up actions later this year. 

 

Bicycle 

The project would provide required bicycle parking in both short-term and long-term configurations, in 

compliance with Specific Plan requirements. Two bicycle racks for parking four bicycles would be installed 

at the street corner for short-term use. Secure, long-term bicycle parking would be provided in the 

underground garage, where a rack would be installed for up to four bicycles. 

 

The Specific Plan designates El Camino Real as a Class II bike lane/minimum Class III bike route facility.  

The project will would not adversely impact the ability to implement a bike lane trial or any future bicycle 

infrastructure as part of the ongoing El Camino Real Corridor Study. 
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On-site consumption of alcohol and outdoor seating 

The sale of alcoholic beverages is regulated by both the City and the California Department of Alcoholic 

Beverages Control (ABC). The applicant is requesting approval for the sale of alcoholic beverages for 

consumption on site as part of the restaurant and hotel uses, which requires discretionary review. The 

applicant is in the process of applying for a liquor license (ABC Type 47, “On-Sale General for Bona Fide 

Public Eating Place”) for alcohol service as part of the proposed restaurant and bar, and contemplates the 

need for additional liquor licenses that would allow alcohol sales outside of the restaurant and bar (i.e., 

moveable bar for events, hotel room minibars, etc.).  

 

Outdoor seating for the restaurant is proposed in the garden terrace along Glenwood Avenue. The terrace 

would be landscaped with trees and plantings in raised planter boxes, and would allow views out onto the 

street. The raised planter boxes would extend out to the edge of the proposed sidewalk, and would help 

establish physical boundaries for the outdoor seating area. 

 

The Specific Plan permits alcohol sales for on-site consumption, as well as outdoor seating as part of a 

restaurant use, to be approved through an administrative permit, which is reviewed and acted on by staff. 

However, when a project includes other actions subject to Planning Commission review, administrative 

uses like this can be processed by the Planning Commission as a use permit, for efficiency. 

 

Staff believes that the proposed sale of alcoholic beverages for on-site consumption and restaurant with 

outdoor seating is consistent with the services offered at other similar hotel/restaurant uses elsewhere in 

the city. Additionally, the proposed location of the outdoor seating would enhance vibrancy along the street. 

If the use permit is approved, any future citation or notice of violation by the ABC or similar agency could 

be grounds for considering revocation of the use permit (condition 7a). 

 

Live entertainment 

The project includes an outdoor courtyard, indoor function room, and a restaurant and bar on the ground 

floor that would be used for meeting/event space. The applicant is proposing to provide live entertainment 

as part of events hosted on site. Live entertainment, including live musical performances with amplification, 

would occur both inside the restaurant and bar areas, and outside in the courtyard. While the frequency of 

live entertainment has yet to be determined, it is anticipated that there may be weekly performances. 

Similar to the alcohol service use, live entertainment associated with restaurants is an administrative use, 

but can be approved with a use permit, if a project otherwise requires Planning Commission review. In 

addition, live entertainment that is primarily associated with general hotel operations can be approved 

through the Noise Ordinance’s use permit allowance. 

 

An acoustic report determined that the noise generated from outdoor events in the courtyard, including live 

entertainment with amplification, would largely be attenuated by the proposed four-story hotel building, 

and would be in compliance with the City’s Noise Ordinance at the eastern property line abutting existing 

residential uses. To further minimize any noise impacts to adjacent residences, conditions 7b and 7c have 

been included to require all outdoor events and live entertainment in the courtyard to conclude by 10:00 

p.m. and to ensure that no outdoor sound amplification will be directed towards the adjacent residences, 

respectively. 
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Staff believes the proposed live entertainment would be complementary to the overall hotel and restaurant 

uses, and could help enhance the vibrancy of downtown. Proposed restrictions included in the project-

specific conditions of approval would help minimize any noise impacts to nearby residents. 

