CITY OF

Planning Commission

REGULAR MEETING AGENDA

Date: 4/18/2016
Time: 7:00 p.m.
City Council Chambers

MENLO PARK 701 Laurel St., Menlo Park, CA 94025
A. Call To Order

B. Roll Call

C. Reports and Announcements

El.

E2.

E3.

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.

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.

Public Hearing

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)

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)

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 ElI 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 (ElI 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.

e Regular Meeting: May 9, 2016
e Regular Meeting: May 23, 2016
e 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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Community Development

STAFF REPORT

Planning Commission

Meeting Date: 4/18/2016
K&OIF\ILO PARK 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 EI 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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Staff Report #: 16-026-PC

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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Staff Report #: 16-026-PC

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

Recommended Actions
Location Map

Data Table

Project Plans

Project Description Letter

moow»
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Staff Report #: 16-026-PC

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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620 College Avenue — Attachment A: Recommended Actions

LOCATION: 620 PROJECT NUMBER: APPLICANT: Jasper OWNER: Jasper Chan
College Avenue PLN2016-00008 Chan and Connie Wang | and Connie Wang

REQUEST: 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.

DECISION ENTITY: Planning DATE: April 18, 2016 ACTION: TBD

Commission

VOTE: TBD (Combs, Ferrick, Goodhue, Kadvany, Kahle, Onken, Strehl)

ACTION:

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 California Environmental Quality Act
(CEQA) Guidelines.

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.

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
Stoecker and Northway Architects Incorporated consisting of thirteen plan sheets, dated
received March 30, 2016, and approved by the Planning Commission on April 18, 2016,
except as modified by the conditions contained herein, subject to review and approval of
the Planning Division.

b. 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.

c. 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.

d. 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.

e. 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.

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.
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620 College Avenue — Attachment A: Recommended Actions

LOCATION: 620 PROJECT NUMBER: APPLICANT: Jasper OWNER: Jasper Chan
College Avenue PLN2016-00008 Chan and Connie Wang | and Connie Wang

REQUEST: 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.

DECISION ENTITY: Planning DATE: April 18, 2016 ACTION: TBD
Commission

VOTE: TBD (Combs, Ferrick, Goodhue, Kadvany, Kahle, Onken, Strehl)

ACTION:

g. Heritage trees in the vicinity of the construction project shall be protected pursuant to the
Heritage Tree Ordinance and the recommendations in the arborist report by Kielty Arborist
Services revised on February 17, 2016.
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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

620 College Avenue — Attachment C: Data Table

PROPOSED EXISTING ZONING
PROJECT PROJECT ORDINANCE
7,810.5 sf 7,810.5 sf 7,000  sf min.
50 ft. 50 ft. 65 ft. min.
156.2 ft. 156.2 ft. 100  ft. min.
23.1 ft. 25.4 ft. 20 ft. min.
72.6 ft. 729 ft. 20  ft. min.
6.7 ft. 7.5 ft. 5 ft. min.
51 ft. 9.5 ft. 5 ft. min.
2,602 sf 1,997 sf 2,733.7 sfmax.
3 % 26 % 35 % max.
3,002 sf 1,997 sf 3,002.6 sf max.
1,453 sf/1st 1,172  st/1st
1,073 sf/2nd 825 sf/garage
476 sft/garage and
660 sf/porches accessory
and trellises building
13 siffireplace
3,675 sf 1,997 sf
26.7 ft. 142 ft. 28 ft. max.
2 covered 2 covered 1 covered/1 uncovered
Note: Areas shown highlighted indicate a nonconforming or substandard situation.
Heritage trees 7* Non-Heritage trees 0 | New Trees 1
Heritage trees proposed | 1 Non-Heritage trees 0 | Total Number of 7
for removal proposed for removal Trees

*Includes three trees on the adjacent left, rear, and left rear comer properties and three street trees.
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January 6, 2016

Planning Division

City of Menlo Park ATV 1 NLO PAR
701 Laurel Street e T i~ ey
Menlo Park, CA 94025

RE: 620 College Avenue - Conditional Use Permit for New Single Family Residence

To whom it may concern,

On behalf of Jasper Chan and Connie Wang, the homeowners residing at 620 College
Avenue, near Alto Lane, we are requesting a Use Permit to allow for the demolition of
their existing one story residence and detached garage in order to construct a new two
story residence and attached two car garage.

The property is a substandard lot with regard to lot width at 50 foot wide. The lot depth
is 1566.21 feet, resulting in a 7,810.47 s.f. lot. The proposed design consists of a

1,955 s.f. first floor and 1,046 s.f. second floor, totaling 3,001 s.f. Facing the backyard
are covered outdoor spaces coming off of the dining room and kitchen. The total
coverage proposed is 33%.

The homeowners wanted to keep the proposed garage and driveway on the same side
of the property as their current layout. The existing driveway is only 9 feet wide and
pushed up against the side property line, while the proposed driveway for the two car
garage would conflict with an existing street tree (noted as Tree #2). An arborist was
consulted and his report finds that Tree #2 has poor vigor, is in poor form and in severe
decline. Therefore, the homeowners would like to request permission to remove this
street tree and replace it with a new tree along the front of the subject property, out of
the way of the proposed driveway. The project arborist has aiso provided
recommendations for possible replacement tree species, and we would defer to the
preference of the City Arborist as to the appropriate species for this location.

The style of the house is a contemporary interpretation of the bungalow style. The
exterior materials consist of painted cement plaster walls with limited areas of stone
veneer at the front of the house in natural tones, standing seam metal roofing,
aluminum windows with dark frames (dark bronze or black), and painted steel posts at
the rear covered patio areas. The construction of the home is proposed to be

conventional wood framing.



The owners have shared their proposed design with surrounding neighbors and have
received positive feedback, particularly from the one-story neighbor at 628 College
Avenue, which they wanted to be particularly sensitive to. They are obtaining letters of
support, which will be provided for your review.

Thank you for your attention to this application. Please feel free to contact me with any
questions you might have.

Stoecker and Northway Architects Inc.



Kielty Arborist Services LLC
Certified Arborist WE#0476A
P.O. Box 6187
San Mateo, CA 94403
650-515-9783

October 5, 2015 revised February 17, 2016

Stoecker and Northway Architects Inc. % bﬁ"; *-—» 1} / -

Attn: Ms. Cynthia Munoz - 2t Y g s

1000 Elwell Court, Suite 150 . o

Palo Alto, CA 94303 APR & z016

Dear Ms. Munoz, CITY OF MENLO PARK
BUILDING

Site: 620 College, Menlo Park, CA

As requested on Wednesday, January 15, 2014, I visited the above site to inspect and comment
on the trees. A new development is planned for this site and your concern for the future health
and safety of the trees has prompted this visit.

Method:
All inspections were made from the ground; the tree was not climbed for this inspection. The
trees in question were located on a map provided by you. The trees were then measured for
diameter at 54 inches above ground level (DBH or diameter at breast height). Each tree was
given a condition rating for form and vitality. The trees’ condition rating is based on 50 percent
vitality and 50 percent form, using the following scale.

1 - 29 VeryPoor

30 - 49 Poor
50 - 69 Fair
70 - 89 Good

90 - 100 Excellent
The height of the trees were measured using a Nikon Forestry 550 Hypsometer. The spreads
were paced off. Comments and recommendations for future maintenance are provided.

O,
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620 College/10/5/15 @) APR 1o 2016

Survey: CITY OF MENLD PATIK

Tree# Species DBH CON HT/SPComments BUILDING

1 American elm 36est 45 50/40 Poor vigor, fair form, in 5 foot
(Ulmus americana) wide planting strip.

2 Southern magnolia 18.9 40 35/35 Poor vigor, fair-poor form, in severe
(Magnolia grandifiora) decline.

3* Redwood 48est 60 75/35 Good vigor, good form, poorly
(Sequoia sempervirens) located in planting strip.

4 Redwood 36 65 65/30 Fair vigor, fair form, rear unit will be
(Sequoia sempervirens) removed and will allow for a larger

root Zone.

*indicates neighbor’s tree

Summary:

The trees on site consist of three street trees and one privately owned tree. There are no small
landscape trees or no neighboring trees close to the project with the exception of street trees #1
and #3.

Magnolia #2 is in severe decline and will not survive the
construction project. Watering or fertilizing the tree will
not improve the trees long term health. Remove and
replace the magnolia in a location where the new 2 car
garage and driveway can be installed. Replace the tree
with a species of tree that compliments the existing street
trees on the block. A 24 inch boxed Chinese pistache

| (Pistacia chinensis) is recommended.

The redwood tree #4 will have the existing structure
removed and the area will be used for landscaping. The
improved landscape area will allow for the roots of the
redwood to expand. The following tree protection plan
should be followed to reduce impacts to retained trees
during construction.

Magnolia #2 in severe decline. Remove and replace this trees as fertilization and watering
will not improve the trees vigor.
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620 College/10/5/15 3)

CITYQFNMEMIDPARK
Tree Protection Plan: ¢ U G
Tree protection zones should be established and maintained throughout the entire length of the
project. Fencing for the protection zones should be 6 foot tall metal chain link type supported
my 2 inch metal poles pounded into the ground by no less than 2 feet. The support poles should
be spaced no more than 10 feet apart on center. The location for the protection fencing should be
as close to the dripline as possible still allowing room for construction to safely continue. Signs
should be placed on fencing signifying “Tree Protection Zone - Keep Out”. No materials or
equipment should be stored or cleaned inside the tree protection zones. Areas outside the
fencing but still beneath the dripline of protected trees, where foot traffic is expected to be heavy,
should be mulched with 4 to 6 inches of chipper chips.

During the demolition phase of the project all tree protection will be installed and inspected by
the site arborist. Demolition equipment will enter the site from the existing driveway and will
not intrude on any trees dripline. The large redwood in the rear will have the debris from the
building pulled away from its dripline. The site arborist will be on site to inspect the excavation
and insure any root damage will be kept to a minimum. Mitigation measures if needed will be
provided at that time.

Trenching for irrigation, electrical, drainage or any other reason should be hand dug when
beneath the driplines of protected trees. Hand digging and carefully laying pipes below or beside
protected roots will dramatically reduce root loss of desired trees thus reducing trauma to the
entire tree. Trenches should be backfilled as soon as possible with native material and
compacted to near its original level. Trenches that must be left exposed for a period of time
should also be covered with layers of burlap or straw wattle and kept moist. Plywood over the
top of the trench will also help protect exposed roots below.

Normal irrigation should be maintained throughout the entire length of the project. The imported
trees on this site will require irrigation during the warm season months. Some irrigation may be
required during the winter months depending on the seasonal rainfall. During the summer
months the trees on this site should receive heavy flood type irrigation 2 times a month. During
the fall and winter 1 time a month should suffice. Mulching the root zone of protected trees will
help the soil retain moisture, thus reducing water consumption.

The site arborist will inspected the site at the time of tree protection installation and when tree
protection is relocated.

The information included in this report is believed to be true and based on sound arboricultural
principles and practices.

Sincerely,

Kevin R. Kielty
Certified Arborist WE#0476A

O,



Chao, Sunnz Y

From: Rogers, Thomas H

Sent: Tuesday, February 16, 2016 7:46 AM
To: Chao, Sunny Y

Subject: FW: 620 College Ave.

Categories: 620 College Ave

From: cynthia camuso [mailto:ccynni@att.net]
Sent: Friday, February 12, 2016 6:42 PM

To: Rogers, Thomas H

Subject: 620 College Ave.

February 12, 2016
TO:Thomas Rogers
Principal Planner
Jasper and Connie Chan have showed me the plans for their new home. So far it looks wonderful

and am very excited for another improvement in our neighborhood.

| reside next door to Jasper, Connie and their daughter for the last several years and enjoy them as
my neighbors.

If you have any questions or concermns, please contact me at 650-799-7314.

Thank you!

Cynthia Rose Camuso



Chao, Sunnx Y

From: Rogers, Thomas H

Sent: Wednesday, April 13, 2016 9:13 AM
To: Chao, Sunny Y

Subject: FW: Use permit for 620 College Avenue

From: David Hsu [mailto:david.hsu@gmail.com]
Sent: Tuesday, February 23, 2016 11:51 AM

To: Rogers, Thomas H

Cc: farringtonplacemenlopark@googlegroups.com
Subject: Use permit for 620 College Avenue

Hi Thomas,

This letter is regarding the use permit application for 620 College Avenue by Jasper and Connie Chan. We, 3
townhouses from the Farrington Place Community, had a few questions/concerns we were hoping to get
addressed. 2 of our units(617 and 619 Middle Ave) are directly behind 620 College, and one off to the side(625
Middle). Iapologize for passing the recommended February 15th submission for comments as my family was
out on vacation celebrating Chinese new years.

Concerns/Questions:

1. The 2nd floor rear windows face into all our master bedrooms. It would be nice to see photographs (or even
drawings) showing what the view would be from those windows - to see if it impacts us at all.

2. How does the property affect our line of sight. How much light/sky would be blocked from the second story
addition and covered patio.

3. What are the regulations for building on substandard lots. Could you point us to them? Are there any
common common concerns we should take note of when reviewing their application

4. Lastly, at the end of the application it mentions: "The owners have shared their proposed design with
surrounding neighbors and have received positive feedback,..." This does not include any of us Farrington
Place even though we are directly behind their property.

Best,
Greg Whiting (617 Middle), Wendy Wallner(623 Middle), David Hsu(619 Middle)

)



Community Development

STAFF REPORT

Planning Commission

Meeting Date: 4/18/2016
mOIF\ILO PARK Staff Report Number: 16-027-PC
Public Hearing: Use Permit/KZ Marketing Group LLC dba Café

Z08é/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.

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



Staff Report #: 16-027-PC

Analysis

Project description

The applicant is proposing to add the sale of beer and wine for consumption at the existing café, Café Zoé.
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.

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



Staff Report #: 16-027-PC

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

Recommended Actions
Location Map

Project Plans

Project Description Letter
ABC License Types List
Correspondence and Petition

nmo o w>»

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

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



1929 Menalto Avenue — Attachment A: Recommended Actions

LOCATION: 1929
Menalto Avenue

PROJECT NUMBER: APPLICANT: KZ OWNER: Zacari
PLN2016-00029 Marketing Group LLC Investments LLC
dba Café Zoé

REQUEST: 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.

DECISION ENTITY: Planning DATE: April 18, 2016 ACTION: TBD

Commission

VOTE: TBD (Combs, Ferrick, Goodhue, Kadvany, Kahle, Onken, Strehl)

ACTION:

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

California Envi

2. Make findings,

ronmental Quality Act (CEQA) Guidelines.
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.

Approve the use permit subject to the following standard conditions:

a. Development of the project shall be substantially in conformance with the sketches prepared

by Kathleen Daly, consisting of four sheets, dated received April 13, 2016, and approved by
the Planning Commission on April 18, 2016, except as modified by the conditions contained
herein, subject to review and approval of the Planning Division.

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.

Approve the use permit subject to the following project-specific conditions:
a. Alltenants of the subject property are responsible for daily pick up of trash and refuse in the

immediate vicinity of the subject property, including the portion of the alley directly behind the
property.

All tenants on the subject property that are defined as a recreational facility that is privately
operated as per Section 16.78.030 (13) of the Zoning Ordinance shall have a maximum class
size of 18 students, and classes shall be separated by a minimum interval of 15 minutes in
order to allow departing patrons to free up car and bicycle parking spaces for arriving
patrons.

The café use shall have the following unique conditions:

i. Service at the café shall be allowed to serve non-alcoholic beverages, beer, wine and
food items including but not limited to baked goods and sandwiches, but excluding
cooked meals.

ii. The café shall primarily operate as a sit down establishment as opposed to a fast
food outlet that focuses on take-out business.

iii. The café shall be limited to a maximum of 28 seats for customers, including eight
outdoor seats (four in front, four in rear).

iv. Service of beer and wine shall be allowed at the outdoor seating of the café.

v. The hours of operation for the café shall be limited to between 8:00 A.M. and 5:00
P.M. on Sunday, between 7:00 A.M. and 5:00 P.M. on Monday and Tuesday,
between 7:00 A.M. and 10:00 P.M. on Wednesday and Thursday, and between 7:00
A.M. and 11:00 P.M. on Friday and Saturday.

vi. Live music or entertainment is permitted on Friday evenings and Sunday afternoons.

PAGE: 1 of 2




1929 Menalto Avenue — Attachment A: Recommended Actions

LOCATION: 1929 PROJECT NUMBER: APPLICANT: KZ OWNER: Zacari
Menalto Avenue PLN2016-00029 Marketing Group LLC Investments LLC
dba Café Zoé

REQUEST: 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.

DECISION ENTITY: Planning DATE: April 18, 2016 ACTION: TBD
Commission

VOTE: TBD (Combs, Ferrick, Goodhue, Kadvany, Kahle, Onken, Strehl)

ACTION:

Performances shall take place indoors.

vii. Any citation or notification of violation by the California Department of Alcoholic
Beverage Control or other agency having responsibility to assure public health and
safety for the sale of alcoholic beverages will be grounds for considering revocation
of the use permit.

PAGE: 2 of 2
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Two 30 inch square tables w/chairs
One two-person bench

Two play-houses




RECEIVED

APR1 3 2015

CITY OF MENLO PARK
PLANNING

Permit Application

Permission for the Sale
of Beer & Wine at the Cafe

Cafe Zoé
1929 Menalto Avenue
Menlo Park, CA 94025



General Intent of Beer and Wine Sales

Cafe Zoé's intent for serving beer and wine is to fulfill the requests of our estab-
lished customer base. For years, owners have been asked to consider pursuing
a beer and wine license. In particular, local customers wish for a safe gathering
place to enjoy a glass of wine or beer with friends or neighbors in the area, as the
cafe is in their walking distance. We also hope to increase sales by reaching out to
new neighbors and expand our clientele. We believe offering beer and wine could
attract new customers, in particular, millennials and young families who have re-
cently moved to the area.

We do not intend to become a bar in the traditional sense. In compliance with
state and county requirements, the cafe will continue to be a respectful neighbor
to Menalto residents. We intend to close relatively early, keep a quiet environment
as we have already been accomplishing, and actively maintain minimal traffic on
Menalto Avenue as to not disturb the existing flow.

The Cafe vows to be a friendly, courteous neighbor to the Menalto and Menlo

Park community, hopes that this license will be an attractive addition to residents,
and bring new people to the community we love to serve.

Hours of Operation

Sunday 8:00 AM - 5:00 PM
Monday 7:00 AM - 5:00 PM
Tuesday 7:00 AM - 5:00 PM
Wednesday 7:00 AM -10:00 PM
Thursday 7:00 AM -10:00 PM
Friday 7:00 AM -11:00 PM
Saturday 7:00 AM -11:00 PM




Employee Training & Safety Plan

Kathleen, as the owner of the cafe and plans to be on-site during the hours the beer
and wines sales begin. She is registered for the February Licensee Education on
Alcohol and Drugs Training (LEADS). This training covers the following topics to
include, community relations, laws & liability, checking identification, alcohol facts,
intoxication, illicit drugs and other laws.

In addition, the cafe has purchased the National Restaurant Association publica-
tion, Fundamentals of Responsible Alcohol Service. This guide will bs shared wth
staff over the age of 21 for them to review the background materials to ultimately
study and test for the SERVSAFE certification.

Passing the test will be manadatory for the staff over 21 years old who are sched-
uled for shifts during the hours alcohol is served. All state and local laws will be
followed accordingly.

Addressing Problems

After 7.5 years of operating a business in this community, we believe that if there
are any issues or complaints we will hear about them. We are optimistic that the
community knows to come forward and speak with us directly. If not, indirectly we
will learn about things from someone who knows someone. The community is well
connected through e-mail and neighborhood watch programs. As a small business
in a well connected enviroment we cannot afford to make mistakes, take huge risks
or jeaopardize our hopeful someday retirement.

We will randomly take surveys, host community events and offer community meet-
ings for the residents who might feel any negativity or problem with this change to
our business model.

Possible Concerns of Neighbors/Community

We are planning to stay open later in the evening and hope to host events, such as
book clubs, poetry readings, acoustic and amplified music, fundraisers and other
events. We will turn all music down, if not off no later than 10:30 PM. We will have
an account with a local cab/Uber/Lyft driver. We have no interest in taking this any
further and pursuing a liquor license. The cafe will absolutely remain child-friendly
into the evening hours.

Once again, we cannot afford to risk anything after a postive and rewarding 7.5
year relationship.




Community Support

To garner community support we sent via email to the Wlllows neighborhood email
networks a message about the cafe’s pian to apply for a beer and wine license.
IN addition a petition with the attached letter was posted at the cash register.
Over 100 sighatures were gathered. A copy of the letter is below.

March 31, 2016

Dear Café Community;,

We are thrilled to announce that we will be presenting our application for a Beer and
Wine License (ABC-41) to the Menlo Park Planning Commission on Monday, April
18, 2016 at 7:00PM. We believe the ability to serve beer and wine on our menu will be a
great addition to the café.

This addition means we will extend our operating hours. Our plan requests permission
to be open Wednesday - Saturday evening. Our intention is not to become a bar, but
rather have the ability to offer our of-age patrons a glass of wine or beer with their meal.

With that said, this is an opportunity for you as a part of our café community to voice
your thoughts to the city in regards to our proposal. We invite you to write a letter or
email to the city planner who is working on our application. You are also welcome to
sign the petition that is posted at the café. Please send your correspondence to:

Michele T. Morris
Assistant Planner

City of Menlo Park

Tel: 650.330.6724
mtmorris@menlopark.org

Please do not hesitate to reach out to us as well in regards to any questions you may have
about writing a letter/email or the proposal in general. We aim to be as transparent as
possible. We are optimistic that this acquisition will benefit the community culture that
Café Zoé strives for.

Sincerely,

Kathleen Daly & Zoé
KZ Marketing Group LLC dba Cafe Zoé




Department of Alcoholic Beverage Control State of California

COMMON ABC LICENSE TYPES
AND THEIR BASIC PRIVILEGES

LICENSE
TYPE

DESCRIPTION

01

BEER MANUFACTURER - (Large Brewery) Authorizes the sale of beer to any person holding a license
authorizing the sale of beer, and to consumers for consumption on or off the manufacturer’s licensed
premises. Without any additional licenses, may sell beer and wine, regardless of source, to consumers for
consumption at a bona fide public eating place on the manufacturer’s licensed premises or at a bona fide
eating place contiguous to the manufacturer’s licensed premises. May conduct beer tastings under specified
conditions (Section 23357.3). Minors are allowed on the premises.

02

WINEGROWER - (Winery) Authorizes the sale of wine and brandy to any person holding a license
authorizing the sale of wine and brandy, and to consumers for consumption off the premises where sold.
Authorizes the sale of all wines and brandies, regardless of source, to consumers for consumption on the
premises in a bona fide eating place that is located on the licensed premises or on premises owned by the
licensee that are contiguous to the licensed premises and operated by and for the licensee. May possess
wine and brandy for use in the preparation of food and beverage to be consumed at the bona fide eating
place. May conduct winetastings under prescribed conditions (Section 23356.1; Rule 53). Minors are
allowed on the premises.

20

OFF SALE BEER & WINE - (Package Store) Authorizes the sale of beer and wine for consumption off
the premises where sold. Minors are allowed on the premises.

21

OFF SALE GENERAL - (Package Store) Authorizes the sale of beer, wine and distilled spirits for
consumption off the premises where sold. Minors are allowed on the premises.

23

SMALL BEER MANUFACTURER - (Brew Pub or Micro-brewery) Authorizes the same privileges and
restrictions as a Type 01. A brewpub is typically a very small brewery with a restaurant. A micro-brewery
is a small-scale brewery operation that typically is dedicated solely to the production of specialty beers,
although some do have a restaurant or pub on their manufacturing plant.

40

ON SALE BEER - (Bar, Tavern) Authorizes the sale of beer for consumption on or off the premises where
sold. No wine or distilled spirits may be on the premises. Full meals are not required; however, sandwiches
or snacks must be available. Minors are allowed on the premises.

41

ON SALE BEER & WINE ~ EATING PLACE - (Restaurant) Authorizes the sale of beer and wine for
consumption on or off the premises where sold. Distilled spirits may not be on the premises (except brandy,
rum, or liqueurs for use solely for cooking purposes). Must operate and maintain the licensed premises as a
bona fide eating place. Must maintain suitable kitchen facilities, and must make actual and substantial sales
of meals for consumption on the premises. Minors are allowed on the premises.

42

ON SALE BEER & WINE - PUBLIC PREMISES - (Bar, Tavern) Authorizes the sale of beer and wine
for consumption on or off the premises where sold. No distilled spirits may be on the premises. Minors are
not allowed to enter and remain (see Section 25663.5 for exception, musicians). Food service is not
required.

47

ON SALE GENERAL — EATING PLACE - (Restaurant) Authorizes the sale of beer, wine and distilled
spirits for consumption on the licenses premises. Authorizes the sale of beer and wine for consumption off
the licenses premises. Must operate and maintain the licensed premises as a bona fide eating place. Must
maintain suitable kitchen facilities, and must make actual and substantial sales of meals for consumption on
the premises. Minors are allowed on the premises.

438

ON SALE GENERAL - PUBLIC PREMISES - (Bar, Night Club) Authorizes the sale of beer, wine and
distilled spirits for consumption on the premises where sold. Authorizes the sale of beer and wine for
consumption off the premises where sold. Minors are not allowed to enter and remain (see Section 25663.5
for exception, musicians). Food service is not required.

49

ON SALE GENERAL - SEASONAL - Authorizes the same privileges and restrictions as provided for a
Type 47 license except it is issued for a specific season. Inclusive dates of operation are listed on the
license certificate.

ABC-616 (01-15)




DESCRIPTION

51

CLUB - Authorizes the sale of beer, wine and distilled spirits, to members and guests only, for consumption
on the premises where sold. No off-sale privileges. Food service is not required. Minors are allowed on
the premises.

52

VETERAN'’S CLUB - Authorizes the sale of beer, wine and distilled spirits, to members and guests only,
for consumption on the premises where sold. Authorizes the sale of beer and wine, to members and guest
only, for consumption off the licensed premises. Food service is not required. Minors are allowed on the
premises.

57

SPECIAL ON SALE GENERAL - Generally issued to certain organizations who cannot qualify for club
licenses. Authorizes the sale of beer, wine and distilled spirits, to members and guests only, for
consumption on the premises where sold. Authorizes the sale of beer and wine, to members and guests
only, for consumption off the licensed premises. Food service is not required. Minors are allowed on the
premises.

59

ON SALE BEER AND WINE - SEASONAL - Authorizes the same privileges as a Type 41. Issued for a
specific season. Inclusive dates of operation are listed on the license certificate.

60

ON SALE BEER - SEASONAL - Authorizes the sale of beer only for consumption on or off the premises
where sold. Issued for a specific season. Inclusive dates of operation are listed on the license certificate.
Wine or distilled spirits may not be on the premises. Minors are allowed on the premises.

61

ON SALE BEER - PUBLIC PREMISES - (Bar, Tavern) Authorizes the sale of beer only for
consumption on or off the licensed premises. Wine or distilled spirits may not be on the premises. Minors
are not allowed to enter and remain (warning signs required). Food service is not required.

67

BED AND BREAKFAST INN - Authorizes the sale of wine purchased from a licensed winegrower or
wine wholesaler only to registered guests of the establishment for consumption on the premises. No beer or
distilled spirits may be on the premises. Wine shall not be given away to guests, but the price of the wine
shall be included in the price of the overnight transient occupancy accommodation. Removal of wine from
the grounds is not permitted. Minors are allowed on the premises.

70

ON SALE GENERAL - RESTRICTIVE SERVICE - Authorizes the sale or furnishing of beer, wine and
distilled spirits for consumption on the premises to the establishment’s overnight transient occupancy guests
or their invitees. This license is normally issued to “suite-type” hotels and motels, which exercise the
license privileges for guests’ “complimentary” happy hour. Minors are allowed on the premises.

75

ON SALE GENERAL - BREWPUB - (Restaurant) Authorizes the sale of beer, wine and distilled spirits
for consumption on a bona fide eating place plus a limited amount of brewing of beer. This license does not
authorize the sale of alcoholic beverages for consumption off the premises where sold. Minors are allowed
on the premises.