 

Trees and landscaping 

There are seven non-heritage trees on or near the subject property and no heritage trees. The applicant 

has submitted an arborist report to evaluate all trees on and near the subject property, which is included 

as Attachment G. The report determines the present condition and discusses the impacts of the proposed 

improvements. The proposed development would remove a total of six non-heritage trees, including four 

Italian cypress trees along the rear of the site and two crape myrtle street trees along El Camino Real. The 

proposed project is not anticipated to result in any impacts to other trees near the property to be retained.  

 

As the proposed development largely sits above the garage podium, landscaping would be provided 

mostly in planters. The plaza courtyard would feature a 60-inch box coast live oak, with a living wall/water 

wall would be constructed at the enclosing wall. Two street trees would be planted along the El Camino 

Real frontage, where tree planting is restricted for street trees due to the fire staging requirements, and 

final species selection would be subject to the City Arborist’s review (condition 6k). Along Glenwood 

Avenue, three flowering pear trees would be planted in planters at the back of the sidewalk.  

 

The project would meet the El Camino Real North-East (ECR NE) minimum open space requirement of 30 

percent of the lot with the provision of 37.3 percent on the ground level through the plaza courtyard, 

landscaped area to the north of the function room, garden terrace along Glenwood Avenue, and public 

sidewalks. 

 

Trash and recycling 

The applicant proposes a trash enclosure tucked into the rear of the building and largely obscured from 

public view, and would be accessed from the service driveway along Glenwood Avenue. The trash 

enclosure is designed to accommodate refuse from both the hotel and restaurant. The plans have been 

reviewed and tentatively approved by the City’s refuse collector, Recology.  

 

Below Market Rate (BMR) Housing In Lieu Fee Agreement 

The proposed project is required to comply with Chapter 16.96 of City’s Municipal Code, (“BMR 

Ordinance”), and with the BMR Housing Program Guidelines adopted by the City Council to implement the 

BMR Ordinance (“BMR Guidelines”). While residential use is allowed by the applicable zoning regulations 

on the subject property, none is proposed. In accordance with the BMR Ordinance, an applicant may 

request to pay in lieu fees to satisfy the BMR requirement for non-residential development. The BMR 

obligation for the proposed project would be 0.84 BMR unit or approximately $268,076 in commercial 

linkage in lieu fees. 

 

The applicant’s BMR proposal includes a request to pay the in lieu fee. According to the applicant, site 

constraints due to the requirement to provide a right-turn lane along Glenwood Avenue that would 

encroach into the site’s frontage and the need to maximize allowable square footage for hotel uses for a 

financially viable hotel project on a relatively small infill site would limit the ability to develop residential 
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units on site as part of the proposed project. The applicant’s BMR proposal is included as part of 

Attachment E. 

 

On November 4, 2015, the Housing Commission unanimously recommended that the Planning 

Commission approve the proposed BMR proposal for the payment of in lieu fees. The Housing 

Commission’s draft meeting minutes are included as Attachment I. The in lieu fee is required to be paid 

prior to building permit issuance (condition 6h). The draft BMR Housing In Lieu Fee Agreement is included 

as Attachment J. 

 

Correspondence  

The applicant has indicated that they have met with neighbors to discuss the proposed development, 

including the adjacent neighbors to the north and east. Two pieces of correspondence were presented at 

the November Planning Commission study session. One piece of correspondence expressed opposition to 

the project due to potential traffic impacts and the proposed height, and suggests incorporating 

landscaping along the street frontage. The second piece of correspondence was from the adjacent 

neighbor to the rear (east) expressing general support for the project, the need to continue discussions 

with the applicant regarding construction of the foundation and underground parking garage, and potential 

minimizing noise impacts from mechanical heating/air-conditioning equipment. Staff has not received any 

additional correspondence since the study session.  