80

BED AND BREAKFAST INN — GENERAL - Authorizes the sale of beer, wine and distilled spirits
purchased from a licensed wholesaler or winegrower only to registered guests of the establishment for
consumption on the premises. Alcoholic beverages shall not be given away to guests, but the price of the
alcoholic beverage shall be included in the price of the overnight transient occupancy accommodation.
Removal of alcoholic beverages from the grounds is not permitted. Minors are allowed on the premises.

86

INSTRUCTIONAL TASTING LICENSE-Issued to the holder of and premises of a Type 20 or Type 21
licensee, authorizes the tasting of alcoholic beverages as authorized to be sold from the off-sale premises, on
a limited basis. Requires physical separation from the off-sale premises while tasting is taking place and
generally requires the participation of a specifically-authorized manufacturer or wholesaler licensee.

ABC-616 (01-15)



Morris, Michele T

From: Evelyn Liebgold <evieliebgold@gmail.com>
Sent: Friday, April 01, 2016 7:19 AM

To: Morris, Michele T

Subject: Cafe Zoe

Good morning Ms. Morris.
I live in the Willows area of Menlo Park and frequent Cafe Zoe every day. I love the cafe and what Kathleen
Daly is doing. I totally support her application to serve been and wine. I encourage the city to approval her

license. Thank you!

Respectfully yours,
Evelyn Liebgold
397 Pope St.
Menlo Park 94025



Morris, Michele T

N ]
From: David Axelrod MD <daxelrod@stanford.edu>
Sent: Friday, April 01, 2016 9:42 PM
To: Morris, Michele T
Subject: Cafe Zoe Application
Attachments: PastedGraphic-2.tiff

To:

Michele T. Morris
Assistant Planner

City of Menlo Park

Tel: 650.330.6724
mtmorris@menlopark.org

Dear Ms. Morris,

| am writing to support the application for a Beer and Wine License (ABC-41) from Cafe Zoe at Menlo Station in
Menlo Park. | have been a consistent customer of the cafe for at least 7 years, and | have known Kathleen Daly as
an outstanding member of the community and a caring and compassionate friend. Kathleen has created a true
community center in the heart of the Willows. She is a consistent advocate for school kids, veterans, police and fire
departments, and individual customers. | am confident that she and the staff at Cafe Zoe will use the Beer and Wine
License wisely and operate a responsible business. | am hopeful that | can enjoy a cold beer or a glass of wine with

my wife at the Cafe soon.

Please contact me if | can provide any further information.

Regards,
David Axelrod (Menlo Park Resident for 9 years)

David Axelrod, M.D.

Attending Physician, CVICU

Medical Director, CVICU consult service

Co-director, Pediatric Cardiology Fellows’ Boot Camp
Division of Pediatric Cardiology

Lucile Packard Children's Hospital at Stanford

750 Welch Road Suite 321

Palo Alto, CA 94304

(650)723.7913

www.stanfordchildrens.org
Discover Stanford Children's on Facebook, Twitter, LinkedIn, and YouTube

+
| CONFIDENTIALITY NOTICE: This e-mail message, including any
| attachments, is for the sole use of the intended recipient(s) and

1




| may contain confidential, proprietary, and/or privileged information
| protected by law. If you are not the intended recipient, you may

| not use, copy, or distribute this e-mail message or its attachments.
| If you believe you have received this e-mail message in error,

| please contact the sender by reply e-mail and destroy all copies

| of the original message.
+




Morris, Michele T
b

From: Sara Styles <sara@sarastylesmusic.com>
Sent: Saturday, April 02, 2016 9:54 AM

To: Morris, Michele T

Subject: Cafe Zoe's liquor license application

Dear Ms. Morris,

I would like to express my support of this application. Cafe Zoe is a gem in our neighborhood, and | go there often with
my two young children. 1 would love to have a glass of wine after a long day of parenting before the walk home!

Thank you,
Sara Styles
390 O'Connor St.



Morris, Michele T

From: Bob McGrew <bmcgrew@gmail.com>
Sent: Saturday, April 02, 2016 8:31 PM

To: Morris, Michele T

Subject: beer/wine application for Cafe Zoe

I was notified that Cafe Zoe is seeking a beer and wine permit. As a resident of the Willows near Cafe Zoe, I
think this would help the cafe be even more of an asset to the community. I would certainly enjoy patronizing it,
and I don't foresee negative consequences given the owner's intention to retain the coffee house atmosphere.

Best,
Bob McGrew
202 McKendry Dr.



Morris, Michele T

From:
Sent:
To:
Subject:

Michele Morris --

Jeff Newmeyer <jeffnewmeyer@gmail.com>
Sunday, April 03, 2016 9:50 AM

Morris, Michele T

in support of beer and wine license for Cafe Zoe

I am writing in support of a beer and wine license for Cafe Zoe. This cafe is a bright spot in our local
community and is a meeting place for many citizens who live in this area, or take their children to schools in
this area, or shop or run businesses in this area. I typically visit the cafe four afternoons per week, and my wife
and I together often go there for lunch on Saturday or Sunday. I mostly read there alone, but also occasionally
chat with other customers or with people behind the bar that I know.

The ability to order a glass of wine or beer, with or without a meal, would be an added treat. The clientele is
quiet and peaceful, and except for kids who sometimes come in from the local dance studio, it is also "of
age". Kathleen Daly, the proprietor, is careful to ensure orderliness, cleanliness, and safety.

A beer and wine license, and being open for slightly longer hours, will additionally benefit the community
culture that this cafe has been a key and effective proponent of.

Jeff Newmeyer (650-325-1616)



Morris, Michele T

From: Mimi Treble Gardner <mtreble@gmail.com>
Sent: Sunday, April 03, 2016 2:48 PM

To: Morris, Michele T

Subject: Cafe Zoe

We are absolutely thrilled that Cafe Zoe is applying for a license to sell alcohol and extend their hours. They have been
such a wonderful addition to the neighborhood and their presence has strengthened our community. We fully and
enthusiastically support their application. They are a huge part of what makes the Willows such a great neighborhood
and approving their application will make our neighborhood even better.

Thank you,

Mimi Gardner

Mimi Treble Gardner
(650) 391-6933

409 Central Ave
Menlo Park, CA 94025



Morris, Michele T
L ]

From: Judy Martin <judymartin53@hotmail.com>
Sent: Sunday, April 03, 2016 4:58 PM

To: Morris, Michele T

Subject: Cafe Zoe

Hello,

| would like to send my support for our neighborhood gathering place to be licensed to serve wine and beer. Cafe Zoe is
so special here in our Willows community.

Thank you,
Judy Martin

Sent from my iPhone



Morris, Michele T

From: Marilyn Green <greenmv@aol.com>
Sent: Sunday, April 03, 2016 5:07 PM

To: Morris, Michele T

Cc: Drew McCalley

Subject: Cafe Zoe

Hello,

My husband and | live at 430 Central directly behind La Hacienda Market. We have no problem with Cafe Zoe's plans to
serve beer and wine. Thank you!

Marilyn Green
Drew McCalley

Sent from my iPad



Morris, Michele T

From: Carol Cruikshank <carolcruik@icloud.com>
Sent: Sunday, April 03, 2016 5:58 PM

To: Morris, Michele T

Subject: Cafe Zoe Beer and Wine license

Hello,

I am very much in support of Cafe Zoe selling beer and wine. They have been a much loved part of our community,
providing a gracious space for the neighborhood.

They have also proven themselves to be responsive to the needs of the community. They are the first to step up when
needs arise. | love to stop in for a coffee, a short walk from my home, where | can frequently find someone | know. My
grandchildren love the play area they have created for children.

I have often thought that it would be a wonderful place to go for a glass of wine in the evening, a place where | could
find other locals without having to drive and find parking places.

~Carol



Morris, Michele T

o B
From: Brian Gilmer <bgilmerl@yahoo.com>
Sent: Sunday, April 03, 2016 7:.01 PM
To: Morris, Michele T
Subject: Cafe Zoe

| just wanted to say that as a long time resident of the Willows | support Cafe Zoe and their application to see beer and
wine that will be consumes on the premises. Cafe Zoe is a welcome and valued part of our community and | do not see
their selling of beer and wine to augment their food services as a problem.

Best Regards,

Brian Gilmer
507 O'Keefe Street
Menlo Park, CA 94025



Morris, Miche_li T

I ——
From: rebecca bloom <rebeccabloomé67@gmail.com>
Sent: Sunday, April 03, 2016 7:16 PM
To: Morris, Michele T
Subject: Re: Cafe Zoe
Dear Ms. Morris,

I've lived in the Willows for 16 years, and I am a huge supporter of our Menalto Corners businesses. With
Kathleen Daly at Cafe Zoe as the anchor, this area has added so much to our community. Kathleen is a leader,
tone-setter, supporter of local causes and all-around wonderful person.

I'm very excited by the prospect of extended hours and the service of beer and wine at Cafe Zoe. Now this
neighborhood institution will bring even more of our community together. Please count myself and my
husband, Jeff, as categorically in favor of this great step. And please don't hesitate to contact me if you have any

questions.

All the best,
Rebecca Bloom

320 Lexington Drive
650-520-6199



Morris, Michele T
I

From: David Jones <davidlawjones@gmail.com>
Sent: Monday, April 04, 2016 8:48 AM

To: Morris, Michele T

Subject: Cafe Zoe Beer & Wine License Application
Hi, Michelle.

I live on Oak Court and am writing to support Cafe Zoe’s beer & wine license application. I’ve known Kathleen
for many years, and am pleased for us in the local community to have a successful, thriving cafe in the
neighborhood. It’s helping the surrounding businesses, and it’s a wonderful addition to the neighborhood. Their
ability to serve beer and wine will be great for customers having meals or afternoon/early evening meetings

there.

The only potential downside is noise late in the evenings affecting local residents, so I am sure there will be a
reasonable closing time requirement for a neighborhood establishment (9 or 10pm, I would imagine). I do not
believe parking will be an issue, as during the day people can park in the available parking spots or in the large
parking lot by La Hacienda (which I believe is owned by the building owner of all of those businesses and
available for customers of all businesses), and there is ample street parking for any overflow. And, at night,
many of the businesses close at/around 6pm (flower shop, hair salon, cleaners), so the cafe customers can use

those business parking spaces.

| hope the application is approved for the benefit of the neighborhood and Menlo Park residents!

Thanks!

DJ

David Jones | davidlawjones@gmail.com | +1.650.678.2208
465 Oak Court, Menlo Park, CA 94025




Morris, Michele T

From: Rogers, Thomas H

Sent: Monday, April 04, 2016 12:21 PM

To: Morris, Michele T

Cc: Malathong, Vanh

Subject: FW: [Sent to Planning ]Support for Cafe Zoe application 4/18/16

From: Clem [mailto:clemolony@gmail.com]

Sent: Monday, April 04, 2016 12:20 PM
To: PlanningDept
Subject: [Sent to Planning JSupport for Cafe Zoe application 4/18/16

Dear Planning Commissioners,

I support the Cafe Zoe application to be allowed to sell beer and wine as part of their restaurant operations. The cafe is
a community asset in the Willows neighborhood and is lovingly and responsibly run. The neighbors whom | talked with
feel very comfortable that there will be no problems with adding this use to their operations.

Thank you,

Clem Molony, 1966 Menalto Ave, Menlo Park, 650-333-3886



Morris, Michele T
m

From: chris@spainthepark.com

Sent: Monday, April 04, 2016 3:22 PM

To: Morris, Michele T

Subject: Public Hearing April 18 @ 7PM; Use Permit for KZ Marketing Group LLC
Attachments: CafeZoe.Class41.Support.Ltr.pdf

Dear Michele,

Please find attached a letter in support of the City to allow
KZ Marketing their requested Use Permit. We will not be
able

to appear Monday night but wanted to formally express
our

support.

P.S. - Hard copy original sent in US Mail.

Thank you,

Chris Mascarin
Director
Spa in the Park

103 Gilbert Ave. | Menlo Park, CA 94025
Spa: (650) 326-3442 | Cell (707) 439-1252

www.SpainthePark.com

- ()



RECEIVED

APR O 7 ni2

a
p | CITY OF MENLO pARK
BUILDING

April 4, 2016

Ms. Michele Morris R F = =
Assistant Planner | m@ E EVL&: 3
Department of Community Development

701 Laurel Street EELO0T 23

Menlo Park, CA 94025
CITY OF MENLD PARK

Re: Use Permit of KZ Marketing Group LLC dba Café Zoe BUILDING

Request for an ABC Class 41 License
Public Hearing April 18, 2016 at 7:00pm

Dear Ms. Morris,

As the long standing owner and operator of Spa in the Park, an adjacent
business to Café Zoe, | wanted to submit this letter in support of their request
for a new use permit. We have no reservations of City to allow Café Zoe to

own and operate business with an ABC Class 41 license.

Thank you for your time.

Warm Regards,

X res ) nrcans
Chris Mascarin

Owner
Spa in the Park

cc: mtmorris@menlopark.org

103 Gilbert Avenue
Menlo Park, CA 94025
(650) 326-3442

SnainthePark com



Morris, Michele T

From: Devra C. Moehler <dmoehler@asc.upenn.edu>
Sent: Tuesday, April 05, 2016 9:05 AM

To: Morris, Michele T

Subject: Cafe Zoe

| am writing in support of Cafe Zoe in their application for a beer and wine license and longer hours. They are a
wonderful resource for our community, and a great place for neighbors to gather and meet other neighbors. | strongly
support their plans for strengthening their business so they can continue to enrich our community for years to come.

Devra Moehler
399 Pope Street



Morris, Michele T

From: Susan Austin <susangaustin@mac.com>
Sent: Tuesday, April 05, 2016 9:13 AM

To: Morris, Michele T

Subject: Cafe Zoé

| live in the Willows and love Cafe Zoé. Zoe's is a great neighborhood gathering place and would be that much more so if
neighbors were able to meet there over a glass of wine in the evening. Please support their application for a license to

sell wine & beer!

Susan Austin
403 O'Keefe St
MP
650-322-7937

Sent from my iPhone



Morris, Michele T

I |
From: Michael Perez <michael_p_perez@yahoo.com>
Sent: Tuesday, April 05, 2016 4:57 PM
To: Morris, Michele T
Subject: Café Zoé's Beer and Wine Application

Dear Ms. Morris,

As a 15 year resident of the Willows neighborhood, | am pleased to convey my wholehearted support for Café
Zoé's application for a Beer and Wine License (ABC-41) to the Menlo Park Planning Commission. As a direct result
of Café Zoé's presence in my neighborhood, | have made many friends and met many neighbors that | otherwise
would have not. | believe strongly in Kathleen Daly's wisdom when it comes to creating activities and services that
foster a tremendous sense of community and have no reservation whatsoever as she as she attempts to create

more.

As a result of what Kathleen has built in our neighborhood, there is frankly NO OTHER neighborhood in Menlo Park
in which | would wish to live, so | hope you will approve her application speedily.

Best regards,
Michael Perez
200 Elm Street



Morris, Michele T

From: kate <zkate318@aol.com>

Sent: Wednesday, April 06, 2016 4:27 PM
To: Morris, Michele T

Subject: cafe zoe

Hi Mr. Morris:

I'd like to voice my strong support for allowing Cafe Zoe to be able to serve wine and beer, and for extending their hours

of operation.
They have been a tremendous asset to the Willows community, really the heart of the community | Kathleen has really

given herself
to helping the VA clients and school children, which is so entirely admirable. | can’t think of one good reason that this

request should not be granted. | think it will further the camaraderie in the neighborhood.

Thank you.

kate zablocki
318 Laurel Avenue



Morris, Michele T

From: Sylvie <sylvie.stefant@gmail.com>
Sent: Monday, April 11, 2016 1:42 PM
To: Morris, Michele T

Subject: Cafe Zoe

Dear Mrs Morris,

I just wanted to send an email to you in support of Cafe Zoe's application for her beer and wine licence. Asa
Willows resident, I have always enjoyed the coffeeshop ever since its opening and now we are very much
looking forward to see her expand her business to include beer and wine. I have also always admired Kathleen
for her commitment to the community and her incredible dedication to her business. I hope my email can help
her through the approval process. Let me know if there is anything else I can do to help.

Kind Regards,
Sylvie



Morris, Michele T

From: Steve Schmidt <menloparksteve@gmail.com>
Sent: Monday, April 11, 2016 5:05 PM

To: _Planning Commission

Subject: Fwd: Beer & Wine on Menalto

Planning Commissioners:

I support Kathleen Daly's application for a Beer & Wine permit at Cafe Zoe.

Expanding the use and hours of business will add pedestrian traffic and security to our little commercial center
which now rolls up when La Hacienda closes at 8pm.

Her business has been magnet for social interaction in the Willows.

I have confidence that the positive influence of Cafe Zoe in the neighborhood will grow with this change in her
business model.

Thanks for your consideration.

Steve Schmidt
330 Central



Morris, Michele T

From: Kathryn Todd <kathrynt@gmail.com>
Sent: Tuesday, April 12, 2016 1:01 PM

To: Morris, Michele T

Subject: Cafe Zoe Beer and Wine License
Dear Michele,

I'm writing to express my strong support for Cafe Zoe's ABC-41 Beer and Wine License application. I feel
lucky to live a just a few doors down from Cafe Zoe. The cafe is such a positive addition to our neighborhood -
they host community events, forums for local political candidates, and provide a warm and friendly gathering
place for neighbors. I'm delighted that they will be expanding their hours, and know that they will be good
custodians of the responsibility that a Beer and Wine License requires.

-Kathryn Todd



March 31, 2016
Dear Café Community,

We are thrilled to announce that we will be presenting our application for a
Beer and Wine License (ABC-41) to the Menlo Park Planning Commission
on Monday, April 18, 2016 at 7:00PM. We believe the ability to serve beer and
wine on our menu will be a great addition to the café.

This addition means we will extend our operating hours. Our plan requests
permission to be open Wednesday ~ Saturday evening, Our intention is not to
become a bar, but rather have the ability to offer our of-age patrons a glass of
wine or beer with their meal.

With that said, this is an opportunity for you as a part of our café community
to voice your thoughts to the city in regards to our proposal. We invite you to
write a letter or email to the city planner who is working on our application.
You are also welcome to sign the petition that is posted at the café. Please send
your correspondence to: E )
Michele T. Morris

Assistant Planner ;
City of Menlo Park APR 0 7 2018
Tel: 650.330.6724 CITY OF MENLO PARK

mtmorris@menlopark.org

PH\NN'NG

Please do not hesitate to reach out to us as well in regards to any questions you
may have about writing a letter/email or the proposal in general, We aim to be
as transparent as possible. We are optimistic that this acquisition will benefit
the community culture that Café Zoé strives for.

Sincerely,

V———

Kathleen Daly & Zoé
KZ Marketing Group LLC dba Cafe Zoé
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| am over 21 years of age and am signing this document in support of Cafe Zoe's application
to the City of Menlo Park for a Beer and Wine License
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I am over 21 years of age and am signing this document in support of Cafe Zoe's application
to the City of Menlo Park for a Beer and Wine License
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{ am over 21 years of age and am signing this document in support of Cafe Zoe's application
to the City of Menlo Park for a Beer and Wine License
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I am over 21 years of age and am signing this document in support of Cafe Zoe's application
to the City of Menlo Park for a Beer and Wine Llcense
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I am over 21 years of age and am signing this document in support of Cafe Zoe's application

to the City of Menlo Park for a Beer and Wine License
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I am over 21 years of age and am signing this document in support of Cafe Zoe's application
to the City of Menlo Park for a Beer and Wine License
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Community Development

STAFF REPORT

Planning Commission

Meeting Date: 4/18/2015
mOIF\ILO PARK 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

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



Staff Report #: 16-028-PC

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 facade 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 facade 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 fagade 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.

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



Staff Report #: 16-028-PC

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

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



1110 Marsh Road — Attachment A: Recommended Actions

LOCATION: 1110 Marsh | PROJECT NUMBER: APPLICANT: Lauren OWNER: Bohannon
Road PLN2016-00109 Van Sickle Trust Partnership, LP

REQUEST: 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 to the existing convenience store at an
existing gas station. This project is located in the C-4 (General Commercial) zoning district.

DECISION ENTITY: Planning DATE: April 18, 2016 ACTION: TBD
Commission

VOTE: TBD (Combs, Ferrick, Goodhue, Kadvany, Kahle, Onken, Strehl)

ACTION:

1. Make a finding that the project is categorically exempt under Class 1 (Section 15301, “Existing
Facilities™) of the current California Environmental Quality Act (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. Adopt the following findings, as per Section 16.68.020 of the Zoning Ordinance, pertaining to
architectural control approval:

a. The general appearance of the structure is in keeping with the character of the neighborhood.
b. The development will not be detrimental to the harmonious and orderly growth of the City.

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

d. The development provides adequate parking as required in all applicable City Ordinances
and has made adequate provisions for access to such parking.

e. The property is not within any Specific Plan area, and as such no finding regarding
consistency is required to be made.

4. Approve the use permit and architectural control subject to the following standard conditions:

a. Development of the project shall be substantially in conformance with the plans prepared by
MI Architects Incorporated consisting of seven plan sheets, dated received April 8, 2016, and
approved by the Planning Commission on April 18, 2016, except as modified by the
conditions contained herein, subject to review and approval of the Planning Division.

b. 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.

c. 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.

d. 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
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1110 Marsh Road — Attachment A: Recommended Actions

LOCATION: 1110 Marsh | PROJECT NUMBER: APPLICANT: Lauren
Road PLN2016-00109 Van Sickle

OWNER: Bohannon
Trust Partnership, LP

REQUEST: 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 to the existing convenience store at an
existing gas station. This project is located in the C-4 (General Commercial) zoning district.

DECISION ENTITY: Planning
Commission

DATE: April 18, 2016 ACTION: TBD

VOTE: TBD (Combs, Ferrick, Goodhue, Kadvany, Kahle, Onken, Strehl)

ACTION:

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 any damaged and
significantly worn sections of frontage improvements. The plans shall be submitted for review
and approval of the Engineering Division.

@ PAGE: 2 of 2
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I\‘ll M1 Architects, Inc. A caiifornia corporation

Arcﬁttect.s ARCHITECTURE . PLANNING . MANAGEMENT . DESIGN
2221 OLYMPIC BLV D, SUITE 100, WALNUT CREEK, CALIFORNIA 94595

Muthana Ibrahim
Architect
President

Telephone :
(925) 287-1174

Facsimile:
(925) 943-1581

Cell:
(925) 878-9875

Email:
muthana@miarchitect.com

WRITTEN DESCRIPTION FOR:

Convenience Store Conversion and Remodeling
1110 Marsh Road & Scott Drive
Menlo Park, CA

On behalf of our Client Van Development, Inc. we are submitting the Use Permit and Architectural
Control Application for the above referenced gas station. The project scope of work includes
remodeling the existing convenience store. Convert one service bay to a convenience store. The
conversion includes replacing overhead door with aluminum storefront. Replace the single entry
door with double entry doors. The fuel canopy and fuel system are to remain. The following items

to be

ITEMS TO BE SOLD AT THIS FACILITY: The gas station will sell gasoline, the Food
Mart will sell pre-packaged food items, sundry items, some automobile accessories (i.e.-
air fresheners, cell phone accessories, anti-freeze, motor oil, etc.) self-service beverages,
fresh and/or pre-packaged pastries & can and/or bottles of soda, water & sports/energy
drinks. There will be NO cooking or preparing of food or beverages. There will be NO
alcohol sale in this facility.

EMPLOYEE: The gas station employees are (2) employees per shift. There will be (3)
shifts per day (5) days per week. On the weekend, there will be (1) employee for (2)
shifts and (2) employees for (1) shift. The service bay employees are (2) employee, (1)
shift, (5) days per week.

HOURS OF OPERATION: The proposed hours of operation for both the Gas Station and
Food Mart will be: 24 hrs. / Day, 7 days a week, 365 days per year.

FUEL DELIVERY: The fuel delivery truck will make deliveries 7 times / week.

If you have any questions please don't hesitate to give me a call. | can be reached at
(925) 287-1174 x1.

Sincerely,
uttbana Vnatin

Architect, President
M | Architects, Inc.
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Community Development

STAFF REPORT

Planning Commission

Meeting Date: 4/18/2016
K&OIF\ILO PARK 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
(ElI Camino Real/Downtown Specific Plan) zoning district, at 1400 EI 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 EI Camino Real in a north to south orientation, the subject property is located on the northeast
corner of EI Camino Real and Glenwood Avenue, at 1400 El Camino Real, in the SP-ECR/D (ElI 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 EI 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 EI Camino Real and
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Staff Report #: 16-029-PC

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 detalil
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 EI 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 fagade modulation insets. The project also complies with the 38-foot facade
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 fagade along the EI 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 EI 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:

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

e 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 ElI Camino Real.
The upper level wall on the north elevation near the street corner would angle out in space to
visually acknowledge the street.

e 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.

e 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

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



Staff Report #: 16-029-PC

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 facade. 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 ElI 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 EI 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 fagade’s recesses and offsets.

A stronger vertical emphasis is incorporated on the EI Camino Real elevation where the pop-out on this
facade 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 EI Camino Real and
Glenwood Avenue intersection, the building corners would feature large corner windows with floor-to-
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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 EI Camino Real facade, where high windows
would be integrated with hallway’s corner bay to moderate the verticality and give the overall fagade 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 facade, 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 fagade.

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 fagade 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:

e Incorporated more variation in the building’s materials and design palette, including the addition of
metal panel cladding and enhanced window treatment;

e 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;

e 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,

e Added vertical architectural details added along the EI Camino Real fagade 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 fagcades, 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 6l1), which is a mitigation of the Specific Plan
Environmental Impact Report (EIR), and public sidewalks along both EI 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 ElI 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 6¢). With the proposed frontage improvements, the existing crosswalks on
Glenwood Avenue and ElI Camino Real would be re-aligned slightly to be more perpendicular to the street
corners.

The Specific Plan clearly specifies the EI 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 EI Camino Real as a Class Il bike lane/minimum Class Il 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 EI 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 EI 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 EI 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 EI 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 EI 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 EI 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
guality 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 | 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 Commercial
Units Square Footage
Existing 0 1,932 sq.ft.*
Proposed 0 33,657 sq.ft.
Net Change 0 +31,725 sq.ft.
% of Maximum Allowable 0% +6.7%
Development 0 70

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

Recommended Actions

Location Map

Data Table

Project Plans

Project Description Letter, Outline of Exterior Revisions in Response to Planning Commission’s
Feedback, and BMR Proposal

Specific Plan Standards and Guidelines Compliance Worksheet

Arborist Reports by Ralph Osterling Consultants, Inc., dated June 18, 2015 and November 18, 2015
Excerpt Minutes from November 16, 2015 Planning Commission Meeting

Draft Minutes from November 4, 2015 Housing Commission Meeting

Below Market Rate (BMR) Housing In Lieu Fee Agreement

Specific Plan Program EIR Conformance Checklist

Mitigation Monitoring and Reporting Program (MMRP)
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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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1400 El Camino Real — Attachment A: Recommended Actions

LOCATION: PROJECT NUMBER: APPLICANT: OWNER:
1400 El Camino Real PLN2015-00056 Pollock Realty Pollock 1400 ECR LLC
Corporation

REQUEST: Request for architectural control and use permit approval 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
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.

DECISION ENTITY: Planning DATE: April 18, 2016 ACTION: TBD
Commission

VOTE: TBD (Combs, Ferrick, Goodhue, Kadvany, Kahle, Onken, Strehl)

ACTION:

1. Make findings with regard to the California Environmental Quality Act (CEQA) that the proposal is
within the scope of the project covered by the El Camino Real/Downtown Specific Plan Program EIR,
which was certified on June 5, 2012. Specifically, make findings that:

a. A checklist has been prepared detailing that no new effects could occur and no new
mitigation measures would be required (Attachment K).

b. Relevant mitigation measures have been incorporated into the project through the Mitigation
Monitoring and Reporting Program (Attachment L), which is approved as part of this finding.

c. Upon completion of project improvements, the Specific Plan Maximum Allowable
Development will be adjusted by 31,725 square feet of non-residential uses, accounting for
the project's net share of the Plan's overall projected development and associated impacts.

2. Adopt the following findings, as per Section 16.68.020 of the Zoning Ordinance, pertaining to
architectural control approval:

a. The general appearance of the structure is in keeping with the character of the neighborhood.
b. The development will not be detrimental to the harmonious and orderly growth of the City.

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

d. The development provides adequate parking as required in all applicable City Ordinances
and has made adequate provisions for access to such parking.

e. The development is consistent with the El Camino Real/Downtown Specific Plan, as verified
in detail in the Standards and Guidelines Compliance Worksheet (Attachment F).