 

Conclusion 

The proposal would adhere to the extensive standards and guidelines established by the Specific Plan, as 

verified in detail in the Standards and Guidelines Compliance Worksheet (Attachment F). Vehicular and 

bicycle parking requirements would be met, and the development would also provide a positive pedestrian 

experience. New trees and landscaping would be planted throughout the site, including two replacement 

street trees along El Camino Real. The proposed design would incorporate a palette of colors, high quality 

materials, and design accent features that would articulate the building’s form and accentuate the street 

corner, and is refined and well-developed in its architectural character and massing. 

 

Staff believes that a hotel use at this location would add vibrancy to the downtown area, and development 

of this use at the Public Benefit Bonus level is consistent with the feedback provided by the Planning 

Commission from the study session. The proposed building’s modern design emphasizes this prominent 

street corner, and would enhance development along the El Camino Real corridor. The proposed parking 

rate, live entertainment, and on-site consumption of alcoholic beverages are compatible with the proposed 

use, and would not adversely impact surrounding properties. Furthermore, the potential revenue 

generated through TOT, even at the low/moderate estimates, would provide a significant new and ongoing 

revenue source for the City. Staff recommends that the Planning Commission approve the architectural 

control, use permit, and BMR Agreement requests. 

 

Impact on City Resources 

The project sponsor is required to pay Planning, Building and Public Works permit fees, based on the 

City’s Master Fee Schedule, to fully cover the cost of staff time spent on the review of the project. In 

addition, the proposed development would be subject to payment of Transportation Impact Fee (TIF), 
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Specific Plan Transportation Infrastructure Proportionate Cost-Sharing Fee, the El Camino 

Real/Downtown Specific Plan Preparation Fee, and the BMR In Lieu Fee. These required fees were 

established to account for projects’ proportionate obligations. As a hotel development, the proposed 

project could contribute approximately $445,000 to $756,000 in yearly Transient Occupancy Tax revenues 

to the City’s general fund.  

 

Environmental Review 

The Specific Plan process included detailed review of projected environmental impacts through a program 

Environmental Impact Report (EIR), as required by the California Environmental Quality Act (CEQA). In 

compliance with CEQA requirements, the Draft EIR was released in April 2011, with a public comment 

period that closed in June 2011. The Final EIR, incorporating responses to Draft EIR comments, as well 

as text changes to parts of the Draft EIR itself, was released in April 2012, and certified along with the final 

Plan approvals in June 2012. 

 

The Specific Plan EIR identifies no impacts or less-than-significant impacts in the following categories: 

Aesthetic Resources; Geology and Soils; Hydrology and Water Quality; Land Use Planning and Policies; 

Population and Housing; and Public Services and Utilities. The EIR identifies potentially significant 

environmental effects that, with mitigation, would be less than significant in the following categories: 

Biological Resources; Cultural Resources; Hazards and Hazardous Materials. The EIR identifies 

potentially significant environmental effects that would remain significant and unavoidable in the following 

categories: Air Quality; Greenhouse Gases and Climate Change; Noise; and Transportation, Circulation 

and Parking. The Final EIR actions included adoption of a Statement of Overriding Considerations, which 

is a specific finding that the project includes substantial benefits that outweighs its significant, adverse 

environmental impact. 

 

As specified in the Specific Plan EIR and the CEQA Guidelines, program EIRs provide the initial 

framework for review of discrete projects. In particular, projects of the scale of 1400 El Camino Real are 

required to be analyzed with regard to whether they would have impacts not examined in the Program EIR. 

This conformance checklist, which analyzes the project in relation to each environmental category in 

appropriate detail, is included as Attachment K. As detailed in the conformance checklist, the proposed 

project would not result in greater impacts than were identified for the Program EIR. Relevant mitigation 

measures have been applied and would be adopted as part of the Mitigation Monitoring and Reporting 

Program (MMRP), which is included as Attachment L. Full compliance with the MMRP would be ensured 

through condition 6a. Potential operational noise impacts from rooftop mechanical equipment have been 

identified and recommended mitigation measures would be incorporated into the project to reduce noise 

impacts to a less than significant level. Mitigations include construction-related best practices regarding air 

quality and noise, payment of transportation impact-related fees (condition 6j), and implementation of a 

Transportation Demand Management (TDM) program. No new significant impacts have been identified for 

the proposed project. 