3. 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
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LOCATION: PROJECT NUMBER: APPLICANT: OWNER:
1400 El Camino Real PLN2015-00056 Pollock Realty Pollock 1400 ECR LLC
Corporation

REQUEST: Request for architectural control and use permit approval 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
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.

DECISION ENTITY: Planning DATE: April 18, 2016 ACTION: TBD
Commission

VOTE: TBD (Combs, Ferrick, Goodhue, Kadvany, Kahle, Onken, Strehl)

ACTION:

not be detrimental to property and improvements in the neighborhood or the general welfare of the
City.

4. Approve the Below Market Rate Housing In Lieu Fee Agreement. (Attachment J).
5. Approve the architectural control and use permit subject to the following standard conditions:

a. Development of the project shall be substantially in conformance with the plans prepared by
Hornberger + Worstell, consisting of 60 plan sheets, dated received on April 8, 2016, and
approved by the Planning Commission on April 18, 2016, except as modified by the
conditions contained herein, subject to review and approval of the Planning Division.

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

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

d. All public right-of-way improvements, including frontage improvements and the dedication of
easements and public right-of-way, shall be completed to the satisfaction of the Engineering
Division.

e. Prior to commencing any work within the right-of-way or public easements, the applicant shall
obtain an encroachment permit from the appropriate reviewing jurisdiction.

f.  Prior to building permit issuance, applicant shall coordinate with California Water Company to
confirm the existing water mains meet the domestic and fire flow requirements of the project.
If the existing water main is not sufficient as determined by California Water Company,
applicant may, as part of the project, be required to construct and install new water mains
sufficient to meet such requirements.
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LOCATION: PROJECT NUMBER: APPLICANT: OWNER:
1400 EI Camino Real PLN2015-00056 Pollock Realty Pollock 1400 ECR LLC
Corporation

REQUEST: Request for architectural control and use permit approval 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
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.

DECISION ENTITY: Planning DATE: April 18, 2016 ACTION: TBD
Commission

VOTE: TBD (Combs, Ferrick, Goodhue, Kadvany, Kahle, Onken, Strehl)

ACTION:

g. Prior to building permit issuance, applicant shall coordinate with West Bay Sanitary District to
confirm the existing sanitary sewer mains have sufficient capacity for the project. If the
existing sanitary sewer main is not sufficient as determined by West Bay Sanitary District,

applicant may, as part of the project, be required to construct and install new sanitary sewer
mains sufficient to meet such requirements.

h. 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 the
review and approval of the Engineering Division.

i.  Simultaneous with the submittal of a complete building permit application, the applicant shalll
submit a plan for: 1) construction safety fences around the periphery of the construction area,
2) dust control, 3) air pollution control, 4) erosion and sedimentation control, 5) tree protection
fencing, and 6) construction vehicle parking. The plans shall be subject to review and
approval by the Building, Engineering, and Planning Divisions prior to issuance of a building
permit. The fences and erosion and sedimentation control measures shall be installed
according to the approved plan prior to commencing construction.

j.  Simultaneous with the submittal of a complete building permit application, the applicant
shall submit a draft “Stormwater Treatment Measures Operations and Maintenance (O&M)
Agreement” with the City subject to review and approval by the Engineering Division. 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. The applicant shall enter into and record a Stormwater Treatment
Measures Operations and Maintenance Agreement prior to building permit final inspection.

k. Simultaneous with the submittal of a complete building permit application, the applicant
shall submit plans that comply with the C.3 requirements of the Municipal Regional Permit
(MRP) NPDES Permit CAS 612008, subject to review and approval of the Engineering
Division. The project has been determined by the Engineering Division to qualify for
Special Project status in which case the project shall be designed to meet all C.3
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LOCATION: PROJECT NUMBER: APPLICANT: OWNER:
1400 El Camino Real PLN2015-00056 Pollock Realty Pollock 1400 ECR LLC
Corporation

REQUEST: Request for architectural control and use permit approval 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
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.

DECISION ENTITY: Planning DATE: April 18, 2016 ACTION: TBD
Commission

VOTE: TBD (Combs, Ferrick, Goodhue, Kadvany, Kahle, Onken, Strehl)

ACTION:

requirements applicable to a Special Project. All on-site storm runoff treatment measures
shall comply with Section C.10 of the Municipal Regional Permit for Stormwater with
regards to trash capture.

l. 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 issuance of a building permit.

m. Simultaneous with the submittal of a complete building permit application, the applicant shall
provide documentation indicating the amount of irrigated landscaping. If the project proposes
more than 500 square feet of irrigated landscaping, it is subject to the City's Water Efficient
Landscaping Ordinance (Municipal Code Chapter 12.44). Submittal of a detailed landscape
plan would be required concurrently with the submittal of a complete building permit
application.

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

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

p. 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.
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1400 El Camino Real — Attachment A: Recommended Actions

LOCATION: PROJECT NUMBER: APPLICANT: OWNER:
1400 El Camino Real PLN2015-00056 Pollock Realty Pollock 1400 ECR LLC
Corporation

REQUEST: Request for architectural control and use permit approval 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
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.

DECISION ENTITY: Planning DATE: April 18, 2016 ACTION: TBD
Commission

VOTE: TBD (Combs, Ferrick, Goodhue, Kadvany, Kahle, Onken, Strehl)

ACTION:

g. Prior to issuance of building permit, the applicant shall pay the applicable Building
Construction Street Impact Fee in effect at the time of payment. The current fee is calculated
by multiplying the valuation of the construction by 0.0058.

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

s. If construction is not complete by the start of the wet season (October 1 through April 30),
the applicant shall implement a winterization program to minimize the potential for erosion
and sedimentation. As appropriate to the site and status of construction, winterization
requirements shall include inspecting/maintaining/cleaning all soil erosion and
sedimentation controls prior to, during, and immediately after each storm event; stabilizing
disturbed soils through temporary or permanent seeding, mulching, matting, tarping or
other physical means; rocking unpaved vehicle access to limit dispersion of much onto
public right-of-way; and covering/tarping stored construction materials, fuels, and other
chemicals. Plans to include proposed measures to prevent erosion and polluted runoff
from all site conditions shall be submitted for review and approval of the Engineering
Division prior to beginning construction.

t. The applicant shall retain a civil engineer to prepare "as-built" or "record" drawings of
public improvements, and the drawings shall be submitted in AutoCAD and Adobe PDF
formats to the Engineering Division.

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

6. Approve the architectural control and use permit subject to the following project-specific conditions:

a. The applicant shall address all Mitigation Monitoring and Reporting Program (MMRP)
requirements as specified in the MMRP (Attachment L). Failure to meet these requirements
may result in delays to the building permit issuance, stop work orders during construction,
and/or fines.
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1400 El Camino Real — Attachment A: Recommended Actions

LOCATION: PROJECT NUMBER: APPLICANT: OWNER:
1400 El Camino Real PLN2015-00056 Pollock Realty Pollock 1400 ECR LLC
Corporation

REQUEST: Request for architectural control and use permit approval to construct a 61-room hotel
consisting of four stories and an underground parking level in the SP-ECR/D (EI 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
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.

DECISION ENTITY: Planning DATE: April 18, 2016 ACTION: TBD
Commission

VOTE: TBD (Combs, Ferrick, Goodhue, Kadvany, Kahle, Onken, Strehl)

ACTION:

b. Simultaneous with the submittal of a complete building permit application, the applicant shall
submit an updated LEED Checklist, subject to review and approval of the Planning Division.
The Checklist shall be prepared by a LEED Accredited Professional (LEED AP). The LEED
AP should submit a cover letter stating their qualifications, and confirm that they have
prepared the Checklist and that the information presented is accurate. Confirmation that the
project conceptually achieves LEED Silver certification shall be required before issuance of
the building permit. Prior to final inspection of the building permit or as early as the project
can be certified by the United States Green Building Council, the project shall submit
verification that the development has achieved final LEED Silver certification.

c. Simultaneous with the submittal of a complete building permit application, the applicant shall
submit a draft Public Access Easement (PAE) along the property frontage to accommodate
the full 15-foot wide sidewalk along El Camino Real and the full 5-6” wide sidewalk along
Glenwood Avenue, as measured from the back of street curb. Said PAE dedication shall be
subject to review and approval of the Engineering and Transportation Divisions, and shall be
accepted by the City Council and recorded with the San Mateo County Recorder’s Office
prior to building permit final inspection.

d. Simultaneous with the submittal of a complete building permit applicant, the applicant shall
submit a draft dedication of right-of-way to the City of Menlo Park at the southeast corner of
the property to accommodate the proposed westbound right-turn lane on Glenwood Avenue,
subject to review and approval of the Engineering Division. Said dedication shall be accepted
by City Council and recorded prior to building permit final inspection.

e. Prior to issuance of building permit, the lot merger shall be recorded with the San Mateo
County Recorder's Office.

f.  Prior to issuance of the building permit, the owner/applicant shall submit design to
demonstrate the proposed shoring tie-back system does not adversely affect any existing or
future utilities, to the satisfaction of the City Engineer. Prior to issuance of the building permit,
the owner/applicant shall enter into a Tie-Back Agreement with the City for the tie-backs
encroaching and remaining into the right of way associated with the project in a form
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1400 El Camino Real — Attachment A: Recommended Actions

LOCATION: PROJECT NUMBER: APPLICANT: OWNER:
1400 EI Camino Real PLN2015-00056 Pollock Realty Pollock 1400 ECR LLC
Corporation

REQUEST: Request for architectural control and use permit approval 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
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.

DECISION ENTITY: Planning DATE: April 18, 2016 ACTION: TBD
Commission

VOTE: TBD (Combs, Ferrick, Goodhue, Kadvany, Kahle, Onken, Strehl)

ACTION:

approved by the City Attorney, which agreement shall be recorded and shall be binding on
future owners of the property.

g. Priorto issuance of the building permit, the applicant shall install reference
elevation/benchmarks to monitor ground movement in the vicinity of the shoring system at the
current centerline of Glenwood Avenue adjacent to the property before, during and after
excavations. The benchmarks shall be surveyed by a licensed surveyor and tied to an
existing city monument or benchmark. The benchmarks shall be monitored for horizontal and
vertical displacement of Glenwood Avenue improvements.

h. Prior to issuance of building permit, the applicant shall pay the commercial linkage fee of
approximately $268,076.25 in accordance with the Below Market Rate (BMR) In Lieu Fee
Agreement. The BMR fee rate is subject to change annually on July 1 and the final fee will be
calculated at the time of fee payment.

i.  Prior to issuance of building permit, the applicant shall submit the El Camino Real/Downtown
Specific Plan Preparation Fee, which is established at $1.13/square foot for all net new
development. For the subject proposal, the fee is estimated at $35,849.25 ($1.13 x 31,725
net new square feet).

j.  Prior to issuance of building permit, the applicant shall submit all relevant transportation
impact fees (TIF), subject to review and approval of the Transportation Division. Such fees
include:

i. The TIF is estimated to be $111,857.53. This was calculated by multiplying the fee of
$1,833.73 per hotel room by 61 rooms. The project will receive credit against this TIF
amount for the construction of the westbound right-turn lane on Glenwood Avenue.
Please note this fee is updated annually on July 1st based on the Engineering News
Record Bay Area Construction Cost Index. Fees are due before a building permit is
issued.

ii. The City has adopted a Supplemental Transportation Impact Fee for the
infrastructure required as part of the Downtown Specific Plan. The fee is calculated at
$379.40 per PM peak hour vehicle trip. The proposed project is estimated to
generate 37 PM peak hour trips, so the supplemental TIF is estimated to be
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1400 El Camino Real — Attachment A: Recommended Actions

LOCATION: PROJECT NUMBER: APPLICANT: OWNER:
1400 El Camino Real PLN2015-00056 Pollock Realty Pollock 1400 ECR LLC
Corporation

REQUEST: Request for architectural control and use permit approval 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
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.

DECISION ENTITY: Planning DATE: April 18, 2016 ACTION: TBD
Commission

VOTE: TBD (Combs, Ferrick, Goodhue, Kadvany, Kahle, Onken, Strehl)

ACTION:

$14,037.80. Payment is due before a building permit is issued and the supplemental
TIF will be updated annually on July 1st along with the TIF.

k. Simultaneous with the submittal of a complete building permit application, the applicant shall
submit landscape plans showing revised tree species for the two new street trees along El
Camino Real, subject to review and approval of the City Arborist.

I Simultaneous with the submittal of a complete building permit application, the applicant shall
prepare detailed construction plans for the construction of a westbound right-turn lane on
Glenwood Avenue at the intersection of EI Camino Real, subject to review and approval of
the Public Works Director. Prior to the issuance of a building permit, the applicant shall obtain
approval from the Public Works Director for the improvement construction plans and shall
provide a bond for improvements in the amount equal to the estimated construction cost for
the intersection improvements plus a 30 percent contingency. Complete plans shall include
all necessary requirements to construct the improvements in the public right-of-way, including
grading and drainage improvements, utility relocations, traffic signal relocations/modifications,
tree protection requirements, and signage and striping modifications. The plans shall be
subject to review and approval of the Public Works Director prior to submittal to Caltrans.

The applicant shall complete and submit an application for Caltrans encroachment permit
within 30 days of receiving City approval of the plans. The applicant shall commence the
construction of the improvements within 90 days of receiving approval from Caltrans and any
other applicable agencies, and shall diligently prosecute such construction until it is
completed. The improvements must be completed prior to final inspection of the building
permit.

If Caltrans does not approve the proposed intersection improvements within 12 months of the
effective date of the architectural control and use permit approvali, and the applicant
demonstrates that it has worked diligently to pursue Caltrans approval to the satisfaction of
the Public Works Director, then the applicant 1) shall re-design and construct interim frontage
improvements that install landscaping within the proposed westbound right-turn lane area to
the satisfaction of the Public Works Director prior to issuance of certificate of occupancy and
2) shall continue to diligently pursue Caltrans approval for the intersection improvements for a
period of 4 years from the date of occupancy. If the applicant continues to work diligently to
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1400 El Camino Real — Attachment A: Recommended Actions

LOCATION: PROJECT NUMBER: APPLICANT: OWNER:
1400 El Camino Real PLN2015-00056 Pollock Realty Pollock 1400 ECR LLC
Corporation

REQUEST: Request for architectural control and use permit approval 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
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.

DECISION ENTITY: Planning DATE: April 18, 2016 ACTION: TBD
Commission

VOTE: TBD (Combs, Ferrick, Goodhue, Kadvany, Kahle, Onken, Strehl)

ACTION:

the satisfaction of the Public Works Director, but has not yet obtained approval to construct
the improvement, then the applicant shall be relieved of responsibility to construct the
improvement and the bond shall be released by the City after the applicant submits funds
equal to the bid construction cost plus 30 percent contingency to the City. The City may use
the funds to construct such improvements if and when approved by Caltrans or for other
transportation improvements, including, but not limited to, bicycle, pedestrian, and transit
improvements and TDM programs throughout the City with priority given to the Specific Plan
area. Construction of this improvement, or in the case that Caltrans does not approve the
intersection improvement, payment of funds equal to the bid construction cost plus 30
percent contingency to the City, by the applicant shall count as a future credit toward
payment of the Transportation Impact Fee (TIF) pursuant to the TIF Ordinance that would
otherwise be payable by the applicant.

7. Approve the architectural control and use permit subject to the following ongoing, project-
specific conditions:

a. Any citation or notification of violation by the California Department of Alcoholic Beverage
Control or other agency having responsibility to assure public health and safety for the sale of
alcoholic beverages will be grounds for considering revocation of the use permit.

b. Use of the plaza courtyard for outdoor events and live entertainment shall be restricted to no
later than 10:00 p.m. daily.

c. No outdoor sound amplification shall be directed towards the adjacent residences.

d. The proposed exercise room shall remain unenclosed, and no loudspeakers may be used in
this area.

e. Should the overflow parking arrangement to use the parking spaces at 585 Glenwood
Avenue be cancelled, the applicant shall submit a revised plan to provide for overflow
parking, for review and approval by the Planning and Transportation Divisions. The City may
impose limitations and/or a prohibition on large events should the applicant fail to prepare a
revised plan that adequately addresses parking needs.
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1400 El Camino Real — Attachment C: Data Table

PROPOSED EXISTING ZONING
PROJECT DEVELOPMENT' ORDINANCE
Lot area 22,486 st 22,489 sf n/a__sf min.
Setbacks
Front 12.0 ft. n/a_ft. 10-20  ft. min.-max.
Rear 11.5 ft. n/a_ft. 10 ft. min.
Side (left) 19.3 ft n/a ft 10 (upper ft. min.-max.
floors
only)-25
Side (corner) 19.9 ft. n/a ft. 10-20  ft. min.-max.

Density 0 du 0 du 20 du max.

0 du/acre 0 du/acre 40 du/acre max.

FAR (Floor Area Ratio) 33,657 sf 1,932 sf 33,729 sf max.

149.7 % 86 % 150 % max.

Open Space 8,393 sf n/a sf 6,745.8 sf min.

373 % % 30.0 % min.

Building height 48.0 ft. n/a_ft. 48.0 ft. max.

Parking

Hotel 75 spaces n/a Up to 77 spaces

(1.23 spaces per room)3 (1.25 spaces per room)

'Based on most recent gas station use, which was demolished in December 2013. The site

is currently vacant.

®Net lot area after public right-of-way dedication of approximately 3 square feet.

*The Transportation Manager has determined that the proposed parking rate of 1.23 spaces

per guest room would accommodate the parking demand generated by the proposed

project.

Trees Heritage trees 0 | Non-Heritage trees* 7 | New Trees 7
Heritage trees proposed 0 Non-Heritage trees 6 Total Number 8
for removal proposed for removal of Trees
*Includes one tree on the adjacent property to the left and two street trees along El Camino

Real.
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CTY OF NENLO PARK.
ZOWG ORONAKCE, FECTVE AME 2014:
DEFINTIONS, SECRON 16.04.125 — “GROSS ALOGR AREA" /
a () “GROSS FLOOR AREA" APPLEES T0 AL ZONNG DSTRCTS GEMRATORS, KOT T0 DICEED 15 OF THE WAXMN .
EXCEPT THE SHRE-TAULY RESDENTIAL ARD R-2 20006 ALOWED GROSS FLOCR AREA OF THE LOT. S
A0 VENKS THE S OF THE HORZONTAL OXTLUSON APPLES T0 EQUPVENT UTLIZED FOR B pF B
AREAS OF AL FLODRS W THE SLRROLNDNG SOLD CPERATKN OF THE BULDMG SYSENS AKD DOCS
WALLS OF A BULDING COVERED BY A ROOF MEASURED TO HOT APPLY TO EQUIPMENT UTLZED N CONNECTON
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THEREDF SUBECT K HE CLARFICATIONS N SUBSECTIONS {3} AL AREAS DEVOTED 0 COVERED PARKING 4D
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(6) GROSS FLOGR AREA INCLUES M FOLLOWSG FEATURES CRACE PARKHG STRICTRES, MO ABVE GRALE
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(€} cRuSS FLOGR AREA FOLLORNG FEATIRES SUBSECTONS {A) HROUGH (C) OF THS SECTON
5 OF A BULDNG THAT VEET THE CRTERA OF SBSECRON ¥6.4.375, HE FREWUSLY DETERMNED GROSS FLOGR
{ AREA SHALL B HE "GROSS FLOCR AREA” FOR PURPOSES.
- OF THS SECTON 160005, AW MERETORE ARE
(1} EAS OF A BULDNG CR BALDNGS THAT MFE CONSOERD COWORMNG. SECTON 1630110 PROMIES A
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n 2055 FLOOR_ AREA CALCULATION ALLOWD CROSS FLOR AREA OF T LOT. 10 AREA OF AN EXSTNG BULDRG OR BURDIGS IS GREATER
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mmu:&uﬁmm‘mu
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LAYOUT NOTES

1. CONFORM WORK TO REQUIREMENTS OF LATEST ADOPTED
EDITION OF GALIFORNIA BUILDING CODE AND APPLICABLE LOCAL
NOSVATE WDES. PLANS, SPECIFICATIONS. ORDINANCES AND
GULATIONS.

2. PRIOR TO BEGINNING WORK, BECOME FAMILAR wrm EXISTING
CONDITION!

CONTRACTOR WILL BE HELD RESPONSIBLE FOR HIS OWN DAMAGE

3. UPON BEING AWARDED CONTRACT, MAKE NECESSARY
uwwuazms TD INSURE THAT MATERIALS, SUPPLIES, ANO

AVARABLE WHEN NEEDED TO CONSTRUCT
THS PROECT IN AN ORDERLY AND TIMELY FASHION,

4.D0 NOT BEGIN WORK UNTIL CONTRACTOR'S "CONSTRUCTION
SET WWNNARECWMD HAVE REQUIRED PUBLIC
AGENCY APPROV)

. VERIFY PROPERTY LINES AND LIMITS OF WORK PRIOR TO
ING WORK,

8. REFER FOR
INFORMATION.

7. OBTAIN NECESSARY PERMITS AND PAY FOR RELATED
INSPECTION FEES REQUIRED TO INSTALL WORK.

8 WRITTEN DIMENSIONS TAKE PRECEDENCE OVER SCALING OF
DRAWINGS. DO NOT SCALE FROM REDUCED DRAWING SHEETS.
REFERENCE TO NORTH REFERS TO TRUE NORTH.

9. TAKE ALL AR TO

LINE, WORK LINE, FACEOFWIDNQFA(EOFWALL GRID LINE
OR CENTERLINE. DIMENSIONS ARE TO THE FACE OF WALLS
UNLESS INDICATED OTHERWISE.

10. UNLESS OTHERWISE NOTED, ALL ANGLES TO BE 90 DEGREES
AND ALL LINES OF PAVING AND FENCING TO BE PARALLEL,

MAINTAIN HORIZONTAL ALIGNMENT OF ADJACENT ELEMENTS AS
NOTED PER DRAWINGS,

11. HOLD TOPS OF WALLS AND FENCES LEVEL UNLESS NOTED
OTHERWISE.

12. WHERE NOT SHOWN ON LANDSCAPE DRAWINGS, SEE

13. NOTES AND DETAILS ON SPECIFIC DRAWINGS TAKE PREDENCE
(OVER GENERAL NOTES AND TYPICAL DETALS.

14. WHERE CONFUICTS OCCUR BETWEEN DRAWINGS AND ACTUAL
FIELD CONDITIONS, NOTIFY GWNER'S AUTHORIZED
Y FOR CLAF

FAILURE TO
PROVIDE NOTIFICATION MAY HOLD CONTRACTOR LIABLE FOR
COSTS INCURRED TO RECTIFY PROBLEM, IF REQUIRED.

|5 PRmYO INSTALLING PAVNG. REFERTOTHE

GE OTECHNICAL REPORT'S REGOMMMTIONSAM) INFORMATION
NOTED IN THE PAVING SCHEDULE.

18, DO NOT INSTALL ANY WORK ON STRUCTURE PRIOR TO REVIEW
OF WATERPROOFING BY ARCHITECT.

17. ALL CONCRETE SLABS, RAMP OR STEP FOOTINGS SHALL BE
DOWELED INTO ABUTTING WALLS. FOUNDATIONS AND FOOTINGS
USING BARS OF THE SAME SIZE AND SPACING, UNLESS
OTHERWISE NOTED, SEE JOINTING DETAKS. SEE
DETAILS FOR ALL IMBEDS INTO

DETAKS,

18. DO NOT WILLFULLY PROCEED WITH CONSTRUCTION
OPERATIONS WHEN IT IS OBVIOUS THAT
UCTIONS AND GRADE DIFFERENCES EXIST THAT MAY NOT
HAVE BEEN KNOWN DURING THE DESIGN PROCESS. BRING THESE
Y TOAT

OWNER'S
ATION. ASSUME FULL
mmmmmwmwm
DUE TO LACK

19. BE RESPONSIBLE FOROOORDNA“NGWON(WIWDWNER
owre

mmm PUBLIC Aneucresm PROJECT
DESK;N CONSULTANTS.

20. ENSURE THAT ROUGH GRADE HAS BEEN ACCEPTED BY OWNER
PRIOR TO BEGINNING WORK.

21, ENSURE THAT FINE GRADES HAVE BEEN ES’TARISDED
CORRECTLY AND APPROVED BY OWNER'S AUTHORIZE!
REPRESENTATIVE PRIOR TO BEGINNING NARDSCAPE

23, ENSURE THAT CONTRACTOR-INSTALLED UNDERGROUND

ELEMENTS SUCH AS DRAINUINES, IRRIGATION MAINLINES AND

LATERALS, ELECTRICAL CONDUIT, SLEEVES, ETC. ARE IN PLACE,
AGENCY

A\LAND PUBLIC
PRIOR TO INSTALLATION OF HARDSCAPE WORK.

24. PAVING MOCK-UPS SHALL BE REQUIRED ON THIS PROJECT -
REFER TO PAVING SCHEDULE AND SPECIFICATIONS FOR
ADDITIONAL INFORMATION.

25. ENSURE THAT GURVED EDGES SUCH AS WALKWAVS.
HEADERBOARD AND MOWSTRIPS MO0
CONTIN

28, NOTIFY OWNER'S AUTHORIZED REPRESENTATIVE WITH

CONTRACTOR BEING BACKCHARGED FOR OWNER'S AUTHORIZED
REPRESENTATIVE'S TME.

27 REFER TO CIVIL ENGINEER'S DRAWINGS FOR PRECISE
GRADING, 3

28. PROVIDE ISOLATION JOINTS WHEN PAVING ABUTS VERTICAL
EDGES SUCH AS WALLS, STEPS, CURBS, AND COLUMNS.

GRADING NOTES

1

PROPERTY LINES, uﬂmoswmvuvs cmas»oo\m:ws
EXISTING TREES, ETC.. REFER TO THE CIVIL DRAWINGS,

CCONDITIONS PRIOR TO BEGINNING OF WORK.

Pl WITH
ARCHITEGTURAL DRAWINGS FOR DRAINAGE AT
smmwmmowm

. CONFIRM PROPOBED GRADES AND NOTIFY OWNER'S
REPRESENTATIVE OF ANY UNACCEPTABLE
GONDITIONS PRIOR TO BEGINNING OF WORK.

4. GRADIENTS ARE CONTINUOUS UNLESS GTHERWISE NOTED.

5. PROVIOE THE FOLLOWING GRADE DROPS FROM PAVING FINISH
SURFACE TO FINISH GRADE:
A TURF AREAS - 11
8. GROUNDCOVER/SHRUB AREAS 2
6. MINIMUM AL OWABLE BLOPE PERCENTAGES:
A PAVED AREAS - 1% (J° PER FOOT)
B. PLANTING AREAS - 2% {I" PER FOOT)

7. MINIMUM ALLOWABLE GRADE DROPS:
A RNISH FLOOR TO GRADE - 6°
8. PROVIOE CLEANOUTS AT DIRECTIONAL CHANGES
INTERVALS EXCEPT WNEN LDCAT‘EDLNDERPAVNG AREM
9. ENSURE 7 ABOVE FINISH
GRADE [N PLANTING AREAS AND FLUSH IN HARDSCAPE
ENSURE THAT. TO VIEW FOR PROPER

10. BUR NEED TO BE T0
ORAINLINE SYSTEMS, EITHER AT GRADE OR ON STRUCTURE.
CCOORDINATE PER ARCHITECTURE AND CiVIL DRAWINGS.

11 MAXIMUM ALLOWABLE SLOPE IN TURF - 25%

12. KEEP CATCH BASINS A MIN. oszctzmoﬂzlx!sw
, WALLS, WALKS ET(

|: msmmmmmm NATURAL RUNOFF OF

14. GRADUALLY ROUNO OFF TOPS AND TOES OF ALL PLANTED
A SMOOTH

TRANSITION BETWEEN RELATIVELY LEVEL AREAS AND SLOPES.

CONSTRUCTION LEGEND

SITE GRADING AND DRAINAGE
SYMBOL MATERIAL AND SYMBOL INFORMATION OETAL
PROPOSED SLOPE IRECTION
PROPOSED GRADE BREAK.
T | ALIGN WITH PAVING JOINTS PER PLAN
e ALIGN
AN . PROPOSED SPOT ELEVATION
\_( .25 EXISTING SPOT ELEVATION
@ LAYOUT START POINT
PO ® 'PLANTER DRAIN ON STRUCTURE
aw BACK OF WALK
FFE FINISH FLOOR ELEVATION
Fa FINISH GRADE
e HIGH POIN'
PA PLANTING AREA
0 PLANTER DRAIN
TS TOP OF STAIRS
BOTTOM OF BTAIRS
™ TOP OF WALL
TC TOP OF CURE
SAD. SEE ARCHITECTURAL DRAWINGS
SCD. SEE CIVIL DRAWINGS
85D, SEE STRUCTURAL DRAWINGS
SED. SEE ELECTRICAL DRAWINGS
8MD. SEE MECHANICAL DRAWINGS
LD.00 LANDSCAPE NOTES AND LEGEND
L1.01 LANOSCAPE LA
(1.02 LANGSCAPE MATERIALS FLAN
L2.01 LANOSCAPE
L2.02 NOT USED
12,03 DETALS - PAVING AND DRAINAGE
L2.04 DETALS - WALLS

Menlo Park Hotel
Menlo Park, California
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STORMWATER BIOASTENTION < - —~———
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FRECAST !
AL HT,

woounmumw,mw@-
COLDA

PAINT FACE OF OMU WALL, COLDA TED

AVERTINE FOUNTAIN KIT BY -
mmmwu

AND HEANTH W/RREFUACE SYSTEM
BY EKLOR FLAMES
CORTEN PLAKTER BY
MANTEGNONS, 267 HT.
- ~ STORM DAAN CATCH
L4 AR ALD,

L) CAST--PLACE CONCRETE

PLANTER, 5" HT,
~ RECESSEO WALL LIGHTS, 24° HT.
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PLANTERWORX, 167 HT.
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" RN,

CORTIN PLANTER BV
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INTERIOR SIDE: WOQD
SCREEN TO mw
EXTERIOR S1

80 PRIVACY WALL, sAn e
WOOD SCREEN, S.AD

7 ABOVE
NS H GRADE

4 CLP. TOPPING SLAB ON
STRUCTURAL SLAB

S F
T 'WATERPROOANG, BY OTHERS
8
§g * STRUCTURAL SLAB W/
ﬁ% RECESS ATPLANTER,
T 55D,
DRAINAGE THROUGH
SLAB, T8,
*
- ( : ) SECTION AT TREE PLANTER
R
S
OVERHEAD STRUCTURE, SAD — BT woo0 anp g}
N, METAL BENCH \\
Oy, N,
BUILT-I WOOD AND mumnwﬁ " Lo waLL STSTEM BY

e ) \\\

CORTEN STEEL —

07 CML PRIVACY
/ WAL BEYOND, S.AD.

CMUWALL FINSH TBO ~— Fo8e

THAVERTINE FOUNTAN —f=

WITH BASN MO |
RECIRCLILATION PUMP
L

MORTAR-STAGKED TUMBLED ——f
LEDGE STONE, SEE SPECS.

T PRECAST CONCRETE PLANTERS BEYOND
STONE MULCK, TBD — :

WOOO DECKING
[ALT: 0.1, CONCRETE
W/ INTEGRAL COLOR}

P—— MORTAR SET TILE PAVING
,

g rs
" e STRUCTURALSLAB, $.8.0

TOP OF BASIN 11"

DIAINAGE THROUGH SLAB TBD

|
E

( : )EOU!TAIN SECTION
=1 T

G FENCE.SAD

\ \

\

VATION

F"—T"} LIVING WALL AND WATER WALL
S

Hornberger

Menio Park Hotel
Menlo Park, California
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NOTES:
1. SEE MATERIALS PLAN
2.5.5.0. FOR PLANTER WALL ATTACHMENT TO
STRUCTURAL SLAB.

3. EXTEND WATERPROOFING U|
TERMINATE DRAIN MAT AT QUSIDE FACE
OF PLANTER WALLS,

5 &

5 51

FOR PLANTER WALL HEIGHTS.

INDER PLANTER WALLS.

CONCRETE PLANTER WALL W/
177" RADAIS, BOTH SIDES, TYP

TERMINATION BAR W/ SEALANT

DRAINAGE MAT W/ INTEGRAL
[ Fmn FABRIC, SEE SPECS.

| WATERPROOFING, SAD.

lo | ¥4 REBAR 17" O.C. EACH WAY

[T ———prosmwen

- 5.8.0. FOR WALL CONNECTION

T 4" B PVC PIPE, CUT IN HALF, 247
0.C. FOR DRAINAGE THROUGH

WALLS, WRAP PIPE IN FILTER

Y=t o FABRIC. SECURE W/ S CLAMPS e tamtrerntasm
l \— CONCRETE PAVING LANDSCAPE DETALS -
R~ §.0.0. FOR DRANY MAT R
LWATERPROOFING
- EXPANSION JOINT
PLANTER DRAIN
RAISED CONCRETE PLANTER WALL
( ) NTS - SECTION 12,04

Menlo Park Hotel
Menlo Park, California
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bl ISOMETRIC MOUNTING
P — VEW ANCHORS
( E ) REMOVABLE BOLLARD - MORANO 600 BY HESS m TRIO BIKE RACK BY FORMS+SURFACES ( E ) PRECAST CONCRETE PLANTER
SECTION =1 SECTION \/ " =1-0 SECTION 4T = 107 C
4 WOOD SLATS - CMUWALL -
1 X 4° PAINTED & GALVANIZED z Py I BETWEEN PANELS, TYP /
FLAT BAR BRACKET W/ WELDED - 1 RV oA
JonTS M o)
. . e \ Ot = TH
g PLANTER WALL u | n - RT3 N R APPLEATIN
) . stee. s wetn Topost Bk omci, PATTERN T80 /A — -
3 FASTER STERL PANEL N A foONERE — =
1 - | PRECAST CONCRETE
< \TED STAMLESS PLANTER, SEE FLAN | e re—
X d . STEEL PANEL BY BOK MODERN W1 ey e e sy e
T4 478 U-CHANNEL EDGE, CUT TO FIT Ay
s AL Y A e ere. CORE DRILL N 3 X3 STEEL TUBE, FINISH TBO T o FARESIGEA PN w—
P e %\4 H '\ CONCRETE PAVING .-I :mnouas :":.-.._:‘ﬂ-ﬁ‘:',-_u--
T T CONCRETE PAVING Ve [
= ) concnereravno () L e
T f— STRUCTURAL SLAB, 5.5.0. e e oz ] FURNISHINGS
sLA8 ANO 1~ STRUCTURAL SLAB AND — IRRIGATION
ATERBROOE NGISAD, WATERPROOFING, BA.D. PLANTER DRAW,
evn SEE PLAN FORLOCATION
ﬁ WALL-MOUNTED WOOD BENCH PERFORATED METAL FENCE m GRAVEL PLANTER BED
' =10 SECTION Wz =T U =10 SECTION L2.05

4

FRAME,1* X 1°
STEEL SQUARE
TueE

SLATS, 1" X"
STEEL BAR

SLATS, I X i

STEEL BAR
@ CORTEN STEEL
PLANTER BY

P

1" X 4" STEEL

NOTE PAINT STEEL
TRELLIS BLACK, SEE
SPECS.

VARIES, SEE MATERIALS PLAN
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LETTeN
( : ) TREE EMITTER LAYOUT

ela)

L

2 COR Ared e LomeaD VIE W UK
T MARY FUTURE IO,

H L
( : ) WALL MOUNT CONTROLLER ( ) TRENCHING AND INSTALLATION

= LABNEED 1072960 FOP-UP OPELATION BEACATON
~ reemionADe.

( : ) EMITTER LINE POP-UP OPERATION INDICATOR

TRENCHING AND INSTALLATION

Menlo Park Hotel
Menlo Park, California
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PLANTING NOTES

1. REFER TO PLANTING DETALS PLANTING

2. CONSULT WITH SITE

ND
muwrmmummmemwwnmmm PPES onsmucmnss
¥ PROPER VERIFICATION NOT PERFORMED.

3. DO NOT WILLFULLY PROCEED WITH PLANTING

OPERATIONS g
THAT MAY ROT RAVE BEEN KNOWN DURING THE
DESKGN PROCESS. sﬂmenesscnnmsmmvmmEAﬂsnw«oﬁnﬁm
AUTHORIZED REPRESENTATIVE FOR RESOLUTION. ASSUME FULL RESPONSIBALITY FOR COSTS.
INCURRED DUE TO LACK OF PROVIDING SUCH NOTIFICATION.

4. COORDINATE OTHER CONTRAGTOR'S WORK RELATED TO PROPER EXECUTION OF CONTRACTOR'S
WORX.

5. OBTAIN APPROVAL OF FINAL GRADE FROM LANTING
OPERATIONS THAT CERTIFIES THAT ROUGH GRADES ARE WITHIN 1/10TH OF AN INCH FROM SPECIFIED
GRADES. BUTEMYFMSHMELEVAWSWW mmsﬂmmsm
ELEVATIONS RELATIVE TO THE FINISM PAVING, UTILITY

€. EXISTING SITE SOIL MAY BE USED IN ON-GRADE PLANTING AR!
mummunﬁmmwma 3
GRADES, INDICATE SOURCE LOCATION. ENSURE
Mrlmrmmu‘AmnWMﬂmnmﬂummmmmm ELEMENTS
THAT MIGHT INHIBIT OR RETARD NORMAL PLANT GROWTH. SUBMIT SOAL TEST RESULTS OF IMPORT
30U TO FOR APPROVAL PRIOR TO DELIVERING SOWL TO SITE.

7. SUBMI

T
REPRESENTATIVE FOR APPROVAL. mEEsoFAmsPEaasmnvmmEvaE
MATCHING FORM,

EAS, HOWEVER. IT MAY NEED TO BE
SOU BE

8. PLANT MATERIAL MUST BE APPROVED BY OWNER'S AUTHORIZED REPRESENTATIVE PRIOR TO
INSTALLATION. PLANT MATERIAL INSTAL
APPROVAL MAY BE SUBJECT TO REMOVAL AND REPLACEMENT WITH RELATED COSTS BORNE BY
CONTRACTOR.

9. FINAL LOCATIONS OF PLANT MATERIALS ARE SUBJECT TO APPROVAL OF THE OWNER'S AUTHORIZED
REPRESENTATIVE PRIOR TO INSTALLATION. PERFORM THE FOLLOWING BEFORE BEGINNING PLANTING
PrrExuVA'nou

A SHRUBS - INAL®

8 TREES - sTAKEORMcENTERPo'NToFmEE

C. CONTAINER POTS - LOCATE POTS PRIOR TO PLANTING.

10. NOTIFY OWNER'S ™ AREQUIRED
SITE VISIT, REFER FOR vIST TASKS
AND TIMES. TIME MAY
REQUIRE THE SITE VISIT YO BE CANCELED, OR POSSIBLY, MAKE CONTRACTOR RESPONSIBLE TO
CCOMPENSATE OWNER'S AUTHORIZED REPRESENTATIVE FOR OVERTIME,

11. FURNISH PLANT MATERIAL FREE OF PESTS, POOR CONDITION, DR DISEASE. INCLUDING
PRE{ELECTENTWMMATEM

12 AFTER FINE GRADING OPERATIONS HAVE BEEN COMPLETED ANO PRIOR TO BEGINNING SOIL.
PREPARATION, TAKE A MINIMUM OF (3) HORTICULTURAL SOIL BAMPLES WHERE SOIL CONDITIONS OR
PLANT TYPES VARY, LE. TURF, SHRUB, SLOPES, ETC. SOA BAMPLES ARE TO BE COLLECTED AND
TESTED 8Y A QUALIFIED SOIL TESTING LABORATORY (CURRENT MEMBER OF THE CALIFORNIA
Assocuﬂouosmﬂm’rumuns)mn A WRITTEN REPORT PREPARED WHICH INCLUDES
ERTILIZATION, PLANTING BACKFILL MIXES ANO
MAINTENANCE. WAMOFMWTNWEMWWAM
n:senscmmmvnsnsvsseumwummwzmmammm
SO REPORT. HOWEVER. ONLY UPON RECEIPT OF WRITTEN CHANGE ORDER

13, IF CONFLICTS ARISE ACTUAL SIZE OF PLANTING AREAS ON-SITE AND THOSE AREAS

INDICATED ON DRAWINGS. CONTACT OWNER'S AUTHORIZED REPRESENTATIVE FOR RESOLUTION.

FALURE TO MAKE SUCH CONFLICTS KNOWN TO REPRESENTATIVE i A TIMELY
RESULT IN OWN LABILITY TO RELOCATE PLANT MATERIALS.

14. ENSURE THAT TURF AREAS ARE WITH
SPECFIED EDGING - REFER TO DRAWINGS,

15. TRIANGULAR SPACE . UNLESS oN
DRAWINGS - REFER TO PLANTING DETALS.

18. MAMWAMMaAMM.MEstmMDmMM)
INSTALL
STAKING AND GUYING (IF ANY) OPERATIONS - mmmm‘mennm

17. EXCAVATE PLANT PITS TO SPECIFIED DIMENSIONS PER PLANTING DETALS.

18. DO NOT PLANT TREES CLOSER THAN 4-FEET TO FIXED EDGE SUCH AS SIDEWALKS AND WALLS

UNLESS INDICATED ON DRAWINGS.

19. mmwrmwmmmsﬂrmmemwwmmm
SET 1" ABOVE FINISH GRADE.

20. INSTALL PLANT MATERIAL WITH ITS BEST SIDE FACING PREDOMINATE VIEW OF PUBLIC.

21, PROVIDE THE REQUIRED SETBACKS BETWEEN TREES AND ELEMENTS SUCH AS UTILITIES, LE. GAS,
ELECTRIC, SEWER, WATER AND RELATED VAL TS, STREETLIGHTS, FIRE HYDRANTS, AND SIGNAGE

2. REPLACE OR REPAIR EXISTING MATERIALS THAT ARE DAMAGED BY CONTRACTOR DURING
PLANTING OPERATIONS.

23. VERIFY PROPERTY LINES PRIOR TO GOMMENCING PLANTING OPERATIONS,

24. REFER TO CITY AND COUNTY STANDARDS FOR STANDARD LANDSCAPE PLANS AND
SPECFICATIONS, WHERE APPLICABLE.

25. KEEP TURF Z CLEAR OF TREE TRUNKS. APPLY WOOD MULCH IN THIS BUFFER ZONE.

28, LANDSCAPE WARRANTY PERIOD: ONE ANTING AND oF
ACCEPTANCE OF PLANTING AFTER FINAL INPECTION WALKTHROUGH.
RRIGATION NOTE;

ALL PLANTING AREAS TO BE IRRIGATED BY A FULLY AUTOMATIC, WEATHER BASED SYSTEM. ZONE
ﬂmuwus:nevzmveums:nwoﬂmmlmnﬁouna&mwmmu
FACTORS. MM«G TH

WITH A ANO CLEAN.
SYSTEM WILL BE HARD PIPED [COPPER) THROUGH THE BULDINGS ANO PIPED WITH PVC IN THE
UNES, . MASTER VALVE, AND FILTER WILL BE LOCATED iN
A MECHANICAL ROOM. zouivn.vs,swu.semummvmum«nmmmm
'0 SERVICE INDIVIDUAL 20NES.

TREE INVENTORY
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ARCHTECTURAL BACKGROUND
(TN LkE)
new worx
(HEAYY LINE)
MATCHUME DR PROPERTY LNE

(DETAR. SROLAR)
INDICATES DIRECTION OF CUTTING
PLANE

LETTER NDICATES SECTION
(NO. INDICATES DETAL)
T # WERE

DUCT SECTION, NEGATIVE
PRESSURE

ROUND DUCT SECTION

DUCT PENETRATION THRU FLOOR
OR ROOF

PIRE /SMOKE DAMPER (== =
HORIZ DUCT, ~~4 = VERT DUCT),
2-HR RATED, UGN

VOLUME DAMPER

FIRE DAMPER (- = HORTZ
DUCT. ——@ = VERT DUCT), 2-}
RATED, UON

9" ELBOW, R/D OR R/W=1.5

SQUARE CORNER ELBOW WITH
TURNING VANES

50° TAKE-OFF OR TEE
90 COMCAL TAKE-OFF

43 LATERAL TAKE-OFF
Thusesiion om REDUCER (P01
FLAT ON TOP. FOB =~ FLAT 0N
BOTIoN)

wE FTING

90" RECTANGULAR TAKE-OFF Wi
45 TarER

90" DIVERGNG RECTANGULAR TEE.
ETHER RADIS OR TURKING VANES

FLEXSLE DUCT
ROUND DUCT IVDICATOR

SEMFRAL NOTFS — WECHAMICAL
1. REFERENCE TO RELATED WORK: "REF" DENO;
WORK COVERED ELSEWHERE (ARCHITECTURAL, STRUCTURAL, GIVIL.

QODES: COMPLETE INSTALLATION OF THE WECHANCAL SYSTEM
SHALL BE PER THE APPLCABLE BULDING, MECHANICAL, ENERGY,
PLUMBMG. FIRE, AND HEALTH CODES AND REGULATIONS AS
ADOPTED BY THE LOCAL AR

PREPARE AND SUBMIT FOR REVIEW A SH0P DRAWNG BASED ON
FNAL STRUCTURAL SHOP DRAWNGS FOR LOCATING AND ROUTING
ALL DUCTWORK, DAMPERS, E 3 3

A CODRONATE FLOGR AND BEAM PENETRATIONS WTH

B. COORDINATE FINAL LOCATION AND ROUTIMG WH CERING,
UGHTS, WALLS, FIRE SPRINKLER PNG, AND OTHER

C. INCLUDE ADDITIONAL OFFSETS, ELBOWS, ROUTING,
EQUVALENT DUCT SIZHG EXCHANGE. RELOCATING, ETC. AS
RECURED FOR A COMPLETE CPERATWG LECHAMCAL

©. PROVDE SHOP DRAWNCS AT NO ADOTIONAL COST TO THE

ACCESS DOORS: COORDINATE WITH ARCHITECT AND LOCATE ALL

ACCESS DOCRS ON SHOP DRAWINGS PRIOR TO BEGINMING OF

CONSTRUCTION. ACCESS DOORS IN FIRE RATED STRUCTURE
BooNG.

5. RATED PENETRATION: DUCT PENETRATIONS THROUGH RATED
SHALL BE FIRE /SNOKE DAMPERED PER THE LATEST

EDITION OF THE UNDERWRITER'S { ABORATORES(UL) FIRE
RESSTANGE WTH HOURLY RATNGS FOR THROUGH-PENETRATION
FRE STOPS SYSTEM OR SHALL BE WSTALLED M
STRICT ANCE WTH THE MAMUFACTURER'S UL LISTHGS
(34 OR EQUIVALENT). DETERMME REQUREMENTS

(TRACTOR PRIOR 10 BID,

8. DHAUST SPECKIC FANS SHALL

OUTDOORS WITH A WMUM 3 CLEARANCE BETWEEN VENT

OUNLETS ANO 10

VENT OUTLETS AND MECHAMCAL AR INTAXES.

7. ROOF PENETRATIONS: SEE ARCHITECTURAL DRAWNGS FOR ROOF
CAP. ROOF CURB, ROOF DRAM, AND VIR DETALS.

& DXPOSID FIPWG: PROVIDE CHROME PLATING FOR EXPOSED
PIPNG I FINISHED ROOMS.

9. PENETRATIONS: PROVDE ESCUTCHEON PLATES FOR DXPOSED
PIFING PENCTHATIONS AND SHEET METAL FLASHING FOR
EXPOSED DUCTWORX PENETRATIONS.

10. SHAPT AND PLENUM CONMECTIONS: SEAL CONNECTIONS TO AR
SHAFTS ARTIGHT PROWDE ARTIGHT SEAL ARCUND
PENETRATIONS IN AR PLENUMS.

11. UGHT FIXTURE CLEARANCE: COORDINATE LOCATIONS OF
MECHANICAL WORK TO PROVDE CLEARANCES OVER LGHTING
FOXTURES FOR REMOVAL AMD REPUACEMENT.

MOTORS: COMPLY WTH ENERGY CODE ENFORGED BY AMJ FOR
MNBAM FTYCIENCIES UNDER PUXL LOAD,

8

1 PG COORDINATE WITH STRUCTURAL FOR EXACT LOCATION OF
ALL STRUCTURAL FRAMING AND FOOTIHGS ANO FINAUZE THE
EXACT ROUTING OF ALL PIPES WITH STRUCTURAL AND AT THE
SITE PRIOR AND DURING THE CONSTRUCTION.

2. DUCTWORK: LOCATE AMD COORDINATE THE EXACT LOCATION OF
DUCTWORK WITH STRUCTURAL ™

EQUIPMENT. COORDINATE WITH FRAVING CONTRACTOR TO ASSURE
JOIST SPACES LNE UP WHEN DUCTWORK MUST PASS THROUCH
OFFERENT JOST SPACES.

3. ADWSTWENTS: AL EQUIPMENT, MOTORS. FANS GAS BURMCRS.
KGMITION DEWCES. DRIVES, ETC. SHALL BE ADWSTED AND
BALANCED TO OPERATE AT SPECFIED RATMGS AS REGUIRED

FOR THIS PROJECT SITE AMD ACCOUNTING FOR

ABOVE SEA LEvEL.

APPROVALS: MECHAMICAL ANO PLUMBING EQUIPMENT SHALL BE

APPROVED FOR INSTALLATION IN THE PROECT LOCATION AND

SHALL HAVE AL CERTIFICATIONS  ANO RATINGS TO MEET ALL
SHAL

0 SULL WELiE ML COSTS

REQUIRED TO MEET THESE REQUIREMENTS N HIS BID.

INSULATION A BING HOTES

1. ENERGY CODE: AS A WNDIUM, COMPLY WITH THICKNESSES AND
TYPES USTED i EMENGY CODE ENFORCED BY MMl

2. REFER TO PROKCT MANUAL FOR INSULATION RECUIREMENTS.

SUEET METAL NOTES

1. REFERENCE: SWACNA HVAC DUCT CONSTRUCTION STANDARDS.
WETAL AN FLEXBLE, CURRENT EDITION.

2. CLEARANGE:  COORDINATE DUCTWORK WITH WISCELLANEOUS
OBSTRUCTIONS 4 CELING SPACE.

3. ROUMD FLEOWS AND OFFSETS:  FULL RADWS (R/D = 1.3),
S ECE, SEGUHTED O STAWED,  RETER 70 SeAiA
HVACDCS FIG 2-7, 3-3. 0Q WOT USE ANGLED OFFSET (TYPE.
1). MITERED OFFSET {TYPE 2) MAY BE USED UP TO 30 DEGREE
ROUND TEES AND LATERALS: COMCAL TEE PER SMACNA
HVACDCS FIG 3-5; DO NOT USE STRAKGHT TEE: DO NOT USE

COMCAL SADOLE TAP FOR EXPOSED

SPACES, 90-DEGREE TEE WTH OVAL T ROUND TAP. LATERAL,
M0 {5~DECKEE RICTANGULAR LEAD—# PER SWAGHA HVACDCS
G 34,

ARECTANGULAR ELBOWS AMD OFFSETS: FULL RADIS WHERE
SPACE PERMITS, R/W = 1.5, OTHERWSE USE SOUARE CORNER
ELBOW WITH TURNING VANES.

s TAHCULAR DIVDED FLOW FITINGS:  USE GENERALLY, EXCEPT

RECT)
BRANCHES TO TERMNALS: SMACNA HVACOCS FIG 2-5.
TURNING VANES: H.EP. MANUFACTURER

SAGHA HVACDCS G 2-8.

9. FLEXBLE CONMECTIONS: PROVIDE AT EACH DUCT CONNECTION
TO FANS. PACKAGED HVAC EQUIPMENT, EXTERNALLY ISOLATED
AR HANDUNG UNITS, FAN COR UNITS, AND SMILAR EQUIMENT

»

~

e

DUCTWORK: DUCTWORX SHALL BE SMOOTH SHEET METAL
(QLASS~1), UMLESS OTHERWSE NOTED ON THE PLANS.
TO PLANS SHOWNG WHERE WRE FLEX DUCT MAY

BE WSTALLED. DUCTWORX THROUGH FIRE RATED STRUCTURE
STERL. s

SESMC: PROVOC SDSMC RESTRAINTS SOR MECHAMCAL
ECUPUENT, PIPING, AND DUCTWORK PER SMAGNA AND LOCAL
REGULATIONS.

FLTER GLEARANCE: PROVOE ADEQUATE CLEARANCE FOR
CHANGNG AR FLTERS.

FIRE RATIGS: RATED FLOOR/CEIUNG JONT SPACES HAVING
DUCTWORK

TVELY, THE
EXIAUST ROUTED INSOE A RATED SHAFT
To PROTECT THE CERING/ROGF RATING PER THE LOCAL

FRESTOP: PPE, DUCT AND CONDUIT PENETRATIONS THROUGH
RATED ASSEMBUES SHALL BE FIRE AN SMOKE STOPPED PER

AN VOLUME
DAMPER FOR EACH Y, RETURN, OSA AND EXHAUST
CPENING. LOCATED AS FAR UPSTREAM AS POSSIALE FROM THE
A UAWUAL VOLUME DAMPER FOR BRANCH
MANS SERVING MORE THAR. . DAMPERS B
RON— COUNG SHALL HAVE A CONTROL_ARM

ARGATECT. NOTE: WTHN THE LMITS.
SHALL BE PROVIGED WTH 0B0'S I LIEU OF
DAMPERS ABOVE.

TEST AHD BALANCE WORK SHALL BE PERFORVED BY AN

IT TEST AND BALANCE AGENCY PROVOE (3) COPES
OF TEST AND GALANCE REPORT TO OWNIR.
HOTE: AR BALANCE REPORTS ARE HOT REQURED N RESIOENTIAL
UNITS.

BERNG HOTES

DISASSEMELY PROVSIONS:  PROVIOE UMONS OR FLANGES AT
PIPING CONNECTIONS TO EQUIPMENT. CORLS, TRAPS, CONTROL.
VALVES, AND OTHER COMPONENTS 0 ALLOW DISASSEMBLY FOR

REDUCERS:  PROVDE AS REQURED FROM LINE PE SIZE 10
EQUIPMENT, TRAP, COL. AND CONTROL VALVE COMMECTION
=S

OFFSETS:  PROVIDE FOR BRANCH LNES TO EQUSPWENT.
DELECTRIC UMONS:  PROVDE. AT COMMECTIONS OF DISSMLAR

REFRIGERANT PIPING: PROVDE SIZNG & INSTALLATION N STRICT
ACCORDANCE WTH MAMUFACTURER'S INSTRUCTIONS. WSTALL

PIPING RUNS OVEN 50° SHALL BE IMSTALLED PER
MANUFACTURER'S LONG RUN SIZHG AND INSTALLATION
STAOARDS.

OF PELD COMITIONS RELATVE TO THAT COULD AFFECT
ATIENDWG THE MEETING SHALL BE OF THE

PROCT AND SHALL BE THE SPECIIC PERSONS INTENDED TO CONTIRUE WITH THE

PROECT COMPLETION. F REQUIRED, MU BE ISSUED

UMLESS PROCESSED THOUGH
1T SHALL BE UNDERSTOOD THAT THE ENGIEER HAS ND AUTHORITY TO

ISSUE CH!
THE FOLLOWNG TRADES SHALL BE REPRESENTED FOR THE MBMRUM
TE INOICATED:
MECHAMICAL SHEET METAL 2 Hours.

2 HOURS.

2 HOURS.
GERERAL CONTRACTOR AL SESSIONS.

APPLICABLE CODES

THESE DRAWNGS ARE RASED ON THE FOLLOWNG OODES:
~2M3 CAUFORMA BULDING COOE

EMERALD CITY
ENGINEERS, INC

fremyiny
4287011300 w1 1000 d

ACOUSTICAL NOTES

THE FOLLOWING WEASURES SHALL BE TAKEN TO MINMZE NOISE TRANSMISSION.
FROM THE HVAC FOUIPWENT TO THE INTERIOR SPACES:

A) PROVIDE FLEX CONNECTOR BETWEEM UMIT AND DUCTWORK.
B) PROVIOE DUCT LINER OF WAAPPING SUPPLY DUCT ACROSS ROGF
TO SATSFY EMERGY o,

W ey
CODE FOR MIRAN INSUAAT
AT PROVIDE FLEX CONNECTOR BETWEEN UNIT AND DUCTWORK.
B) SUSPEND FROM STRUCTURE WTH SPRING ISOLATORS.
R R A M .
'A) PROVIDE FLEX CONNECTOR BETWEEN UNIT AND DUCTWORK.
B) MOUNT ON SPIUNG ISCLATORS, MINIIUM 2” DEFLECTION.