 

The MMRP includes three fully completed mitigation measures relating to cultural resources, hazardous 

materials, and preparation of a transportation demand management (TDM) program. First, for Mitigation 

Measure CUL-2a: a cultural resources study performed by a qualified archaeologist/cultural resources 

professional determined that the proposed project would have no impact on cultural resources. Second, 
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for Mitigation Measure HAZ-1: a Phase I Environmental Site Assessment and a closure letter from the San 

Mateo County Health System have been submitted. The closure letter states that the underground storage 

tanks associated with the previous gas station use have been removed, that final underground storage 

tank removal report and analytical sample results have been reviewed, and that no further action is 

required. Third, for Mitigation Measure TR-2: a TDM Action Plan has been submitted that complies with 

the City’s TDM program criteria. All studies and documents are available for review upon request. 
 

Specific Plan Maximum Allowable Development 

Per Section G.3, the Specific Plan establishes the maximum allowable net new development as follows: 

 

Residential uses: 680 units; and 

Non-residential uses, including retail, office and hotel: 474,000 square feet. 

 

These totals are intended to reflect likely development throughout the Specific Plan area. As noted in the 

Plan, development in excess of these thresholds would require amending the Specific Plan and 

conducting additional environmental review. 

 

If the project is approved and implemented, the Specific Plan Maximum Allowable Development would be 

revised to account for the net changes as follows: 

 

Table 1: Specific Plan Maximum Allowable Development 

 
Dwelling  

Units 
Commercial 

Square Footage 

Existing 0 1,932 sq.ft.
1 

Proposed 0 33,657 sq.ft. 

Net Change 0 +31,725 sq.ft. 

% of Maximum Allowable 
Development 

0% +6.7% 

1 Note: This is the square footage for the previous gas station use. 

Although the site is currently vacant, the gas station was in operation 
at the time the Specific Plan and Specific Plan Program 
Environmental Impact Report were prepared and adopted, and is 
therefore accounted for as existing square footage. 

 

Public Notice 

Public Notification was achieved by posting the agenda, with the agenda items being listed, at least 72 

hours prior to the meeting. Public notification also consisted of publishing a notice in the local newspaper 

and notification by mail of owners and occupants within a 500-foot radius of the subject property. 

 

Appeal Period 

The Planning Commission action will be effective after 15 days unless the action is appealed to the City 

Council, in which case the outcome of the application shall be determined by the City Council. 
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Attachments 

A. Recommended Actions 

B. Location Map 

C. Data Table 

D. Project Plans 

E. Project Description Letter, Outline of Exterior Revisions in Response to Planning Commission’s 

Feedback, and BMR Proposal 

F. Specific Plan Standards and Guidelines Compliance Worksheet 

G. Arborist Reports by Ralph Osterling Consultants, Inc., dated June 18, 2015 and November 18, 2015 

H. Excerpt Minutes from November 16, 2015 Planning Commission Meeting 

I. Draft Minutes from November 4, 2015 Housing Commission Meeting 

J. Below Market Rate (BMR) Housing In Lieu Fee Agreement 

K. Specific Plan Program EIR Conformance Checklist 

L. Mitigation Monitoring and Reporting Program (MMRP) 

 

Disclaimer 

Attached are reduced versions of maps and diagrams submitted by the applicants. The accuracy of the 

information in these drawings is the responsibility of the applicants, and verification of the accuracy by City  

Staff is not always possible. The original full-scale maps, drawings and exhibits are available for public 

viewing at the Community Development Department. 

 

Exhibits to Be Provided at Meeting 

Color and materials board 

 

Report prepared by: 

Jean Lin, Senior Planner 

 

Report reviewed by: 

Thomas Rogers, Principal Planner 
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