DRAWING INDEX

DRAWNGS ARE DIAGRAMMATIC, SHOMNG THE GENERAL LOCATION,
IYPE LAYOUT. AX0 EDUPMENT REQURED. THE DRAWRGS SHALL

. CONNECTIONS, ACCESSORIES.
MATERIALS NECESSAAY FOR A COUPLETE SYSTEM.

DESON REVEW REWSON 2 D3/04 1

° 01008 3 Mt - 251545
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SPLIT AIR CONDITIONER SCHEDULE — INDOOR UNIT VRF HEAT PUMP SCHEDULE — OUTDOOR UNIT
[conmer Soone CTRICAL
o s RN [ [ T oot Fvomace[uea || 245 o e 0| TRIRGR) e s (SR DILOO | S | o | w [emel B T o
| e - o WAL 773 Jomter | = Tmoevpwl e T = | arsomsy moizw o W—1-2 | zoM 1 SEcowd flo | 10 120,000 20,000 - - © 00V/% | 43 | w0 | MTsues Amvozoneta
hd WOTER {1} PROWOE ELECTRICAL OISCONNECT SWTCH AND INDIVOUAL THERMOSTAT FOR EACH UMIT. HP=1-3 | ZONE 1 THIRO FLOOR 10 120,000 120,000 = - © 00V/% 43 0 MATSURSH PURY=120THMU—A
[ I S A oo e et e e ot ot i . Y I B T B B e AR
W-2-7 | 7o 2 stoowo AR |10 120.000 120,000 - - @ | 208® | & | % | uTsuase ARv-immea
W23 | zow 2 w0 o | o 120000 120,000 - - ® 20/% | 4 | %0 | ursuess mevoomeaa H
W24 | zon 2 o ook | o 120,000 20,000 ) 200/% | 43 | %0 | ursmse ARv-monesea
oTES: mmmm-mmsvmmmmmnummmmvmmmm TRTER DR, FETREDUT LT, Ui
SPLIT AIR CONDITIONER SCHEDULE — OUTDOOR UNIT ot el afgns jiiate oy prs i " )
o (2) ROUTG OF REPRGERANT LIS PRGN B CONTROLLERS 0 GUTOO0R UWTS 40T S0w O PLAKS. | GONTAASTOR. 1. FEL0 COOROMAT
| baTSunrsr PUz-AZoAS |
PRGTECHON. FILTER DAVER, ADFRGERANT LNE FLTER, 00O VRF HEAT PUMP SCHEDULE — INDOOR UNIT
SOLENCID VALVE, AND SATETY PRESSURE SWIGHES.  STALL REPRGERANT TUBRG ANO LENGTH W STRICT ACCORDANCE WM WAKUFACTUREN'S RECOMENDATION, cow R
(2) WTH FACTORY OPTION ELECTRICAL DISCOMMECT. N, SERWCE MOUNTIG/ DISCHARGE T\, 05 cru B o 'f:u"uuauuw BASS OF DESKN (1)
(3) RGUTING OF REFRIGTRANT LWES FROM INOGOR TO OUTDOOR UNTS NOT SH0MN OX PLANS. CONTRACTON TO FIELD CODRDMATE ROUTHNG. S
=0 VER PLARS VERTEAL 375 PER PLANS | 040 | TW_| —— | 200V/IF |G| 15 | WTSUBSN PWY-FIZEDOR
(4) PROR TO ORDERG, CONTRACTOR TO COORDMATL WTH ELEVATOR MR TO ENSURE UNT CAM ADEQUATELY COOL THE ROC, =t = e - —Ln.w] e e s L T pwv-ezoon | F
WOTES: (1) NETRGERANT SHALL BE A—410 [ p ]
BC CONTROLLER SCHEDULE
- SPLIT SYSTEM HEAT PUMP SCHEDULE — OUTDOOR UNIT o ETy .
T o s OV UL SR oo | PO 0 [ oa | COWECTED Fan coL T s S T e el EMERALD CITY
o= FONCTION RO0U. Y 5 T 3 208V & ) TSUSH GiB-PI0IB0—CA ENGINEERS, INC
= LoBeY X 5 oz 10 2089/1P & 1 TSRS OB PIOIOW-GA 4008 1740 . 3w, e 200
= toeaY X 5] Fos 10 28V/IF ) 13 TSUBISH GV P1010M—GA e
L2 2 X 2%3) Fo-4 o TR/ ) TS WTSUOS P 1010N~0A
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(3)  PROVOE EMERGENCY POWER CONNECTION, -]
SEQUENCE OF OPERATIONS DIFFUSER SCHEDULE {8)  WTERLOGK WTH HOOD OPERATION. r o
(5) FAN SMALL BE LL 762 USTED FOR TYPE 1 HOOD EXHAUST SYSTEMS. -
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, (7) PROVOE VARABLE FREQUENGY DAV 8 ©
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THIRD FLOOR PLAN
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POLLOCK REALTY CORPORATION

1400 El Camino Real, Menlo Park
Boutique Hotel
April 14, 2016

Pollock 1400 ECR, LLC (the "Company") purchased the property at 1400 El Camino Real, a
former Shell station site in March 18, 2015. The Company’s intent is to build a boutique hotel
utilizing the 1.5 FAR density bonus per Menlo Park’s Specific Plan. The Company had
favorable support of the project in the initial study session and is now submitting their final
project application. The Company continues to strive to work together to bring this mutually
beneficial boutique hotel project to fruition.

The developer, Pollock Realty Corporation, has a 50+ year track-record, who, with its affiliates,
have acquired and managed, approximately 95 properties since buying the first building at 801
Welch Rd. in Palo Alto in 1966. For Menlo Park, they notably hold in its portfolio the 321
Middlefield Medical Suites: A 45,000 square foot Class “A” Medical Office Building, leased
primarily to Stanford Medical and its affiliates.

PROJECT LOCATION

The Property is located at 1400 El Camino Real at the intersection of El Camino Real to the
East, and Glenwood/Valparaiso to the south. The northern property line abuts a commercial
office building, while the Eastern property line abuts the corner of a multifamily residential
development and separate commercial office building. The Property is currently in the ECR
NE (El Camino Real North — East) Zone where hotel development is permitted under El
Camino Real/Downtown Specific Plan. The site is two blocks from the Menlo Park Caltrain
Station and should be considered a transit-oriented site.




EXISTING CONDITIONS

The project site consists of two parcels: APN 061-422-190 and APN 061-422-330, which total
22,500 square feet (0.52 acres), which have now been merged. The site was previously a Shell
Service Station. All structures have been removed and any site contamination was remediated
to the standard of the San Mateo County Health System. The site is now a fenced in vacant lot.




PROJECT OBJECTIVE

The object is the development of a destination, boutique hotel that is vibrant, tax-generating and
business oriented pursuant to the vision of the Menlo Park El Camino Real/Downtown Specific
Plan.

PROJECT DESCRIPTION

DESIGN

Located on a prominent site at the corner of El Camino Real and Glenwood Avenue, the Menlo
Park Hotel is proposed to be developed as a 4-story building containing 61 hotel guestrooms,
restaurant and bar and event space, public and back-of-house space. The hotel will have a single
basement level which will accommodate approximately 75 cars, (1.23 spaces per guest room) in
a valet service configuration, utilizing 2-tier mechanical stackers. Per follow up documentation
from Jaime Rodriguez, valet will be able to fit an additional 21 cars in the aisles. In addition, in
case of occasional overflow parking needs, Charles Marsala, owner of the Language Pacifica, at
585 Glenwood, has agreed to enter into a licensing agreement whereby up to an additional 19
space are available per prior arrangement, on an as-needed basis. Agreement will be finalized
when actual overflow parking needs are established by hotel operator.

The hotel building is organized in an “L” shape which reinforces the El Camino Real and
Glenwood Avenue comer and defines an outdoor south-facing landscaped patio area, along El
Camino in the southwest quadrant of the site. An arrival and passenger drop-off area is located
adjacent to El Camino Real as well. This drop-off and arrival area is connected to the below-
grade valet parking area with a two-way ramp. Service and maintenance access is
accommodated in a loading area accessed along the northern property line at Glenwood
Avenue. At the city’s request, we have added a glass fronted, open air pavilion adjacent to the
drop-off area. This 15 foot tall pavilion will help define the street wall at the setback line, its
transparency showcasing the activity taking place in the patio area, and will attract pedestrians
into our inner courtyard. Utilizing the 1.5 FAR bonus provision, the building will contain
approximately 33,750 square feet of conditioned area plus the 17,600 square foot below-grade
parking level.

The hotel’s public spaces, including lobby check-in, a bar and restaurant, and a meeting room
are located at the ground level. These spaces share views of the patios and outdoor landscaped
areas adjacent to Glenwood and El Camino.

The contemporary design of the hotel features the use of locally sourced materials — integral
color plaster, natural stone, and wood pattern ceramic tile panels — with accents of painted
metal. The hotel’s fenestration will incorporate clear Low-E glass and will feature full-height
glazing and sliding wall elements at ground level public spaces to enhance the connection

between indoor and outdoor spaces.



Each guestroom will have a set of glazed sliding doors, with an exterior “French” balcony at the
courtyard facing rooms. Vertical metal brise soleil units provide sunscreening and privacy,
activating the fagade fenestration rhythm.

The project will be designed to meet California's Building Energy Efficiency Standards
(codified in Title 24, Part 6 of the California Code of Regulations) and receive LEED Silver
certification.

MANAGEMENT AGREEMENTS

The Manager has broad discretion under the LLC Agreement to determine the identity of the
manager(s) and the terms of these arrangements. Broughton Hotels have been selected to be the
hotel operator.

CONSTRUCTION AGREEMENT

The Company intends to use Build Group, Inc, as the general contractor for the Project. A
construction agreement will be entered into after the key design elements are finalized. The
Manager has broad discretion under the LLC Agreement to determine the identity of the
contractor(s), as well as the terms of any construction agreements.

SPECIFIC PLAN CONFORMANCE

The Company believes the proposed project is in conformance with the guidelines and is
strongly supported by the objectives of the Specific Plan. Our review of the Plan showed that:

e The Property sits within the Plan's ECR-NE Mixed Use I Residential district (the
"District").
The proposed hotel building complies with the District's development standards.
The hotel use is a permitted use within the District.

e The hotel use is considered a public benefit by the Plan for its considerable tax revenue
and vibrancy.

e The Plan allows for justifiable parking reductions to meet a slight shortfall we have.

¢ Our planned hotel and its planned public benefits qualifies for the 1.5 FAR density
bonus.

The Planning Commission has confirmed the project will receive the 1.5 FAR density bonus at
this time.

PUBLIC BENEFITS

At this time, we believe the city has already confirmed the Public Benefits of the project with
the 1.5 FAR Bonus. We reiterate below what we believe those Public Benefits to be:




VIBRANCY

The proposed hotel will offer guests a premier location within walking distance of
Caltrain and downtown. This will result in maximum interaction with the community
that surrounds the hotel. It will work to connect the Caltrain station and downtown
areas. As the Plan states, "There is a relatively weak connection between the train
station and downtown, with limited foot traffic and activities that would otherwise
generate more vibrancy in the area.” We believe this trend would be reversed by the
proposed hotel and its location. Additionally, the hotel will be a destination location.
People will come to the area in order to stay at the hotel, enjoy its bar and restaurant and
it will accommodate a variety of events. This will increase the scope of the downtown
area giving Menlo Park a destination attraction that it needs.

TRANSIENT OCCUPANCY TAX REVENUE

Besides enhancing downtown vibrancy, hotels generate substantial tax benefits in the
form of 12%

Transient Occupancy Tax ("TOT"), 1% Sales Tax on restaurant and bar and 12% of the
1.1% property tax. The proposed boutique hotel would introduce 61 hotel guestrooms to
the City, which, assuming a stabilized occupancy rate of 76% and a first year room rate
of $350, will conservatively generate approximately $700,000 in TOT revenue at the
beginning and close to $1,000,000 in year 10. The TOT tax alone will generate a
projected $8.5M in tax revenue over 10 years. Adding in conservative sales and
property tax, we estimate over $9M in total tax revenue, with no risk to the City of
Menlo Park.

DIRECT ECONOMIC STIMULUS TO THE COMMUNITY

In addition to the transient occupancy tax revenue, the hotel will generate economic
stimulus within the community on a direct basis. The project will provide a boutique
luxury hotel which will serve business and leisure guests alike. The project’s location,
within walking distance of Santa Cruz Avenue (the site sits within a 5 minute walking
radius of the Santa Cruz/El Camino Real intersection) will create more business for the
downtown area. Additionally, the project will include a high end restaurant and bar as
well as event space. This will provide tax revenue for the city as well as providing
another option for members of the community to enjoy.

ONSITE IMPROVEMENT & SUSTAINING VILLAGE CHARACTER

The project site plan is being designed to accommodate a right hand turn lane from
Glenwood onto El Camino, thus improving traffic flow at that key intersection.



Landscaping and site improvements planned for the 20’ building setbacks along both El
Camino and Glenwood will dramatically improve the public facing appearance of this
key corner property. The public sidewalk along Glenwood will be reconfigured

New curbs and gutters will be constructed along both El Camino and Glenwood.

The hotel will be aesthetically and energetically inviting, encouraging street level
activity and enhancing the pedestrian environment. Menlo Park will get a new hotel
while still preserving its village character.

HEALTHY LIVING AND SUSTAINABILITY

Sustainability and environmental stewardship will be at the forefront of the development
and design team’s thinking as this project moves ahead. Designed to meet LEED Silver
equivalent standards, the hotel will be built and operated with resource efficiency in
mind, focusing on energy and water conservation and the use of recycled material and
locally sourced products.

FREE OF POLITICAL AND UNMITIGATED ENVIRONMENTAL IMPACTS

The proposed use change does not remove any housing units from the City's existing
housing stock or eliminate an "opportunity site" for rezoning for compliance with the
City's Regional Housing Needs Allocation, so there is no negative impact to the efforts
of the City's Housing Element. The proposed 61 guestroom hotel is accretive to the
Plan's expectation of future hotel development and site targeting. Furthermore, the site's
proposed hotel use is an analyzed and permitted use pursuant to the Plan and its
Environmental Impact Report. A traffic report, generated with the help of Jaime
Rodriguez, has been provided.

COMMUNITY ADVOCACY

Our boutique hotel would like to be an active member of the community. We anticipate
the proposed hotel will:

Participate in various local community programs

Donate rooms to local schools for charity purposes (fundraisers), when appropriate
Become a member of the chamber of commerce

Be actively involved in local festivals

Seek ways to give back to the community

We will actively seek to be the preferred destination for local companies and
institutions such as Stanford University, Menlo School, Facebook and other
companies to be discovered through Focus Group outreach.

e Advertise in local papers

e Refer out to and promote local businesses




HISTORICAL REFERENCE

As a tribute to the Irish roots of Dennis Oliver and Daniel McGlynn, who founded
Menlo Park (as reminiscent of Menlough in Galway Ireland), we plan to tastefully
weave historical references and photographic display into our hotel to further help
engage with the local community.

THE CHALLENGE

Hotels of the type we are proposing typically require sites with a minimum of 2 acres.
This site is approximately 0.5 acres. The constraints of this site require flexibility and
creativity to ensure the likelihood of a successful project. Fortunately, with the help of
our longtime construction client, friend and WEBCOR founder, Ross Edwards, Sr., we
have assembled an expert team of creative professionals including San Francisco
Architect Mark Homberger of Hornberger Worstell and premier hotel analyst PKF
Consultants. We have determined that the success of this project relies on assistance
from the City in key areas.

APPLICANT’S REQUESTS THAT HAVE BEEN PRESENTED TO THE CITY

Approval of hotel use as the grounds for allowing development at the “Public Benefit” level
FAR of 1.5. Support was confirmed by the Planning Commission, pursuant to a third party
analysis.

We request approval of Public Benefit Bonus Building Height of 48 feet.

We requested approval from the City Council regarding a reduced parking ratio of 1.19 from
the 1.25 designated by the Specific Plan. Given we are at 61 rooms now, we now request
approval for a parking ratio of 1.23 per guest room.

We request that the city approve our method (the inclusion of a single story open-air pavilion)
of achieving fagade continuity as well as major and minor fagade modulation along the El
Camino frontage.

We request that the 5°-6” foot sidewalk can be adjacent to the 6” curb with raised planters and
street trees (inboard from the sidewalk) per our landscape design. This request is necessitated
by the loss of the city 10 foot right-of-way, which is now dedicated to the right hand turn lane.
We will provide an easement on our property for this sidewalk.

€D



PUBLIC BENEFIT DENSITY

The Specific Plan’s ECR-NE area allows for a 1.5 FAR utilizing the public density bonus. The
Specific Plan visioning processes revealed that the community believes "hotels are a desirable
use for the City from a fiscal and economic development perspective." Accordingly, the Plan
identifies the hotel use, by itself, could be considered a public benefit. Precedent for this
determination can be found in the approval of the 555 Glenwood project.

PARKING REDUCTION

As previously stated, we are providing 75 spaces in our proposed one level of underground
parking to achieve the parking rate of 1.23 per guest room. Other parking and transportation
analysis has been performed separately and a Transportation Demand Management (TDM) plan
has been provided to the city.

The TDM plan recommends (10) TDM Actions to reduce car traffic to the site: Caltrain Go
Pass Participation, an Employee Transit Subsidy, Samtrans Way2Go Program, a Pedal Assist
Bicycle Share Program, Expanded Site Bicycle Parking, Pedestrian Wayfinding Maps,
Employee Shower and Lockers, Valet Parking Priority for Carpools and Vanpools, Parking &
Trip Generation Technology implementation, and an On-Demand TDM Coordinator. All of
these programs are available for further study in the TDM Action Plan documentation.

Overflow parking strategies for the project have also been provided. It can be difficult to
predict the parking needs that will be required during normal operations. We have been diligent
in providing the density of parking required by ordinances, and we have also proposed a
strategy for flexible, additional parking for unusual parking demands. We have identified that
the professionally operated valet parking will allow the occasional increased density in the
parking garage up to an additional (21) cars to be parked in the aisles, for an onsite total of (96)
vehicles. We have also provided arrangements with a neighboring business, Language Pacifica,
to allow overflow parking of up to (19) spaces on an as needed basis, outside of their normal
business hours of 9a-3p, Monday through Friday. This is ideal for overflow for evening and
weekend events. Additional strategies can be explored when the project is in operation, if
necessary.

NEIGHBORHOOD OUTREACH

Since the application submittal in June, Jeff Pollock, Ross Edwards and John Spanier have
spoken and/or met with all relevant neighbors to discuss the proposed development and
coordinate tie-back agreements, as necessary. The team has a signed agreement with James
Copeland for the tie-backs for the townhome development. We have met numerous times with
both St. Vincent de Paul (neighbor to the East) and with Robert Pinsker (neighbor to the North),
and are in the close to finalizing tie-back agreements.




EVENT SPACE, RESTAURANT AND BAR

The meeting/event space will be primarily marketed as an amenity for local corporate accounts.
These local corporate accounts will use the space for their out of town visitors who are lodged at
the hotel. This would greatly increase efficiency for this segment as the lodging and meeting
would be held at the same location. Since the vast majority of companies have their own
meeting space, the hotel space would be utilized primarily for those people who are visiting
Menlo Park and staying at the hotel. However, as we begin marketing out to the community with
the Broughton Group, if we find it makes sense to offer space for private functions (such as State
of the Union functions for the City of Menlo Park), and we can provide adequate parking and
keep within city ordinances for noise and curfew, we will make that available as well. The same
priority is anticipated for the restaurant and bar; although, we will welcome locals wanting to
dine there as well. The separate TDM and parking plan cover those areas in more detail. As an
active member of the community, the hotel may also offer event space, as deemed appropriate, to
local charitable/non-profit groups from time to time.

VALET PARKING

The parking for guests of the hotel will be valet parking only. This will the hotel to control
parking flows and maximize parking capacity. The valet drop off area is at the hotel entry, and
the driveway immediately north of the El Camino / Glenwood intersection. The pull in driveway
will be clearly marked with signage as well as being staffed at a valet stand adjacent to the hotel
entry. Guests will have the ability to request their car with their mobile device, at the Lobby
host, or directly with the valet employees. Guests can opt to wait in the hotel Lobby or outside
the front entrance to the hotel near the valet stand. Guests will provide their tag upon valet staff
delivering the key / car to the guest.

BACKUP GENERATOR

Broughton, the hotel operator, has determined that a backup generator is not required for the
operation of this hotel.

LIQUOR LICENSE

Alcohol is primarily intended to be served in the restaurant and bar areas. The
Function/Meeting space will be serviced through the bar located on the first floor during events,
with the possibility that a portable bar will be considered in the future. It is also the intention
that guestrooms will contain a small selection of single serve beer, wine and spirits. All
applicable license types will be obtained for alcoholic beverage service in these areas. It is our




intention that the serving of liquor will be performed in accordance with any restrictions placed
upon us by our licenses. Drinks will be delivered to tables in the restaurant and to the seating
areas in the plaza and bar only by licensed serving staff and all patron IDs will be checked to
verify that they meet the minimum age requirements per state law.

ACOUSTICS

We plan to offer live music both inside the restaurant and bar area and outside in the courtyard
at certain times or events, as yet to be determined more completely with the Broughton
operator. We may find that there is an interest in Friday night trios, for example. We will, of
course, comply with zoning ordinance restrictions regarding noise levels and curfew. We are
also designing the hotel with appropriate acoustics in mind, such that noise will be kept to a
minimum. An acoustical analysis of the proposed hotel with associated mitigation measures
has been performed by Mei Wu Acoustics, and has been provided.




Hornberger + Worstell, Inc.

Hornberger
architects & planners
170 Maiden Lane +
San Francisco California
Worstell

94108
telephone 415.391.1080
fax 415.986.6387
design@hwiarchitects.com

www.hornbergerworstetl.com

January 14™, 2016

Outline of Exterior Revisions to 1400 El Camino Real following Planning Commission Hearing of
11/16/15:

Exterior Revisions made based upon notes from Planning Commission Hearing, dated 11/16/15, and
individual conversations with commissioners. This list identifies specific concerns and what revisions
were made to address those concerns.

1. Reduction of Visual Mass:

a. More variation to the building materials were introduced to reduce the amount of
colored plaster on the building. Specific examples of this are the additions of metal
panel cladding on the southeast corner adjacent to the service drive and the interior
west facing wall of the interior courtyard.

b. Variation to the height of the building parapet wall, to give relief to the horizontal
profile at the top of the building.

2. Provide Additional Interest to Building and Emphasize the Corner of El Camino Real and
Glenwood Avenue:

a. More glazing was added at the building corner at the guestroom levels. The
windows wrap the corner and the area of the glazing has significantly increased.

b. Horizontal elements have been added above the window elements at each
guestroom level and across the fagade to provide more dimensionality and break up
the areas of colored plaster.

¢. More vertical brise soleil elements have been added to provide visual interest.

Brise soliel elements have been added to the west fagade of the interior courtyard,
and the alternating rhythms of the window elements have been emphasize with both
the brise soleil and asymmetrical window units.

3. Emphasize Building Entry:

el
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a. Vertical architectural elements have been added to the El Camino facade to draw the
eye down the building to the Entry location. These vertical fins will incorporate a
lighting element from behind to wash the wall.

b. The Entry Canopy support has been revised to provide a greater sense of openness at
the building Entry and visual interest. A custom light fixture will wash the stone
cladding of the support for additional building texture.

¢. The Entry Door materiality has been changed to a patinated copper look, and will
have a design relationship to the underside of the Canopy for additional detail.

4. Differentiate Color Palette from Other New Construction in Menlo Park
a. Colors have been selected to move the building away from the typical beige and
yellow colors and changed to a more distinctive grey and green colors, which
complement the browns of the ceramic tile cladding.

No changes have been made to the mass of the building nor to the setbacks or building modulations.

The exterior exit stair at the corner of El Camino and Glenwood has been rearticulated to be
consistent with the rest of the design elements while still complying with Menlo Park regulations.

ElL
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POLLOCK REALTY UORPUORATION

October 27, 2015

Jean Lin

City of Menlo Park, Associate Planner
701 Laurel Street

Menlo Park, CA 94025

RE: BMR Proposal for Development at 1400 E] Camino Real, Menlo Park

Dear Jean,

This proposal sets forth Pollock Finanical Group’s Below Market Rate Housing Agreement (BMR Housing
Agreement) to meet the requirements for our planned development at 1400 El Camino Real, Menlo Park.

We understand the City’s primary objective is to obtain BMR housing units, rather than acquiring “in-lieu” fees,
but our planned project is for a Boutique Hotel, where actual BMR units are not an option for this project for
many reasons.

In the Specific Plan, there are additional public Benefit Bonuses for certain types of projects. A boutique hotel
with its 12% Transient Occupancy Tax to the City of Menlo Park, is one of the most desired projects.

In addition, the City is asking us to build a right hand turn lane, which uses up some of the valuable square
footage. In order to build a viable hotel on this small % acres site, we need to “max out” what is available to us

through the Specific Plan.
Specifically, this entails:

Obtaining the approval for the 1.5 FAR Density Bonus.

Receiving some relief on the 1.25 parking ratio.

Working with the city and the FAR code definitions to achieve as much usable square footage on the
ground floor for restaurant and bar and event space.

There simply is no space for BMRs, and it the two uses would not work well together, therefore, we
propose to pay the BMR fee in licu of actual units in order to fulfill our Commercial Development
Requirement. Our development falls under Group B, that states the fee is $8.24 per square foot of gross
floor area for uses that are all other commercial and industrial uses not in Group A.

R )
% 0.0 ”ge
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Fee Calculation
Total Proposed Square Footage for development: 31,050 = 33,750 SF — 2,700 SF (restaurant space)

In-Lieu BMR fee: $8.24/SF (rate during original planning phase)
Total BRM Fee: 31,050 SF x $8.24 SF = $255,852

Sincerely,

K’ f@'
Jeff Pollo
VP, Poll ealty Corp.

150 Portola Road, Portola Valley, California 94028-7852 Telephone: (650)529-0500 Fax: (650)529-2131 wnuw pollockfinancial.com

(&)



Menlo Park El Camino Real/Downtown Specific Plan
Standards and Guidelines: 1400 El Camino Real Project Compliance Worksheet

+ Section

E.3.1 Development Intensit

Standard or
Guideline

Reguirement

‘Evaluation

E.3.1.01 Standard Business and Professional office (inclusive | Not Applicable: No office uses are
of medical and dental office) shall not proposed.
exceed one half of the base FAR or public
benefit bonus FAR, whichever is
applicable.

E.3.1.02 Standard Medical and Dental office shall not exceed | Not Applicable: No medical/dental office
one third of the base FAR or public benefit | uses are proposed.
bonus FAR, whichever is applicable.

E.3.2 Height

E.3.2.01 Standard Roof-mounted mechanical equipment, Complies: Rooftop mechanical screening
solar panels, and similar equipment may provided by 4'-0" height parapet wall.
exceed the maximum building height, but Mechanical equipment set back from
shall be screened from view from publicly- | parapets as seen on sheet M2.05. Per
accessible spaces. building sections, sheet A3.21 sight lines

from across the streets will not result in
visible equipment.

E.3.2.02 Standard Vertical building projections such as Complies: 4’-0” parapet walls at roof
parapets and balcony railings may extend | perimeter to 52’ (48’ maximum building
up to 4 feet beyond the maximum fagade height) and integrated into building
height or the maximum building height, design for visual interest.
and shall be integrated into the design of See sheet A3.21
the building.

E.3.2.03 Standard Rooftop elements that may need to Complies: (1) elevator tower and (1) stair

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

tower currently shown on rooftop are at a
height of 10’-6” and do not exceed the
14’-0” height limit. Stair tower becomes
visual design element on the Glenwood
Avenue elevation. Elevator tower
not/minimally visible per sight lines from
across Glenwood Avenue as seen on
building section sheet A3.21 or down
street, see rendering 3 from Glenwood
Avenue. Also see roof plan sheet A2.05
for rooftop element locations.

E.3.3 Setbacks and Project

ions within Setbacks

E.3.3.01

Standard

Front setback areas shall be developed
with sidewalks, plazas, and/or landscaping
as appropriate.

Complies: Landscaping is being provided
at all setback areas along both street
frontages. Three flowering pear trees at
raised planters along with New Zealand
flax and other planting on Glenwood
Avenue frontage, and raised planters
with low planting on El Camino Real
frontage.

Public sidewalks are provided along both
street frontages, with a 15-foot wide
sidewalk along El Camino Real, and a 5'-
6" wide sidewalk along Glenwood
Avenue.

See sheets L4.02 and A1.01

E.3.3.02

Standard

Parking shall not be permitted in front
setback areas.

Complies: There is no parking in front
setback areas. Valet drop-off is outside
10-foot minimum setback/clear walking
zone on El Camino Real and separated
by removable bollards.

See sheet A1.01
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Menlo Park El Camino Real/Downtown Specific Plan
Standards and Guidelines: 1400 El Camino Real Project Compliance Worksheet

Section | Standard or Requirement Evaluation
Guideline

E.3.3.03 Standard In areas where no or a minimal setback is | Not Applicable: Setbacks are required for
required, limited setback for store or lobby | the site.
entry recesses shall not exceed a
maximum of 4-foot depth and a maximum
of 6-foot width.

E.3.3.04 Standard In areas where no or a minimal setbackis | Not Applicable: Setbacks are required for
required, building projections, such as the site.
balconies, bay windows and dormer
windows, shall not project beyond a
maximum of 3 feet from the building face
into the sidewalk clear walking zone,
public right-of-way or public spaces,
provided they have a minimum 8-foot
vertical clearance above the sidewalk
clear walking zone, public right-of-way or
public space.

E.3.3.05 Standard In areas where setbacks are required, Complies: There are no proposed
building projections, such as balconies, building projections above the second
bay windows and dormer windows, at or habitable floor that project beyond a
above the second habitable floor shall not | maximum of 5 feet from the building face
project beyond a maximum of 5 feet from into the setback area.
the building face into the setback area. See sheet A1.01

E.3.3.06 Standard The total area of all building projections Complies: The Lobby entrance canopy to
shall not exceed 35% of the primary be 12’-0" wide. The length of the fagade
building fagade area. Primary building along El Camino Real is 105’-0". The
fagade is the fagade built at the property or | canopy is a total of 11% of the primary
setback line. building fagade area along El Camino

Real.

E.3.3.07 Standard Architectural projections like canopies, Complies: The Lobby entrance canopy
awnings and signage shall not project will not extend into the 10°-0” minimum
beyond a maximum of 6 feet horizontally setback area. The clear height below the
from the building face at the propenrty line underside of the canopy is 8'-8", which
or at the minimum setback line. There exceeds the 8’-0” vertical clearance
shall be a minimum of 8-foot vertical requirement.
clearance above the sidewalk, public right- | See sheets A1.01 and A3.01
of-way or public space.

E.3.3.08 Standard No development activities may take place | Not Applicable: The site is not near San
within the San Francisquito Creek bed, Francisquito Creek or any riparian
below the creek bank, or in the riparian corridor.
corridor.

E.3.4 Massing and Modulation

E.3.4.1 Building Breaks

E.3.4.1.01 | Standard The total of all building breaks shall not Complies: The El Camino Real building
exceed 25 percent of the primary fagade facade is 105 feet in length, significantly
plane in a development. less than the 250 feet maximum between

required building breaks. Note: There is a
“non-required” building break along the
west property line/garage driveway is 25
feet along a total primary fagade plane
length of 105 feet, for a break of 24%,
and satisfies the purpose of breaking the
building fagade.

See sheet A1.01

E.3.4.1.02 | Standard Building breaks shall be located at ground | Complies: The “non-required” building
level and extend the entire building height. | break extends the full height of the

building.
See sheet A3.01
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Menlo Park El Camino Real/Downtown Specific Plan
Standards and Guidelines: 1400 El Camino Real Project Compliance Worksheet

Section

Standard or
Guideline

Reguirement

Evaluation

E.3.4.1.03

Standard

In all districts except the ECR-SE zoning
district, recesses that function as building
breaks shall have minimum dimensions of
20 feet in width and depth and a maximum
dimension of 50 feet in width. For the
ECR-SE zoning district, recesses that
function as building breaks shall have a
minimum dimension of 60 feet in width and
40 feet in depth.

Complies: The “non-required” building
break is 25 feet in width and 94 feet in
depth.

See sheet A3.01

E.3.4.1.04

Standard

Building breaks shall be accompanied with
a major change in fenestration pattern,
material and color to have a distinct
treatment for each volume.

Complies: The building break separates
the proposed building from the adjacent

property.

E.3.4.1.05

Standard

In all districts except the ECR-SE zoning
district, building breaks shall be required
as shown in Table E3.

Complies: Building break is not required
since maximum distance of fagade is less
than 250 feet.

E.3.4.1.06

Standard

In the ECR-SE zoning district, and
consistent with Table E4 the building
breaks shall:

o Comply with Figure E9;

e Be a minimum of 60 feet in width,
except where noted on Figure E9;

¢ Be a minimum of 120 feet in width at
Middle Avenue;

» Align with intersecting streets, except
for the area between Roble Avenue
and Middle Avenue;

¢ Be provided at least every 350 feet in
the area between Roble Avenue and
Middle Avenue; where properties under
different ownership coincide with this
measurement, the standard side
setbacks (10 to 25 feet) shall be
applied, resulting in an effective break
of between 20 to 50 feet.

¢ Extend through the entire building
height and depth at Live Oak Avenue,
Roble Avenue, Middle Avenue,
Partridge Avenue and Harvard Avenue;
and

¢ Include two publicly-accessible building
breaks at Middle Avenue and Roble
Avenue.

Not Applicable: The site is not located in
the ECR-SE zoning district.

E.3.4.1.07

Standard

In the ECR-SE zoning district, the Middle
Avenue break shall include vehicular
access; publicly-accessible open space
with seating, landscaping and shade; retail
and restaurant uses activating the open
space; and a pedestrian/bicycle
connection to Alma Street and Burgess
Park. The Roble Avenue break shall
include publicly-accessible open space
with seating, landscaping and shade.

Not Applicable: The site is not located in
the ECR-SE zoning district.

E.3.4.1.08

Guideline

In the ECR-SE zoning district, the breaks
at Live Oak, Roble, Middle, Partridge and
Harvard Avenues may provide vehicular
access.

Not Applicable: The site is not located in
the ECR-SE zoning district.

E.3.4.2 Fagade Modulation and Treatment
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Menlo Park El Camino Real/Downtown Specific Plan
Standards and Guidelines: 1400 El Camino Real Project Compliance Worksheet

Section | Standard or Requirement & Evaluation
Guideline L
E.3.4.2.01 | Standard Building fagades facing public rights-of- Complies:
way or public open spaces shall not El Camino Real side:
exceed 50 feet in length without a minor (1) Minor Modulation @ 24’-10"x 2’-8" (at
building fagade modulation. At a minimum | right portion of fagade at end guestroom
of every 50’ fagade length, the minor facing ECR being offset from hallway)
vertical fagade modulation shall be a See sheets A2.02 and A3.01
minimum 2 feet deep by 5 feet wide
recess or a minimum 2 foot setback of the | Glenwood Avenue side:
building plane from the primary building (2) Minor Modulations, (1) @ 8'-3"x2’-3"
facade. (at stair),
(1) @ 5’-0"x2'-0" (vertical recess right
portion of elevation between 3™ and 4™
guestrooms from right)
See sheets A2.02 and A3.02
E.3.4.2.02 | Standard Building fagades facing public rights-of- Complies:
way or public open spaces shall not El Camino Real side:
exceed 100 feet in length without a major (1) Major Modulation @ 20’-0"x6’-8" (to
building modulation. At a minimum of left of back bar storage area)
every 100 feet of fagade length, a major See sheets A2.01 and A3.01
vertical fagade modulation shall be a
minimum of 6 feet deep by 20 feet wide Glenwood Avenue side:
recess or a minimum of 6 feet setback of (1) Major Modulation @ 20’-0"x6'-0" (at
building plane from primary building right end of fagade recessed from
fagade for the full height of the building. adjacent fagade)
This standard applies to all districts except | See sheets A2.01, A2.02, and A3.02
ECR NE-L and ECR SW since those two
districts are required to provide a building
break at every 100 feet.
E.3.4.2.03 | Standard In addition, the major building fagade Complies:
modulation shall be accompanied with a 4- | El Camino Real side:
foot minimum height modulation and a Height modulation is 37’-0” with
major change in fenestration pattern, fenestration change
material and/or color. See rendered elevation 4
Glenwood Avenue side:
Height modulation is 4’-0” through
eliminating the 4-foot tall parapet above
the modulation element, with material
change from stucco to metal panels.
See rendered elevation 3
E.3.4.2.04 | Guideline Minor fagade modulation may be Complies: The minor fagade modulations
accompanied with a change in fenestration | occur with a change in color (darker grey
pattern, and/or material, and/or color, at Glenwood Avenue side, and glass to
and/or height. stucco at ECR side).
See rendered elevations 4 and 5
E.3.4.2.05 | Guideline Buildings should consider sun shading Complies: Sun shading proposed at
mechanisms, like overhangs, bris soleils guestroom windows, using vertical metal
and clerestory lighting, as fagade blade panels/brise soleils.
articulation strategies. See elevations.
E.3.4.3 Building Profile
E.3.4.3.01 | Standard The 45-degree building profile shall be set | Complies: The current building height of
at the minimum setback line to allow for 48’-0" is set by 45-degree profile line
flexibility and variation in building facade where it intersects the 10’-0" minimum
height within a district. setback.
See sheet A3.01
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Menlo Park El Camino Real/Downtown Specific Plan
Standards and Guidelines: 1400 El Camino Real Project Compliance Worksheet

Section Standardor |[* & ¥ ' Requirement Evaluation®
Guideline :

E.3.4.3.02 | Standard Horizontal building and architectural Complies: No horizontal building and
projections, like balconies, bay windows, architectural projections encroach into
dormer windows, canopies, awnings, and | the 45-degree building profile.
signage, beyond the 45-degree building See sheet A3.21
profile shall comply with the standards for
Building Setbacks & Projection within
Setbacks (E.3.3.04 to E.3.3.07) and shall
be integrated into the design of the
building.

E.3.4.3.03 | Standard Vertical building projections like parapets Complies: The rooftop parapet is shown
and balcony railings shall not extend 4 feet | at 4-0” above the building height/roof
beyond the 45-degree building profile and | level, established by the 45-degree
shall be integrated into the design of the building profile line at the street side
building. building faces.

See sheet A3.01
E.3.4.3.04 | Standard Rooftop elements that may need to extend | Complies: Rooftop element at stair facing

beyond the 45-degree building profile due

to their function, such as stair and elevator
towers, shall be integrated into the design

of the building.

Glenwood Avenue is integrated with
design of building.

See sheet A3.02, rendered drawings 1,2,
and 5.

E.3.4.4 Upper Story Facade Length

E.3.4.4.01

Standard

Building stories above the 38-foot fagade
height shall have a maximum allowable
fagade length of 175 feet along a public
right-of-way or public open space.

Not Applicable: Building site dimensions
do not exceed 150’-0".

E.3.5 Ground Floor Treatment, Entry and Commercial Frontage

Ground Floor Treatment

E.3.5.01 Standard The retail or commercial ground floor shall | Complies: Ground floor to second floor
be a minimum 15-foot floor-to-floor height | has 15-0” floor-to-floor height.
to allow natural light into the space. See sheet A3.01

E.3.5.02 Standard Ground floor commercial buildings shall Complies Per the project fagade
have a minimum of 50% transparency transparency diagrams (sheet G0.02),
(i.e., clear-glass windows) for retail uses, the El Camino Real fagade (west) has
office uses and lobbies to enhance the 58% transparency, and the Glenwood
visual experience from the sidewalk and Avenue fagade (south) has 64%
street. Heavily tinted or mirrored glass transparency. Both ground floor facades
shall not be permitted. exceed the 50% transparency

requirement.

E.3.5.03 Guideline Buildings should orient ground-floor retail Complies: The building entries, lobby,
uses, entries and direct-access residential | and restaurant are oriented towards the
units to the street. streets.

See sheets A1.01 and A2.01

E.3.5.04 Guideline Buildings should activate the street by Complies: The lobby entrance and plaza
providing visually interesting and active pavilion on El Camino Real and the
uses, such as retail and personal service open/patio restaurant dining on
uses, in ground floors that face the street. | Glenwood Avenue are visible from the
If office and residential uses are provided, | sidewalks. Adjacent landscaping will
they should be enhanced with landscaping | provide visual interest.
and interesting building design and See sheets A2.01 and L1.02, and
materials. rendered elevations

E.3.5.05 Guideline For buildings where ground floor retail, Not Applicable: The proposed ground
commercial or residential uses are not floor will feature the hotel lobby,
desired or viable, other project-related restaurant, and outdoor pavilion that are
uses, such as a community room, fitness designed to activate the street.
center, daycare facility or sales center,
should be located at the ground floor to
activate the street.
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Standards and Guidelines: 1400 El Camino Real Project Compliance Worksheet

Section | Standard or © 7 Requirement Evaluation
Guideline

E.3.5.06 Guideline Blank walls at ground floor are Complies: The design avoids long spans
discouraged and should be minimized. of blank wall. Metal panels between
When unavoidable, continuous lengths of | building elements are used in general to
blank wall at the street should use other break up the facades. The comer at the
appropriate measures such as southeast along Glenwood Avenue uses
landscaping or artistic intervention, such wood fencing to break up fagade
as murals. materials at this area.

E.3.5.07 Guideline Residential units located at ground level Not Applicable: No residential uses are
should have their floors elevated a proposed.
minimum of 2 feet to a maximum of 4 feet
above the finished grade sidewalk for
better transition and privacy, provided that
accessibility codes are met.

E.3.5.08 Guideline Architectural projections like canopies and | Complies: The hotel lobby entry has
awnings should be integrated with the been designed with a prominent canopy
ground floor and overall building design to | to shelter guests from weather and
break up building mass, to add visual indicate access. ltis to be a feature that
interest to the building and provide shelter | integrates with the lobby glazing and
and shade. allows visual connection to the street.

See sheets A4.01 and A8.21A

Building Entries

E.3.5.09 Standard Building entries shall be oriented to a Complies: The main building entry is
public street or other public space. For oriented to El Camino Real and provides
larger residential buildings with shared visual interest and connection.
entries, the main entry shall be through See sheets A3.01 and A4.01
prominent entry lobbies or central
courtyards facing the street. From the
street, these entries and courtyards
provide additional visual interest,
orientation and a sense of invitation.

E.3.5.10 Guideline Entries should be prominent and visually Complies: The main lobby entry is clearly
distinctive from the rest of the fagade with | marked with prominent canopy and
creative use of scale, materials, glazing, glazed reception area. The separate bar
projecting or recessed forms, architectural | and restaurant entrance on El Camino
details, color, and/or awnings. Real is marked by a trellis canopy and

decorative gates at the junction between
the main building and the Plaza pavilion.
See sheets A3.01 and A4.01

E.3.5.11 Guideline Multiple entries at street level are Complies: There is the main entry access

encouraged where appropriate. to the lobby with a separate entrance to
the bar and restaurant from El Camino
Real. There is an additional restaurant
access from the Glenwood Avenue side.
See sheets A2.01 and L1.02

E.3.5.12 Guideline Ground floor residential units are Not Applicable: No residential uses are
encouraged to have their entrance from proposed.
the street.

E.3.5.13 Guideline Stoops and entry steps from the street are | Not Applicable: No residential uses are
encouraged for individual unit entries proposed.
when compliant with applicable
accessibility codes. Stoops associated
with landscaping create inviting, usable
and visually attractive transitions from
private spaces to the street.

E.3.5.14 Guideline Building entries are allowed to be Complies: Lobby and restaurant entries
recessed from the primary building fagade. | are currently shown recessed.

Commercial Frontage
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Menlo Park El Camino Real/Downtown Specific Plan

Standards and Guidelines: 1400 El Camino Real Project Compliance Worksheet

Section Standard or Reguirement Evaluation
_Guideline [ s

E.3.5.15 Standard Commercial windows/storefronts shall be Complies: Ground floor glazing shown
recessed from the primary building facade | recessed a minimum of 6” from primary
a minimum of 6 inches building fagade above.

See details 1 and 2 on sheet A8.22

E.3.5.16 Standard Retail frontage, whether ground floor or Complies: The ground floor street
upper floor, shall have a minimum 50% of | frontage is 58% transparent glass along
the fagade area transparent with clear El Camino Real and 64% transparent
vision glass, not heavily tinted or highly glass along Glenwood Avenue.
mirrored glass. See sheet G0.02 and materials board

E.3.5.17 Guideline Storefront design should be consistent Complies: Ground floor glazing is
with the building’s overall design and designed to integrate with other fagade
contribute to establishing a well-defined elements.
ground floor for the fagade along streets. See elevations

E.3.5.18 Guideline The distinction between individual Complies: The proposed building is
storefronts, entire building fagades and distinct from the adjacent properties and
adjacent properties should be maintained. | is modulated per the Menlo Park Specific

Plan requirements with glazing related to
restaurant and lobby functions.

E.3.5.19 Guideline Storefront elements such as windows, Complies: The building fagade is varied
entrances and signage should provide with clear separation of uses and
clarity and lend interest to the fagade. entrances. Lighting, materials, and

landscaping provide for interesting and
engaging facade elements.

E.3.5.20 Guideline Individual storefronts should have clearly Not Applicable: Ground floor contains the
defined bays. These bays should be no lobby and restaurant, there are no
greater than 20 feet in length. Architectural | individual storefronts.
elements, such as piers, recesses and
projections help articulate bays.

E.3.5.21 Guideline All individual retail uses should have direct | Not applicable. Note: Hotel lobby and
access from the public sidewalk. For restaurant provided with main entry from
larger retail tenants, entries should occur El Camino Real and additional entry to
at lengths at a maximum at every 50 feet, | restaurant from Glenwood Avenue. No
consistent with the typical lot size in other tenants on property.
downtown.

E.3.5.22 Guideline Recessed doorways for retail uses should | Not Applicable: There are no store
be a minimum of two feet in depth. entrances, however, the restaurant, bar,
Recessed doorways provide cover or and hotel entrances are recessed a
shade, help identify the location of store minimum of two feet, with decorative
entrances, provide a clear area for out- canopies.
swinging doors and offer the opportunity
for interesting paving patterns, signage
and displays.

E.3.5.23 Guideline Storefronts should remain un-shuttered at | Complies: Proposed storefront windows
night and provide clear views of interior are transparent with views into interior
spaces lit from within. If storefronts must spaces. No security shutters are being
be shuttered for security reasons, the proposed.
shutters should be located on the inside of
the store windows and allow for maximum
visibility of the interior.

E.3.5.24 Guideline Storefronts should not be completely Complies: Proposed storefront windows
obscured with display cases that prevent have no proposed display cases.
customers and pedestrians from seeing
inside.

E.3.5.25 Guideline Signage should not be attached to Complies: There is no proposed signage
storefront windows. attached to proposed storefront windows.

E.3.6 Open Space
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Menlo Park El Camino Real/Downtown Specific Plan
Standards and Guidelines: 1400 El Camino Real Project Compliance Worksheet

Section | Standard or Requirement Evaluation
__Guideline 3

E.3.6.01 Standard Residential developments or Mixed Use Not Applicable: No residential uses are
developments with residential use shall proposed.
have a minimum of 100 square feet of
open space per unit created as common
open space or a minimum of 80 square
feet of open space per unit created as
private open space, where private open
space shall have a minimum dimension of
6 feet by 6 feet. In case of a mix of private
and common open space, such common
open space shall be provided at a ratio
equal to 1.25 square feet for each one
square foot of private open space that is
not provided.

E.3.6.02 Standard Residential open space (whether in Not Applicable: No residential uses are
common or private areas) and accessible | proposed. No open space is proposed on
open space above parking podiums up to | elevated parking podiums.

16 feet high shall count towards the
minimum open space requirement for the
development.

E.3.6.03 Guideline Private and/or common open spaces are Complies: The proposed design includes
encouraged in all developments as part of | significant open space as part of the
building modulation and articulation to building modulation along El Camino
enhance building facade. Real.

E.3.6.04 Guideline Private development should provide Complies: The proposed design includes
accessible and usable common open significant open spaces, both along the
space for building occupants and/or the El Camino Real and Glenwood Avenue
general public. street frontages as well as a large plaza

courtyard at the interior of the site for use
by patrons of the hotel, restaurant, and
bar.

E.3.6.05 Guideline For residential developments, private open | Not Applicable: No residential uses are
space should be designed as an extension | proposed.
of the indoor living area, providing an area
that is usable and has some degree of
privacy.

E.3.6.06 Guideline Landscaping in setback areas should Complies: The heights of planters are
define and enhance pedestrian and open varied with plants spilling over the edges,
space areas. It should provide visual vertical trellises with plants on both the
interest to streets and sidewalks, interior and street sides, and planting
particularly where building fagades are buffers with Street Trees on Glenwood
long. Avenue will provide visual interest to

passers-by.
See sheets L1.01 and L4.01
E.3.6.07 Guideline Landscaping of private open spaces Complies: The majority of plants are to

should be attractive, durable and drought-
resistant.

be native and/or drought tolerant plants
that have a long season of interest and
have proven well-suited to Menlo Park’s
microclimate.

See included planting palette sheet L4.0

E.3.7 Parking, Service and Utilities

General Parking and Service Access
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Standards and Guidelines: 1400 El Camino Real Project Compliance Worksheet

Section | Standard or Reguirement Evaluation
Guideline

E.3.7.01 Guideline The location, number and width of parking | Complies: A valet parking access point
and service entrances should be limited to | will be provided along with a driveway
minimize breaks in building design, access point to the garage, which
sidewalk curb cuts and potential conflicts requires two curb cuts along El Camino
with streetscape elements. Real totaling 54 feet in width and most of

the streetscape frontage for vehicle drop-
off. Proposed curb cuts along El Camino
Real would accommodate two street
trees to be planted, a traffic light pole,
and a pedestrian crossing signal pole. A
service driveway is located at the rear of
the site along Glenwood Avenue. The
proposed project would result in an
overall reduction in the number of
driveway curb cuts, from four to three, as
compared with existing conditions.

See sheet A1.01

E.3.7.02 Guideline In order to minimize curb cuts, shared Not Applicable: The proposed project is a
entrances for both retail and residential commercial hotel use, and does not
use are encouraged. In shared entrance include residential uses. The proposed
conditions, secure access for residential project would result in an overall
parking should be provided. reduction in the number of driveway curb

cuts, from four to three, as compared
with existing conditions.

E.3.7.03 Guideline When feasible, service access and loading | Complies: The service area access is
docks should be located on secondary located off of Glenwood Avenue at the
streets or alleys and to the rear of the southeast comer of the building site.
building. See sheet A1.01

E.3.7.04 Guideline The size and pattern of loading dock Complies: The service drive does not use
entrances and doors should be integrated | gates to close off the drive. The service
with the overall building design. drive building elevation uses the same

materials as the rest of the facades.

E.3.7.05 Guideline Loading docks should be screened from Complies: The service area is exterior to
public ways and adjacent properties to the | the building and does not include an
greatest extent possible. In particular, industrial style of loading dock.
buildings that directly adjoin residential
properties should limit the potential for
loading-related impacts, such as noise.

Where possible, loading docks should be
internal to the building envelope and
equipped with closable doors. For all
locations, loading areas should be kept
clean.

E.3.7.06 Guideline Surface parking should be visually Complies: There is no surface parking.
attractive, address security and safety
concerns, retain existing mature trees and
incorporate canopy trees for shade. See
Section D.5 for more compete guidelines
regarding landscaping in parking areas.

Utilities

E.3.7.07 Guideline Al utilities in conjunction with new Complies: All utilities will be placed
residential and commercial development underground where they enter the
should be placed underground. property. The overhead PG&E high-

voltage transmission lines on Glenwood
Avenue cannot be placed underground.
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Standards and Guidelines: 1400 El Camino Real Project Compliance Worksheet

Section | Standard or Reguirement Evaluation
Guideline

E.3.7.08 Guideline Above ground meters, boxes and other Complies: Above ground meters and
utility equipment should be screened from | utility equipment located in wood fence
public view through use of landscaping or | screened area adjacent to the service
by integrating into the overall building area access at the southeast comer of
design. the building site. Backflow and fire

department connections at back of
sidewalk against wood screening/fence
on Glenwood Avenue side at southeast
corner of the lot and screened with
nandina domestica (heavenly bamboo).
See sheets F2.01 and L4.02

Parking Garages

E.3.7.09 Standard To promote the use of bicycles, secure Complies: Per Table F1 four long-term
bicycle parking shall be provided at the and four short-term bicycle parking
street level of public parking garages. spaces are required. Four secured,
Bicycle parking is also discussed in more employee bicycle parking spaces would
detail in Section F.5 “Bicycle Storage be provided adjacent to the elevator at
Standards and Guidelines.” the garage level.

See sheet A2.0

Four public bicycle parking spaces to be

provided at the sidewalk adjacent the

intersection of El Camino Real and
+Glenwood Avenue, with two bike racks

that each can secure two bicycles.

See sheet L1.02

E.3.7.10 Guideline Parking garages on downtown parking Not Applicable: Parking for building is
plazas should avoid monolithic massing by | below grade.
employing change in fagade rhythm,
materials and/or color.

E.3.7.11 Guideline To minimize or eliminate their visibility and | Complies: Parking for building is below
impact from the street and other significant | grade.
public spaces, parking garages should be
underground, wrapped by other uses (i.e.
parking podium within a development)
and/or screened from view through
architectural and/or landscape treatment.

E.3.7.12 Guideline Whether free-standing or incorporated into | Complies: Only the garage ramp would
overall building design, garage fagades be visible from the street, as the garage
should be designed with a modulated is fully below grade. Ramp design is
system of vertical openings and pilasters, integrated into the building design.
with design attention to an overall building
fagade that fits comfortably and compatibly
into the pattem, articulation, scale and
massing of surrounding building character.

E.3.7.13 Guideline Shared parking is encouraged where Complies: Parking garage is valet
feasible to minimize space needs, and itis | parking only, which will allow for
effectively codified through the plan’s off- continually managed parking.
street parking standards and allowance for
shared parking studies.

E.3.7.14 Guideline A parking garage roof should be Complies: Garage roof used as plaza
approached as a usable surface and an courtyard on the ground floor.
opportunity for sustainable strategies,
such as installment of a green roof, solar
panels or other measures that minimize
the heat island effect.

E.3.8 Sustainable Practices

Overall Standards
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Menlo Park EI Camino Real/Downtown Specific Plan
Standards and Guidelines: 1400 El Camino Real Project Compliance Worksheet

Requirement

Evaluation

Section Standard or
_Guideline
E.3.8.01 Standard

Unless the Specific Plan area is explicitly
exempted, all citywide sustainability codes
or requirements shall apply.

Tentatively Complies: Per project
architect, the building design will be
compliant with current the City's green
building requirements and will meet a
minimum of LEED Silver.

Overall Guidelines

E.3.8.02

Guideline

Because green building standards are
constantly evolving, the requirements in
this section should be reviewed and
updated on a regular basis of at least
every two years.

Tentatively Complies: Per project
architect, the building design will be
compliant with current green building
requirements.

Leadership in Energy and Environmental Design (LEED) Standards
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Standards and Guidelines: 1400 EI Camino Real Project Compliance Worksheet

Requirement

Evaluation

Section | Standard or
Guideline
E.3.8.03 Standard

Development shall achieve LEED
certification, at Silver level or higher, or a
LEED Silver equivalent standard for the
project types listed below. For LEED
certification, the applicable standards
include LEED New Construction; LEED
Core and Shell; LEED New Homes; LEED
Schools; and LEED Commercial Interiors.
Attainment shall be achieved through
LEED certification or through a City-
approved outside auditor for those projects
pursing a LEED equivalent standard. The
requirements, process and applicable fees
for an outside auditor program shall be
established by the City and shall be
reviewed and updated on a regular basis.
LEED certification or equivalent standard,
at a Silver lever or higher, shall be
required for:

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

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

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

e  Major alterations that are 20,000
gross square feet or more in existing
buildings of Group B, M and R
occupancies, where interior finishes
are removed and significant upgrades
to structural and mechanical,
electrical and/or plumbing systems
are proposed.

All residential and/or mixed use

developments of sufficient size to require

LEED certification or equivalent standard

under the Specific Plan shall install one

dedicated electric vehicle/plug-in hybrid
electric vehicle recharging station for every

20 residential parking spaces provided.

Per the Climate Action Plan the complying

applicant could receive incentives, such as

streamlined permit processing, fee
discounts, or design templates.

Tentatively Complies: Per preliminary
LEED checkiist, the building would be
designed to meet a minimum of LEED
Silver level requirements. An updated
LEED checklist will be required in the
building permit stage, and the project is
required to be certified at LEED Silver or
higher level.

Leadership in Energy and Environmental Design (LEED) Guidelines
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Menlo Park El Camino Real/Downtown Specific Plan
Standards and Guidelines: 1400 El Camino Real Project Compliance Worksheet

Reguirement™

Evaluation #

Section Standard or
Guideline
E.3.8.04 Guideline

The development of larger projects allows
for more comprehensive sustainability
planning and design, such as efficiency in
water use, stormwater management,
renewable energy sources and carbon
reduction features. A larger development
project is defined as one with two or more
buildings on a lot one acre or larger in
size. Such development projects should
have sustainability requirements and GHG
reduction targets that address
neighborhood planning, in addition to the
sustainability requirements for individual
buildings (See Standard E.3.8.03 above).
These should include being certified or
equivalently verified at a LEED-ND
(neighborhood development), Silver level
or higher, and mandating a phased
reduction of GHG emissions over a period
of time as prescribed in the 2030
Challenge.

The sustainable guidelines listed below
are also relevant to the project area. They
relate to but do not replace LEED
certification or equivalent standard rating
requirements.

Not Applicable: This project does not
meet the definition of a “larger project,”
and therefore is not subject to LEED-ND
compliance.

Building Design Guidelines

E.3.8.05 Guideline Buildings should incorporate narrow floor Complies: The floor plate depth is
plates to allow natural light deeper into the | between 40 feet and 60 feet at all areas.
interior.

E.3.8.06 Guideline Buildings should reduce use of daytime Complies: The proposed building uses
artificial lighting through design elements, | significant areas of glazing to maximize
such as bigger wall openings, light natural light for interior spaces.
shelves, clerestory lighting, skylights, and
translucent wall materials.

E.3.8.07 Guideline Buildings should allow for flexibility to Complies: Vertical metal brise soleil
regulate the amount of direct sunlight into | louver panels proposed for guestroom
the interiors. Louvered wall openings or window shading. Recessed windows
shading devices like bris soleils help with shading canopies proposed for
control solar gain and check overheating. ground level glazing.

Bris soleils, which are permanent sun-
shading elements, extend from the sun-
facing fagade of a building, in the form of
horizontal or vertical projections
depending on sun orientation, to cut out
the sun’s direct rays, help protect windows
from excessive solar light and heat and
reduce glare within.

E.3.8.08 Guideline Where appropriate, buildings should Complies: Tree planting and vertical
incorporate arcades, trellis and trellis elements are proposed for the
appropriate tree planting to screen and southern fagade on Glenwood Avenue.
mitigate south and west sun exposure Additional planting and shade structures
during summer. This guideline would not are proposed for the internal plaza
apply to downtown, the station area and courtyard area, which will receive the
the west side of EI Camino Real where western sun.
buildings have a narrower setback and
street trees provide shade.

E.3.8.09 Guideline Operable windows are encouraged in new | Complies: All guestrooms have operable

buildings for natural ventilation.

windows.
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Menlo Park El Camino Real/Downtown Specific Plan
Standards and Guidelines: 1400 El Camino Real Project Compliance Worksheet

driveways and parking lots to minimize
stormwater run-off from paved surfaces.

Section | Standard or Requirement” e Evaluation
Guideline
E.3.8.10 Guideline To maximize use of solar energy, buildings | Complies: Rooftop area will be provided
should consider integrating photovoltaic for future solar panel installation per the
panels on roofs. Califonia Energy Code. A solar hot
water system will be used to preheat
water for building hot water supply.
See sheet M2.05
E.3.8.11 Guideline Inclusion of recycling centers in kitchen Complies: Recycling areas will be
facilities of commercial and residential provided adjacent to the kitchen and
buildings shall be encouraged. The service access area.
minimum size of recycling centers in See sheet A2.01.
commercial buildings should be 20 cubic
feet (48 inches wide x 30 inches deep x 24
inches high) to provide for garbage and
recyclable materials.
Stormwater and Wastewater Management Guidelines
E.3.8.12 Guideline Buildings should incorporate intensive or Not Applicable: The placement of
extensive green roofs in their design. mechanical equipment and elevator
Green roofs harvest rain water that can be | overrun on the roof coupled with the
recycled for plant irrigation or for some relatively small roof surface area of the
domestic uses. Green roofs are also building limits opportunities to incorporate
effective in cutting-back on the cooling a green roof.
load of the air-conditioning system of the
building and reducing the heat island
effect from the roof surface.
E.3.8.13 Guideline Projects should use porous material on Not Applicable: The project will be over

structure extending to all lot lines;
therefore, the use of porous paving
materials will not assist in filtering and
recharging the groundwater on this
project.

Landscaping Guidelines

E.3.8.14 Guideline Planting plans should support passive Complies: Deciduous street trees along
heating and cooling of buildings and Glenwood Avenue will provide shade in
outdoor spaces. the summer, yet allow additional light in

the winter. A large native evergreen oak
in the plaza courtyard will provide year-
round shade of the largest paved area.

E.3.8.15 Guideline Regional native and drought resistant Complies: The vast majority of plants will
plant species are encouraged as planting be native and/or drought tolerant plants.
material. See included planting palette and sheet

L4.0

E.3.8.16 Guideline Provision of efficient irrigation system is Tentatively Complies: Per project
recommended, consistent with the City's architect, project will meet the City’s
Municipal Code Chapter 12.44 "W ater- Water Efficient Landscape Ordinance
Efficient Landscaping". requirements.

| Lighting Standards

E.3.8.17 Standard Exterior lighting fixtures shall use fixtures Complies: Building lighting will be
with low cut-off angles, appropriately designed to reduce light pollution. Light
positioned, to minimize glare into dwelling | fixtures at building fagade have
units and light pollution into the night sky. perforated metal openings to reduce light

cast towards street and reflect light off of
building surface. Dimmable LED fixtures
used per details sheet A8.21A
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Menlo Park El Camino Real/Downtown Specific Plan

Standards and Guidelines: 1400 El Camino Real Project Compliance Worksheet

Beguirement

Evaluation

Section Standard or
Guideline
E.3.8.18 Standard

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

Complies: All parking is underground and
will not be visible.

Lighting Guidelines

systems with advanced lighting control,
including motion sensors tied to dimmable
lighting controls or lighting controlled by
timers set to turn off at the earliest
practicable hour, are recommended.

E.3.8.19 Guideline Energy-efficient and color-balanced Tentatively Complies: Per project
outdoor lighting, at the lowest lighting architect, lighting will be designed to be
levels possible, are encouraged to provide | attractive, low energy, and will provide for
for safe pedestrian and auto circulation. safe usage.

E.3.8.20 Guideline Improvements should use ENERGY Tentatively Complies: Per project
STAR-qualified fixtures to reduce a architect, Energy star qualified fixtures
building’s energy consumption. will be use wherever possible.

E.3.8.21 Guideline Installation of high-efficiency lighting Tentatively Complies: Per project

architect, high efficiency lighting and
advance lighting controls will be used to
meet LEED Silver and CalGreen
standards as required. Dimmable LED
lights will be used for feature lighting at
building fagade and entrance canopy
support.

Green Building Material Guidelines

sources is encouraged.

E.3.8.22 Guideline The reuse and recycle of construction and | Tentatively Complies: Per project
demolition materials is recommended. The | architect, the reuse and recycling of
use of demolition materials as a base construction materials will occur per
course for a parking lot keeps materials LEED guidelines and a plan will be
out of landfills and reduces costs. prepared prior commencement of

construction. A final report of waste
stream materials will be prepared and
provided at the end of construction.

E.3.8.23 Guideline The use of products with identifiable Tentatively Complies: Per project
recycled content, including post-industrial architect, recycled materials and
content with a preference for post- products with recycled content will be
consumer content, are encouraged. given priority selection during

construction, per LEED guidelines.
Documentation of recycled materials will
be provided at the end of construction.

E.3.8.24 Guideline Building materials, components, and Tentatively Complies: Per project
systems found locally or regionally should | architect, regional materials and products
be used, thereby saving energy and will be given priority selection during
resources in transportation. construction, per LEED guidelines.

Documentation of regional and local
materials will be provided at the end of
construction.

E.3.8.25 Guideline A design with adequate space to facilitate | Complies: A designated trash and
recycling collection and to incorporate a recycling area has been located along
solid waste management program, the service drive along Glenwood
preventing waste generation, is Avenue to facilitate a responsible waste
recommended. management program.

Recology has reviewed the project for
service and space requirements.

E.3.8.26 Guideline The use of material from renewable Tentatively Complies: Per project

architect, renewable materials and
products will be given priority selection
during construction, per LEED guidelines.
Documentation of renewable materials
will be provided at the end of
construction.
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Ralph Osterling Consultants, Inc.
1650 Borel Place, Suite 204

San Mateo, CA 94402- 3508HEGE!V =§f=’=§=/‘\

JUN 2 3 2015
June 18, 2015 CITY OF MENLO PARK =
VIA EMAIL PLANNING HDS'IERLING
Mr. Jeff Pollock $ (ONSOLTANTS I
Pollock Financial Group fggggé&gﬁ)ﬁ&?ﬁ
150 Portola Road MMA’I‘EQG&WIB&

Portola Valley, CA 94028
RE: Tree assessment, Menlo Park Hotel site
Dear Mr. Pollock:

Pursuant to your request for me to assess the trees at the above vacant project site located at
the corner of El Camino Real and Glenwood Avenue, Menlo Park, below is my assessment.

The property was cleared some time ago based on the young invasive weedy growth that has
established on the site. Four ltalian cypress trees are located on the subject property
immediately adjacent to and against the building on Glenwood Avenue. All are in good condition
and no disease or insect problems were noted. In addition, two young crepe myrtle street trees
are growing in the median area between the sidewalk and curb. These were not planted as part
of the remaining streetscape since they are much smaller and of different species than other
adjacent trees.

The Menlo Park Heritage Tree Ordinance requires removal permits for all trees 12 inches and
larger plus considerations for native trees including coast live oak. None of these trees are 12
inches in diameter at dbh, nor are any native. Therefore it is my professional opinion that they
exempt from the Ordinance.

Should you or others have questions or concerns, please contact me at your convenience.

Respectfully,

GH Dty

l

Ralph Osterling, President, ACF, CLFA
Registered Professional Forester #38
State of California

RSO:js

Phone: (650) 573-8733 Fax: (650) 345-7890 Email: ralph@ralphosterling.com




Attachment #4

Ralph Osterling Consultants, Inc.

1650 Borel Place, Suite 204
San Mateo, CA 94402-3508

November 18, 2015

# CONSULTANTS NG
PHONE (650) 573 8738
Mr. Jeff Pollock, 1660 BOREL PLAGE 252

Vice President SANMATEQ CAOH02

Pollock Financial Group
150 Portola Road
Portola Valley, CA 94028

RE: Revised Foresters Report, Menlo Park Hotel Project, Glenwood at El Camino Real

Dear Jeff:

Pursuant to your request to review the assessment | submitted on June 18, 2015, below is my
revised report that reflects the City's comments.

1. The City’s Heritage Tree Ordinance defines heritage trees as any tree with a trunk diameter
of 15 inches or greater measured at 54 inches above grade, not 12 inches as noted in the
report. Furthermore, native oak trees greater than 10 inches in diameter are heritage trees.
More information on Heritage Trees, including the full definition of a heritage tree is
available here: http://www.menlopark.org/205/Heritage-Trees.

2. The report must include an inventory of all trees and near the project site within
approximately 10 feet of the property line that could potentially be impacted by the
proposed project. Specifically, in addition to the on-site and street trees described in the
report, the inventory should also include the large trees on the adjacent property to the rear
and to the left side. The report should indicate the location, size, species, condition, and
disposition of each tree, and identify each tree with a discrete number. The large ash tree
growing in the garden on the adjacent property is more than 10 feet from the property line
and, therefore, is not included in this inventory. Secure fencing prevented access so the
measurement was taken from the property line fence. Construction activities will not impact
this tree. A 9 inch diameter evergreen pear (Tag #39500) is growing in the planter box at
1422 El Camino and is located 5 feet from the property corner. This tree is too small and
construction activities will not impact it.

3. The report shall include recommendations for continued health of the trees to be retained.
The arborist must review the project plans and conduct the tree analysis within the context
of the proposed development. The information presented in the arborist report must be
accurately incorporated into the project plans.

Phone: (650) 573-8733 Fax: (650) 345-7890 Email: ralph@ralphosterling.com




Mr. Jeff Pollock
November 18, 2015
Page 2

No trees will remain on the property and those on the adjacent properties will not be impacted by
the project.

Should you or others have concerns or comments, please contact me at your convenience.

Respectfully,

CHL Dty

Ralph Osterling, President, ACF, CLFA
Registered Professional Forester #38
State of California

RSO:js

Phone: (650) 573-8733 Fax: (650) 345-7890 Email: ralph@ralphosterling.com {




CITY OF

MENLO PARK

G1.

Planning Commission

REGULAR MEETING MINUTES

Date: 11/16/2015

Time: 7:00 p.m.

City Council Chambers

701 Laurel St., Menlo Park, CA 94025

Call To Order
Chair John Onken called the meeting to order at 7:01 p.m.

Roll Call

Present: Drew Combs, Katie Ferrick, John Kadvany, Larry Kahle, John Onken and Katherine
Strehl

Absent: Susan Goodhue

Staff: Thomas Rogers, Interim Principal Planner, Michele T. Morris, Assistant Planner, Tom Smith,
Associate Planner, Kyle Perata, Associate Planner

Study Session

Study Session/Pollock Realty Corporation/1400 El Camino Real:

Request for a study session for the public benefit bonus proposal associated with the architectural
control request to construct a new 63-room hotel consisting of four stories and an underground
parking level on an approximately half-acre site 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) on the subject site. The public
benefit bonus proposal includes the contribution of Transient Occupancy Tax (TOT) revenues to
the City on an on-going basis. No actions will take place at this meeting, but the study session will
provide an opportunity for the Planning Commission and the public to become more familiar with
the proposal and to provide initial feedback on the applicability of the Public Benefit Bonus. (Staff
Report #15-029-PC)

Staff Comment: Interim Principal Planner Rogers said he was standing in for Jean Lin, Associate
Planner, the staff lead for this project proposal. He said correspondence was received from Ms.
Lorraine Moriarity, Director of the Society of St. Vincent DePaul of San Mateo County, noting
interactions with the project design team and the potential of this project sharing structural walls.
He said generally the project was on track for the public benefit bonus. He said a fiscal impact
study was done by an independent consultant who indicated $600,000 per year TOT would be
generated to the City from this project. He said even in a low economic phase the study indicated
TOT contribution to the City from the project would be in the $400,000 range. He said the study
session was required for public benefit bonus projects and the Commission was asked to consider
and comment on that and the architectural control for the project.

Questions of Staff: Commissioner Kahle commented on the use of TOT as a public benefit and
asked if that applied to other hotels as well. Interim Principal Planner Rogers said that TOT was
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Approved Excerpt Minutes Page 2

an inherent public benefit that the project would provide and not that the project would add extra
TOT. He said the another hotel use that tripped the public benefit bonus was the Marriott
Residence Inn that converted an existing building and in doing so was just a fraction over the
public benefit threshold. He said the Planning Commission and City Council in the 2013 timeframe
approved that conversion of an existing use at the public benefit bonus level. He said that was a
127-room hotel and thus had greater TOT; however this hotel was for a different market with a
higher room rate, and in the end the TOT provided by the different hotels might be comparable.

Applicant Presentation:

Mr. Jeff Pollock, representing Pollock Realty Corp, and Pollock 1400 ECR LLC or the Boutique
Hotel LLC, introduced Mr. Ross Edwards, their construction and design advisor. He said they were
requesting a 1.5 FAR bonus, which would be 33,750 square feet of conditional use plus 17,600
square feet of below grade parking. He noted the proposed pavilion in front of the project along El
Camino Real and a courtyard with a 72-inch diameter oak and space for outdoor events and
outside seating/standing for patrons of the hotel’s restaurant and bar. He said the underground
stackable parking would accommodate 72 cars and there would be valet parking. He said
regarding justification for the additional FAR that the base zoning FAR was 1.1 and that would be
24,750 square feet. He said to be a viable hotel they needed the 1.5 FAR mainly because this was
a small .5 acre site and they needed a flexible way to activate the ground floor and make it
economically viable with a restaurant and event space. He said the fiscal impact study indicated
about $604,000 in TOT annually and it would be an ongoing revenue source. He said the hotel
would increase vibrancy in the downtown noting that it had a premier location close to Caltrain and
was within walking distance to the downtown, and would create additional foot traffic and
interaction with the community. He said they have committed to dedicating a right-hand turn lane
from Glenwood Avenue onto EI Camino Real to improve traffic efficiency at this key intersection.
He said landscape plans for the setback area would dramatically improve the facade and this
corner property. He said the sidewalk on Glenwood Avenue would be improved, widened and
provide outdoor seating. He said they would improve the curb and gutters on both frontages. He
said the project would provide economic stimulus for the community. He said they would be LEED
silver equivalent. He said regarding community advocacy that he and his father have been active
members of the community for 50 years; they would check in with the big local employers and find
out what they needed in a boutique hotel; they would provide a nice ambience with music and
entertainment at the site; and they would refer back and promote local businesses. He said they
considered that if they did the project right they could bring eight to ten, and even 12 million in TOT
over the next 10 years for the City.

Chair Onken opened public comment. He closed public comment.

Commission Comments: Commissioner Kahle noted the 16-inch oak tree over the basement. Mr.
Ross Edwards said they were working with their arborist and would dig a pit to accommodate the
tree and there would not be a lift at that location.

Discussion ensued about the parking garage and stacking system. The applicants indicated that
parking would be valet only, that there would be signage to keep cars from advancing past a
certain point, parking there would be for the restaurant as well, and describe the flow to make the
parking work.

Commissioner Kahle said it seemed the building would appear monolithic and as it was on a
prominent corner building would something to alleviate that. He said rather than the steel pavilion
at the entry lobby he would like to see something more dramatic there as the focal point. Mr.
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Edwards said they didn’t like the sloped braces and that would change. He said the port cochere
would get fatter as an element. He said Planning staff had indicated architectural detail was
needed and they were in the process of changing their design plans.

Mr. Pollock said he would like to meet his design team to meet with the Commission sooner rather
than later as they would like to get even more specific input. He said they met with neighbors
recently mainly about shoring and tie back arrangements. He said they would do whatever they
could to address any privacy concerns.

Commissioner Ferrick said the project was on the right track and would help activate El Camino
Real and the downtown. She suggested they strive for LEED gold or better noting that LEED silver
essentially met state building code. Mr. Pollock said it made sense to strive for that and they would
like to do so within their budget. She said she supported the 1.5 FAR as the project was located at
the best place for that — a busy intersection with proximate transit. She said a hotel in the Plan
area was essentially a public benefit in the sense that it would generate revenue for the City
annually. She said she liked the local network and relationships. She said she would just like
greater environmental sustainability including water and energy efficiencies.

Commissioner Kadvany said the TOT was a major part of what could be counted as public benefit.
He said the question was whether the TOT funds would go into the Plan area, which was
preferable, or into the City’s general fund, which was less preferable. He said the street level of
the building looked pretty interesting and noted the curtain wall element. He said the building
above the first floors looked very linear and that the hotel needed a more interesting design. He
said a functional concern was for the corner windows noting if those were for rooms, the view
would be of Camino Real, and only private if the curtains were closed. He said they needed a
better look noting they were getting the bonus level FAR. He said the rear fagade also needed
improvement.

Mr. Edwards said the project was a hotel and articulation impacted room size. He said they were
working with the minor and major building setbacks required under the Specific Plan. He said the
building would be rectangular. He said facing Glenwood Avenue, the rooms would have brise
soleil louvers. He said the rooms facing the courtyard would have the best view and they would
maximize the glass there.

Commissioner Kadvany said if they couldn’t change the structure they would have to find a solution
to improve the look of the hotel.

Mr. Pollock said they would be changing the colors and were using wood product with a rich color.
He said they would like to meet with their architect and see what could be done on this .5 acre lot.
He said the rooms were already at 338 square feet. He said they would like to get comments from
the Commissioner early on as they further developed the design.

Chair Onken said the rendering showed something mundane that looked like many other hotels
along EI Camino Real. He said the drawing on the screen looked different. He said he agreed that
they all wanted a hotel that impressed people. He suggested they might be able to modulate the
parapet to create interest. He discussed with the applicants his concerns about the area traffic
conditions and the impact of this building’s access and egress on that. The applicants indicated
they had a traffic consultant working with them and were providing the dedicated right-turn lane.
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Commissioner Combs said generally he thought the project was nice. He said that the applicants
were getting a bonus whose value was not being shared with the City. He said he was not sure
whether TOT should be the public benefit. Mr. Pollock said it was in the Specific Plan and the City
would get 12% the first year whether the project worked or failed. Mr. Edwards said the other
benefit was the vitalization the hotel would bring. He said there would an incredible restaurant at
the site.

Commissioner Kahle said he also was concerned that TOT was the only public benefit. He asked
if there was space they could offer to the public at least once a year. Mr. Pollock said they were
very charitable and could perhaps offer to host a State of the City event in the future, or some non-
profit use. He said they were very community oriented and were open to ideas.

Commissioner Strehl said the public benefit of this project was the TOT, and over 10 years could
possibly be $7,000,000 to the City, which was more than any Specific Plan project’s contribution of
public benefit that they had seen thus far. She said also they were installing a dedicated right lane
onto El Camino Real that was an investment for the public, and they would pay into the BMR
housing fund. She said she was not uncomfortable with the public benefit. She asked about the
laundry. Mr. Pollock said it would be taken offsite.

Commissioner Kadvany said he liked Chair Onken’s suggestion to do something interesting with
the roofline. He said the area above the port cochere and lobby seemed to create negative space
that needed something to enhance it. He mentioned the sculptural solution of the Café Borrone
building. Mr. Pollock said they were striking a balance between modern and traditional, and would
use rich materials and lighting that would hold its value over time.

Commissioner Ferrick said she wanted to see a greater investment in sustainability features. She
said that added cost to the project which she saw as public benefit in assisting the City to get
closer to its net zero greenhouse emissions goal. She asked about Ms. Moriarity’s concern
regarding foundation work. Mr. Pollock said they had met with Ms. Moriarity and would continue to
do so but at this point they had not discussed the shoring. He said she has a facility person with
whom they would speak about the shoring and any privacy concerns she might have.

Commissioner Kahle asked about the stairway on the corner as he felt it was very prominent and
tall. Mr. Edwards said they had worked on several iterations of the location of the stairway with
staff. He said it has been rotated, moved back, would have a 42 to 48 inch wall, and be gated.
Commissioner Kahle asked what the feature at the top was. Mr. Edwards said it was probably a
railing but they had not detailed it yet, and would get back to the Commissioner about.

Commissioner Combs wanted to clarify that he well knew TOT was a public benefit that hotels
provide. He said his concern was that public benefit was something that should be discussed and
it should not be always assumed that TOT was sufficient.

Chair Onken said also public benefit was getting a quality structure. He said people would be okay
with the four stories as long as they thought the project was worthwhile.

Commissioner Kadvany said he did not think the building had any personality and he thought that
was what needed.

Interim Principal Planner Rogers said their Economic Development Manager Jim Cogan was
present as well. He summarized the Commission’s comments as follows:
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» Generally more support than not (noting one Commissioner was absent) for TOT being
the primary public benefit
Design suggestions independent of public benefit

* Also the ideas that design could be tied to public benefit and quality design was an
example of that

e Individual Commissioner suggestions of sustainability being a public benefit element as
well as opening up the public spaces to the public more formally

e More Commissioners than not indicated design fundamentals could be solid but
additional interest and thought were needed for the corner treatment, other prominent
spots and rear facade.

Chair Onken said he would like the applicants to stay open to the possibilities and through staff to
share with Commissioners what they are developing.

Interim Principal Planner Rogers said applicants could meet individually with Commissioners, if the
Commissioners had time and interest, while developing their design as long as the applicants and

Commissioners did not report to each other what the other Commissioners were saying to be
compliant with public meeting laws.

Adjournment

Chair Onken adjourned the meeting at 9:19 p.m.

Staff Liaison: Thomas Rogers, Interim Principal Planner
Recording Secretary: Brenda Bennett

Approved by the Planning Commission on December 14, 2015
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CITY OF

B1.

B2.

B3.

B4.

Housing Commission

REGULAR MEETING MINUTES - DRAFT

Date: 11/4/2015
Time: 5:30 p.m.
Administration Building

MENLO PARK 701 Laurel St., Menlo Park, CA 94025

Chair Clarke called the meeting to order at 5:33 p.m.

Roll Call

Present: Clarke (Chair), Cadigan, Calder, Dodick, Tate
Absent: None
Staff: Cogan, Curtin, Lin

Public Comment - None

Regular Business
Selection of Chair and Vice Chair

ACTION: Motion by Clarke, Second by Cadigan, to approve Tate as Housing Commission Chair;
Motion passes; 5-0.

ACTION: Motion by Cadigan, Second by Calder, to approve Clarke as Housing Commission Vice
Chair; Motion passes; 5-0.

Approve the Below Market Rate In Lieu Fee Agreement Term Sheet with Pollock Realty
Corporation for 1400 El Camino Real (Staff Report 15-002-HC).

Associate Planner Jean Lin provided the staff presentation. Ross Edwards from Pollock Realty
Corporation presented on the project and the Below Market Rate Housing proposal.

ACTION: Motion by Cadigan, Second by Calder, to approve the Below Market Rate Housing In
Lieu Fee Term Sheet with Pollock Realty Corporation for 1400 El Camino Real. Motion passes; 5-0.

Approve the minutes of the January 28, 2015, Housing Commission Special Meeting.

ACTION: Motion by Cadigan, Second by Dodick, to approve the minutes of January 28, 2015,
Housing Commission Special Meeting. Motion passes; 4-0-1 (Clarke abstain).

Approve the minutes of the May 28, 2015, Housing Commission Special Meeting.

ACTION: Motion by Cadigan, Second by Dodick, to approve the minutes of the May 28, 2015,
Housing Commission Regular Meeting. Motion passes; 4-0-1 (Calder abstain).
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B5.  Approve the minutes of the August 5, 2015, Housing Commission Regular Meeting.

ACTION: Motion by Cadigan, Second by Clarke, to approve the minutes of the May 28, 2015,
Housing Commission Regular Meeting. Motion passes; 3-0-2 (Dodick and Tate abstain).

C. Reports and Announcements

C1.  Commissioner Reports.
Cadigan remarked on information for comparison re: Redwood City Housing impact fee.
Tate reported on attending the San Mateo County Housing Leadership Day.
Curtin introduced Jim Cogan, assuming Housing Commission liaison.

Cogan announced the City received three responses to the Notice of Funding Availability (NOFA)
released on July 27, 2015.

D. Informational ltems - None

E. Adjournment
Chair Clarke adjourned the meeting at 6:09 p.m.
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BELOW MARKET RATE HOUSING IN LIEU FEE AGREEMENT

This Below Market Rate Housing In Lieu Fee Agreement (“Agreement”) is made as of
this ___ day of , 2016 by and between the City of Menlo Park, a California
municipality (“City”) and Pollock Realty Corporation, LLC, a California Corporation
(“Applicant”), with respect to the following:

RECITALS

A. Applicant owns certain real property in the City of Menlo Park, County of San
Mateo, State of California, consisting of approximately 22,489 square feet,
more particularly described as Assessor's Parcel Number: 061-422-190 and
061-422-330 (“Property”), more commonly known as 1400 El Camino Real,
Menlo Park.

B. The Propenrty previously contained a gas station use, which was demolished
in December 2013. The gross floor area of the previous gas station building
is approximately 1,932 square feet.

C. Applicant proposes to construct a 61-room hotel consisting of four stories
and an underground parking level totaling approximately 33,657 square feet.
Applicant has applied to the City for architectural control and use permit
approval at the Public Benefit Bonus level (“Project”), which would exceed
the Base level floor area ratio (FAR) for uses on the subject site.

D. Applicant is required to comply with Chapter 16.96 of City’s Municipal Code
(‘BMR Ordinance”) and with the Below Market Rate Housing Program
Guidelines (“Guidelines”) adopted by the City Council to implement the BMR
Ordinance. In order to process its application, the BMR Ordinance requires
Applicant to submit a Below Market Rate Housing Agreement. This
Agreement is intended to satisfy that requirement. Approval of a Below
Market Rate Housing Agreement is a condition precedent to the approval of
the applications and the issuance of a building permit for the Project.

E. Residential use of the Property is allowed by the applicable zoning
regulations. Applicant is not proposing to construct residential uses as part of
the Project. Site constraints due to the requirement to construct a right-turn
pocket along the project’'s Glenwood Avenue frontage and to develop a
financially viable hotel project on an approximately half-acre infill site limit
opportunities to develop residential uses as part of the Project as it is
currently designed. Applicant does not own any sites in the City that are
available and feasible for construction of sufficient below market rate
residential housing units to satisfy the requirements of the BMR Ordinance.
Based on these facts, the City has found that development of such units off-




site in accordance with the requirements of the BMR Ordinance and
Guidelines is not feasible.

F. Applicant, therefore, is required to pay an in lieu fee as provided for in this
Agreement. Applicant is willing to pay the in lieu fee on the terms set forth in
this Agreement, which the City has found are consistent with the BMR
Ordinance and Guidelines.

NOW, THEREFORE, the parties agree as follows:

1. If Applicant elects to proceed with the Project, Applicant shall pay the in lieu
fee as provided for in the BMR Ordinance and Guidelines. Notwithstanding
the proceeding, nothing in this Agreement shall obligate Applicant to proceed
with the Project. The applicable in lieu fee is that which is in effect on the
date the payment is made. The in lieu fee will be calculated as set forth in
the table below; however, the applicable fee for the Project will be based
upon the amount of square footage within Group B at the time of payment.
The estimated in lieu fee is provided below.

Square Component

Use Group Fee/SF  Feet Fees
Existing Building - ,
Non-Office Areas - Non-Office $8.45 1,932 ($16,325.40)
Proposed Building- )
Non-Office Areas B Non-Office $8.45 33,657 $284,401.65
Total Estimated In Lieu Fee $268,076.25

2. If the Applicant elects to proceed with the Project, the Applicant shall pay the
in lieu fee before the City issues a building permit for the Project. The in lieu
fee may be paid at any time after approval of this Agreement by the Planning
Commission. If for any reason, a building permit is not issued within a
reasonable time after Applicant’s payment of the in lieu fee, upon request by
Applicant, City shall promptly refund the in lieu fee, without interest, in which
case the building permit shall not be issued until payment of the in lieu fee is
again made at the rate applicable at the time of payment.

3. This Agreement shall be binding on and inure to the benefit of the parties
hereto and their successors and assigns. Each party may assign this
Agreement, subject to the reasonable consent of the other party, and the
assignment must be in writing.

4. If any legal action is commenced to interpret or enforce this Agreement or to
collect damages as a result of any breach of this Agreement, the prevailing

@)



party shall be entitled to recover all reasonable attorney’s fees and costs
incurred in such action from the other party.

This Agreement shall be governed by and construed in accordance with the
laws of the State of California and the venue for any action shall be the
County of San Mateo.

The terms of this Agreement may not be modified or amended except by an
instrument in writing executed by all of the parties hereto.

This Agreement supersedes any prior agreements, negotiations, and
communications, oral or written, and contains the entire agreement between
the parties as to the subject matter hereof.

Any and all obligations or responsibilities of Applicant under this Agreement
shall terminate upon the payment of the required fee.

To the extent there is any conflict between the terms and provisions of the
Guidelines and the terms and provisions of this Agreement, the terms and
provisions of this Agreement shall prevail.

IN WITNESS WHEREOF, the parties hereto have executed this Agreement as of the
day and year first written above.

CITY OF MENLO PARK Pollock Realty Corporation, LLC

By:

: By:
City Manager Jeff Pollock
Pollock Realty Corporation, LLC
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Introduction

The City of Menlo Park (City) has developed the El Camino Real/Downtown Specific Plan
(Specific Plan) to establish a framework for private and public improvements in the Specific Plan
area for the next 30 years. The Specific Plan addresses approximately 130 acres and focuses
on the character and density of private infill development, the character and extent of enhanced
public spaces, and circulation and connectivity improvements. The primary goal of the Specific
Plan is to “enhance the community life, character and vitality through mixed use infill projects
sensitive to the small-town character of Menlo Park, an expanded public realm, and improved
connections across El Camino Real.” The Specific Plan includes objectives, policies,
development standards, and design guidelines intended to guide new private development and
public space and transportation improvements in the Specific Plan area over the next 30 years.
The Plan builds upon the El Camino Real/Downtown Vision Plan that was unanimously
accepted by the Menlo Park City Council on July 15, 2008.

On June 5, 2012, the City Council certified the Menlo Park El Camino Real/Downtown Specific
Plan Program Environmental Impact Report (Program EIR). According to the Program EIR, the
Specific Plan does not propose specific private developments, but establishes a maximum
development capacity of 474,000 square feet of non-residential development (inclusive of retail,
hotel, and commercial development), and 680 new residential units.

Pollock Realty Corporation has submitted an application for a 33,657 square-foot hotel
comprised of four levels above grade with one level of below-grade parking. The hotel will
consist of 61 hotel guest rooms, restaurant and bar, and a room for private events/functions.
The project site is located at 1400 El Camino Real, and currently consists of a vacant lot which
was formerly used as a gas station. The previous gas station structures and site improvements
were in operation through the development and approval of the Specific Plan, but have since
been demolished in December 2013. The property is part of the Specific Plan area, and as such
may be covered by the Program EIR analysis. The intent of this Environmental Conformity
Analysis is to determine: 1) whether the proposed project does or does not exceed the
environmental impacts analyzed in the Program EIR, 2) whether new impacts have or have not
been identified, and 3) whether new mitigation measures are or are not required.

Existing Condition

Using El Camino Real in a north-south orientation, the subject propenrty is located at the
northeast corner of EI Camino Real, at the intersection of El Camino Real and Glenwood
Avenue, in the SP-ECR/D (El Camino Real/Downtown Specific Plan) zoning district.
Surrounding uses include a commercial office building to the north, townhouses and a mixed-
use commercial/residential development to the east, an office building and gas station to the
south, and single-family residences outside of the City limits to the east.

The project site consists of two legal parcels under the same ownership (Assessor’s Parcel
Numbers: 061-422-190 and 061-422-330), with a total lot area of approximately 0.52 acres
(22,489 square feet). The site was previously a gas station, and all previous structures have
been demolished. Previous underground storage tanks have been removed, and any site
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contamination was remediated to the standards of the San Mateo Health System. Currently, the
site is a fenced vacant lot.

Proposed Project

The project includes the demolition of existing improvements, and the construction of a new
33,657 square foot, four-story, hotel building comprised of 61 guest rooms, restaurant, bar, and
a function room with one level of below-grade parking. The proposed project would contribute
31,725 net new square feet of commercial use to the overall Specific Plan development, which
would be accounted for through deduction of this total from the maximum allowable
development under the Specific Plan, as is consistent with the Program EIR analysis. The two
existing legal parcels would be merged into one parcel.

The proposal would be at the Public Benefit Bonus level, which exceeds the Base level
development floor area ratio (FAR), and can be considered under the Specific Plan and would
not entail any changes to the General Plan. As part of the proposal, the applicant is requesting
the approval of a parking ratio for the proposed use type which does not have an established
parking ratio under the Specific Plan, specifically, a hotel use with a restaurant which does not
include independent conference facilities. A use permit is required to allow live entertainment,
on-sale of alcohol, and outdoor seating as part of the hotel and restaurant uses.

The applicant is requesting an additional 8,922 square feet of hotel use as compared with the
24,734 square feet allowed under the Base level FAR. The Specific Plan allows for a higher
amount of FAR in exchange for public benefits. As a hotel development, the project has an
inherent benefit of generating Transient Occupancy Tax (TOT) revenue for the City on an on-
going basis. An economic analysis determined that projected annual TOT revenue would be
approximately $445,000 to $756,000. The public benefit proposal has been reviewed by the
Planning Commission at a study session on November 16, 2015. The proposed development at
the Public Benefit Bonus level would not conflict with any applicable land use plans or policies.

The hotel building is organized in an “L” shape which reinforces the El Camino Real and
Glenwood Avenue corner and defines an outdoor-facing landscaped patio area, along El
Camino Real. The hotel’s public spaces, including lobby check-in, restaurant and bar, and
function room are located on the ground level. All guest rooms would be located in three upper
levels.

Access to the site is proposed off of the northbound El Camino Real frontage as a right in/right
out movement. Southbound access to the site is proposed though a U-turn movement at the
project intersection. Two driveways are proposed along the El Camino Real frontage. The
southern-most driveway (nearest the street intersection) provides one-way entry access to the
main entry area where the valet station, lobby entrance, and passenger drop-off area are
located. The second driveway is along the north (left) property line, and provides access to the
below-grade parking through an approximately 24 foot-wide two-way ramp.

Parking consists of 75 parking stalls in the underground parking area through a combination of
mechanical parking lifts and standard parking spaces.

Six existing non-heritage trees are proposed to be removed, including two crape myrtle street
trees along El Camino Real and four Italian cypress along the rear property line. The design
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includes significant landscape improvements with the addition of seven new trees and
landscaped planter boxes.

The modern design of the hotel features the use of plaster, natural stone, wood grained ceramic
tile panels, metal panels, and accents of painted metal. The hotel’s fenestration will incorporate
clear glass and proposes full-height ceiling glazing and sliding wall elements at ground level
public spaces to enhance the connection between indoor and outdoor spaces.

The project requires Planning Commission architectural control and use permit review, including
the consideration of a project at the Public Benefit Bonus level to allow a FAR above the Base
level.

Environmental Analysis

As discussed in the introduction, this comparative analysis has been undertaken to analyze
whether the project would have any significant environmental impacts that are not addressed in
the Program EIR. The comparative analysis discusses whether impacts are increased,
decreased, or unchanged from the conclusions discussed in the Program EIR. The comparative
analysis also addresses whether any changes to mitigation measures are required.

As noted previously, the proposed development consists of construction of a new 33,657 square
foot, four-story, hotel building comprised of 61 guest rooms, restaurant, bar, and a function room
with one level of below-grade parking. Assuming full occupancy, the proposed project is
estimated to generate 32 AM peak hour trips and 37 PM peak hour trips. Based on this level of
vehicle traffic, a detailed traffic study is not required to be prepared as the land use assumptions
on site are consistent with those outlined in the Specific Plan. Given the proximity of public
transit and the proposed hotel use of the project, it is likely that a higher percentage of transit
use would be achieved with the proposed use as compared to the former land use.

The proposed project is consistent with the Specific Plan land uses. The applicant has
submitted a Transportation Management Program (TDM) to reduce the number of trips
proposed. The goal of the TDM plan is to identify trip reduction methods to be implemented in
order to reduce the number of AM and PM peak single occupant vehicle (SOV) trips that are
generated by the project site. The proposed project would be subject to the fair share
contribution towards infrastructure required to mitigate transportation impacts as identified in the
Program EIR.

Aesthetic Resources

Impacts would be the same as the Specific Plan. The Program EIR concluded that the project

would not have a substantial adverse effect on a scenic view, vista, or designated state scenic
highway, nor would the project have significant impacts to the degradation of character/quality,
light and glare, or shadows.

Implementation of the proposed project would result in the construction of a hotel building and
associated site improvements. Potential aesthetic impacts at full build-out was evaluated under
the Program EIR, and determined that changes to the visual character would not be
substantially adverse, and that the impact would be considered to be less than significant. The
project would be subject to approval by the Planning Commission through architectural control
and use permit review, which would ensure aesthetic compatibility. Therefore, the project would
not result in any impacts to the existing visual character of the site and its surroundings.
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Potential light and glare impacts were evaluated under the Program EIR, and determined that
changes to light and glare would not be substantially adverse, and the resulting impact would be
less than significant. The Specific Plan includes regulatory standards and guidelines for
nighttime lighting and nighttime and daytime glare. Therefore, the proposed project would not
result in any impacts associated with substantial light or glare.

As was the case with the Specific Plan, the proposed project would not have a substantial
adverse effect on a scenic view or vista, a state scenic highway, character/quality, or light and
glare impacts. Therefore, no new impacts have been identified and no new mitigation measures
are required for the proposed project.

Agriculture Resources

Impacts would be the same as the Specific Plan. The Program EIR concluded that no impacts
would result with regard to Prime Farmland, Unique Farmland, or Farmland of Statewide
Importance, or any area zoned for agricultural use or forest land.

As was the case with the Program EIR, the proposed project would not result in any impacts to
farmland, agricultural uses, or forest land. Therefore, no new impacts have been identified and
no new mitigation measures are required for the proposed project.

Air Quality
Impacts would be the same as the Specific Plan.

AlIR-1: The Program EIR determined that emissions of criteria pollutants associated with
construction would be significant, and established Mitigation Measures AlR-1a and AIR-1b to
address such impacts. However, the Program EIR concluded that impacts could still be
significant and unavoidable even with implementation of such mitigations. The proposed project
would construct a new 33,657 square foot, four-story, hotel building comprised of 61 guest
rooms, restaurant, bar, and a function room with one level of below-grade parking. The project
would not involve the type of large-scale construction activities that would create significant
impacts, as the proposed project would be well below the 346,000 square feet of construction
screening threshold adopted by the Bay Area Air Quality Management District. Mitigation
Measure AlR-1a includes basic controls that would apply to all construction sites, and would
need to be implemented as part of the proposed project. Implementation of Mitigation Measure
AIR-1b would not be required for this project because it is below the construction screening
threshold.

AIR-2: The Program EIR determined that the Specific Plan would have long-term emissions of
criteria pollutants from increased vehicle traffic and on-site area sources that would contribute to
an air quality violation (due to being inconsistent with an element of the 2010 Clean Air Plan),
and established Mitigation Measure AIR-2 requiring implementation of Mitigation Measure TR-2
regarding Transportation Demand Management (TDM) strategies to address this impact.
However, the Program EIR noted that TDM effectiveness cannot be guaranteed, and concluded
that the impact would be significant and unavoidable. The proposed project would be consistent
with the Program EIR analysis, and as such would be required to implement Mitigation Measure
AlR-2.
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AIR-3: The Program EIR determined that the Specific Plan would increase levels of Toxic Air
Contaminants (TACs) due to increased heavy duty truck traffic, but that the impacts would be
less than significant. The proposed project would not generate an unusual amount of heavy
truck traffic relative to other hotel developments due to the limited nature of the construction,
and the proposed project’s share of overall Specific Plan development would be accounted for
through deduction of this total from the maximum allowable development under the Specific
Plan. The health risks posed by Plan-generated traffic on EI Camino Real would be less than
significant.

AlR-4: The Program EIR concluded that the Specific Plan would not have a substantial adverse
effect pertaining to particulate matter (PM, s). The proposed project is consistent with the
assumptions of this analysis.

AIR-5, AIR-6, AIR-7, AIR-8, AIR-10, and AIR-11: The Specific Plan pertains to introducing
sensitive receptors (i.e., new residences) to an environment with elevated concentrations of
TACs and PM, s could result in significant or potentially significant impacts, and established
Mitigation Measures AIR-5, AIR-7, and AIR-10 to bring impacts to less than significant levels.
The proposed project includes hotel and restaurant uses, and would not expose any new
sensitive receptors to elevated concentrations of air pollutants; therefore, Mitigation Measures
AIR-5, AIR-6, AIR-7, and AIR-10 would not need to be implemented as part of the proposed
development.

AIR-9: The Program EIR determined that the Specific Plan is fundamentally consistent with the
growth projections of the Bay Area 2010 Clean Air Plan, particularly with regard to residential
development. The project proposes commercial uses, which is consistent with the growth
projections of the Bay Area 2010 Clean Air Plan.

No new Air Quality impacts have been identified and no new mitigation measures are required
for the proposed project.

Biological Resources

Impacts would be the same as the Specific Plan. The Program EIR determined that less than
significant impacts would result with regard to special status plant and wildlife species, sensitive
natural communities, migratory birds, and jurisdictional waters and wetlands upon
implementation of the recommended Mitigation Measures BIO-1a, BIO-1b, BIO-3a, BIO-3b,
BIO-5a through BIO-5¢, and BIO-6a. The analysis also found that the Specific Plan would not
conflict with local policies, ordinances, or plans. The project site is fully developed and within a
highly urbanized/landscaped area.

The project site provides little wildlife habitat and essentially no habitat for plants other than the
opportunity ruderal species adapted to the built environment or horticultural plants used in
landscaping. The project would not result in the take of candidate, sensitive, or special-status
species.

The proposal includes the removal of six non-heritage trees, including two street trees along El
Camino Real and four trees along the rear property line.

Proposed construction activities would occur on a site that was previously developed with a gas
station, and that is currently vacant. Therefore, as with the Program EIR, the proposed project
would result in less than significant impacts to biological resources with implementation of
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Mitigation Measures BIO-1a, BIO-1b, BIO-3a, and BIO-3b, and no new mitigation measures
would be required. Mitigation Measures BIO-5a through BIO-5c pertaining to impacts to special-
status bat species would not apply as there are no buildings or trees over 12 inches in diameter
on the site that would provide potential bat roosting sites. Mitigation Measure BIO-6a pertaining
to impacts to special-status amphibians and reptiles would not apply as the site is not located
near the San Francisquito Creek. The proposed project would also not conflict with local
policies, ordinances, or plans, similar to the Program EIR. No new impacts have been identified
and no new mitigation measures are required for the proposed project.

Cultural Resources

Impacts would be the same as the Specific Plan. Mitigation Measure CUL-1 pertaining to
impacts to historic architectural resources would not apply as the site is currently vacant. The
analysis also concluded that the Specific Plan would result in less than significant impacts to
archeological resources, paleontological resources, and burial sites with implementation of
Mitigation Measures CUL-2a, CUL-2b, CUL-3, and CUL-4. With regard to the project site, the
physical conditions as they relate to archeological resources have not changed in the Specific
Plan area since the preparation of the Program EIR. The proposed project would incorporate
Mitigation Measures CUL-2a, CUL-2b, CUL-3, and CUL-4.

In accordance with Mitigation Measure CUL-2a, a cultural resource evaluation was prepared for
the proposed project by Archaeological Resource Management, dated March 9, 2016. The
report concluded that there are no recorded cultural resources located within the study area,
and no traces of significant cultural materials, prehistoric or historic, were noted during the
surface reconnaissance. In the event, however, that prehistoric traces are encountered, the
Program EIR requires protection activities if archaeological artifacts are found during
construction.

No new impacts have been identified and no new mitigation measures are required.
Geology and Soils

Impacts would be the same as the Specific Plan. The Program EIR found that no significant
impacts pertaining to earthquake faults, seismic ground shaking, seismically induced hazards
(e.g., liquefaction, lateral spreading, land sliding, settlement, and ground lurching), unstable
geologic units, expansive soils, corrosive soils, landslides, and soil erosion would result. No
mitigation measures are required.

The project site is not located within an Alquist-Priolo Earthquake Fault Zone as designated by
the California Geological Society, and no known active faults exist on the site. The nearest
active fault to the project area is the San Andreas Fault, which is located approximately 4.7
miles southwest. However, the project site is located in a seismically active area and there is a
possibility of future faulting and consequent secondary ground failure from unknown faults,
although the likelihood of this occurence is considered to be low.

A Geotechnical Investigation was prepared for the project by Romig Engineers, dated May 22,
2015. The report concluded that the site is suitable for the proposed development, provided
recommendations presented in the report are incorporated into the project plans and
specifications and implemented during construction. The primary geotechnical issues affecting
the proposed development include: 1) the presence of existing variable fill within the building
footprint, and 2) the potential for seismic-related settiement. Based on the anticipated depth of
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the basement excavation and the relatively deep ground water condition of the site, dewatering
will not be necessary during construction of the basement.

Furthermore, the project would comply with requirements set in the California Building Code
(CBC) to withstand settlement and forces associated with the maximum credible earthquake.
The CBC provides standards intended to permit structures to withstand seismic hazards.
Therefore, the code sets standards for excavation, grading, construction earthwork; fill
embankments, expansive soils, foundation investigations, liquefaction potential, and soil
strength loss. The project would adhere to the Geotechnical Report prepared by Romig
Engineers, dated May 22, 2015 and the California Building Code requirements. No mitigation is
required.

Greenhouse Gas Emissions
Impacts would be the same as the Specific Plan.

GHG-1: The Program EIR determined that the Specific Plan would generate Greenhouse Gas
(GHG) emissions, both directly and indirectly, that would have a significant impact on the
environment. Specifically, the operational GHG using the Bay Area Air Quality District
(BAAQMD) GHG Model, measured on a “GHG: service population” ratio, were determined to
exceed the BAAQMD threshold. The proposed project’s share of this development (31,725 net
new square feet of non-residential uses) and associated GHG emissions and service
population, would be accounted for through deduction of this total from the maximum allowable
development under the Specific Plan, and as such is consistent with the Program EIR analysis.
The Program EIR established Mitigation Measure GHG-1, although it was determined that the
impact would remain significant and unavoidable even with this mitigation. For the proposed
project, implementation of Mitigation Measure GHG-1 is not necessary as the BAAQMD-
identified GHG Mitigation Measures are primarily relevant to City-wide plans and policies, and
also because the City’s CAL Green Amendments have since been adopted and are applied to
all projects, including the proposed project.

GHG-2: The Program EIR determined that the Specific Plan could conflict with AB 32 and its
Climate Change Scoping Plan by virtue of exceeding the per-capita threshold cited in GHG-1.
Again, the proposed project’s share of this development (31,725 net new square feet of non-
residential uses) and associated GHG emissions and service population, would be accounted
for through deduction of this total from the maximum allowable development under the Specific
Plan, and as such is consistent with the Program EIR analysis. The Program EIR established
Mitigation Measures GHG-2a and GHG-2b, although it was determined that the impact would
remain significant and unavoidable even with this mitigation.

No new impacts have been identified and no new mitigation measures are required for the
proposed project.

Hazards and Hazardous Materials

Impacts would be the same as the Specific Plan. The Program EIR determined that a less than
significant impact would result in regards to the handling, transport, use, or disposal of
hazardous materials during construction operations. The analysis also concluded that the
project site is not included on a list of hazardous materials sites, is not within the vicinity of an
airport or private airstrip, would not conflict with an emergency response plan, and would not be
located in an area at risk for wildfires. The Specific Plan analysis determined that with
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implementation of Mitigation Measures HAZ-1 and HAZ-3, impacts related to short-term
construction activities, and the potential handling of and accidental release of hazardous
materials would be reduced to less than significant levels.

A Phase | Environmental Site Assessment (ESA) was prepared by Environmental Investigation
Services, dated February 13, 2014. The assessment revealed no evidence or indication of
Historical Recognized Environmental Conditions or Recognized Environmental Concern, except
for the petroleum impacted soil and groundwater from the previous underground storage of
gasoline fuel, and PCE impacted groundwater at concentrations above Local and State action
levels discovered in general area of the former UST’s. A closure letter from San Mateo County
Health states samples were taken beneath the underground storage tanks, oil water separator,
and hydraulic hoists to test contamination. The final test results concluded that no further action
is required on the part of the facility and the permit has been closed. With implementation of
Mitigation Measure HAZ-1, impacts would be reduced to less than significant levels. The
mitigation measure provides remediation and cleanup to levels established by the overseeing
agency.

The proposed project would involve ground disturbance activities and demolition of an existing
commercial building and as such, implementation of Mitigation Measures HAZ-1 and HAZ-3
would be required. The proposed project would not handle, store, or transport hazardous
materials in quantities that would be required to be regulated. Thus, project operations would
result in similar impacts as that analyzed for the Specific Plan. No new impacts have been
identified and no new mitigation measures are required for the proposed project.

Hydrology and Water Quality

Impacts would be the same as the Specific Plan. The Program EIR found that no significant
impacts pertaining to construction-related impacts (i.e., water quality and drainage patterns due
to erosion and sedimentation), or operational-related impacts to water quality, groundwater
recharge, the alteration of drainage patterns, or flooding would result. The City of Menlo Park
Engineering Division requires a Grading and Drainage Permit and preparation of a construction
plan for any construction project disturbing 500 square feet or more. The Grading and Drainage
(G&D) Permit requirements specify that the construction must demonstrate that the sediment
laden-water shall not leave the site. Incorporation of these requirements would be expected to
reduce the impact of erosion and sedimentation to a less-than-significant level. No mitigation
measures are required.

A Stormwater Management Plan was prepared by BKF Engineers and reviewed by Schaaf and
Wheeler (3" party reviewer). The project complies with the requirements of the Regional Water
Quality Control Board (RWQCB) Municipal Regional Permit (MPR) C.3 provisions, and would
meet the requirements of a Special Project Category AS: Small Infill Projects and is allowed a
100% Low Impact Development (LID) Treatment Reduction Credit. No mitigation measures are
required.

Land Use and Planning

The proposed development and public benefit bonus proposal would not conflict with any
applicable land use plans or policies. Impacts would be the same as the Specific Plan.

LU-1: The Program EIR determined that the Specific Plan would not divide an established
community. The proposed project site is vacant and was previously a gas station. The Specific
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Plan allows for taller buildings, any new development would occur along the existing grid
pattern, and proposed heights and massing controls would result in buildings comparable with
existing buildings found in the Plan area. The proposed development consists of construction of
a new 33,657 square foot, four-story, hotel building comprised of 61 guest rooms, restaurant
and bar, and a function room with one level of below-grade parking and is subject to
architectural control and use permit approval by the Planning Commission. The project would
not create a physical or visual barrier, therefore would not physically divide a community. There
are no impacts.

LU-2: The Program EIR determined that the Specific Plan would not alter the type and intensity
of land uses in a manner that would cause them to be substantially incompatible with
surrounding land uses or neighborhood character. The proposed project is an infill hotel
development at the Public Benefit Bonus level that meets the intent of the Specific Plan, and
would be consistent with the General Plan. The Specific Plan allows for a higher FAR in
exchange for public benefits. The public benefit package would be reviewed by the Planning
Commission, and would have to achieve key standards as noted in the Specific Plan. Therefore,
the project would not conflict with any applicable land use plans or policies.

LU-3: The Program EIR determined that the Specific Plan would not conflict with the City’s
General Plan, Zoning Ordinance, or other land use plans or policies adopted for the purpose of
mitigating an environmental effect. The General Plan and Zoning Ordinance were amended
concurrent with the Specific Plan adoption, and the proposed project would comply with all
relevant regulations. No mitigation is required for this impact, which is less than significant.

LU-4: The Program EIR determined that the Specific Plan, in combination with other plans and
projects, would not result in cumulatively considerable impacts to land use. The proposed
project, being a part of the Specific Plan area and accounted for as part of the maximum
allowable development, is consistent with this determination. No mitigation is required for this
impact, which is less than significant.

No new impacts have been identified and no new mitigation measures are required for the
proposed project.

Mineral Resources

Impacts would be the same as the Specific Plan. The Program EIR noted that the project site is
not located within an area of known mineral resources, either of regional or local value.

As was the case with the Specific Plan, the proposed project would not result in the loss of
availability of a known mineral resource or mineral resources recovery site. No new impacts
have been identified and no new mitigation measures are required for the proposed project.
Noise

Impacts would be the same as the Specific Plan.

NOI-1: The Program EIR determined that construction noise, in particular exterior sources such
as jackhammering and pile driving, could result in a potentially significant impact, and

established Mitigation Measures NOI-1a through NOI-1c to address such impacts. The physical
conditions as they relate to noise levels have not changed substantially in the Specific Plan area
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since the preparation of the Specific Plan EIR. Therefore, construction noise impacts of the
proposed project would be less than significant, and these mitigation measures would apply.

NOI-2: The Program EIR determined that impacts to ambient noise and traffic-related noise
levels as a result of the Specific Plan would be less than significant. The proposed project’s
share of this development (31,725 net new square feet of hotel use) would be accounted for
through deduction of this total from the maximum allowable development under the Specific
Plan.

NOI-3, NOI-4, and NOI-6: The Program EIR determined that the Specific Plan could include the
introduction of sensitive receptors (i.e., new residences) to a noise environment with noise
levels in excess of standards considered acceptable under the City of Menlo Park Municipal
Code (i.e., near the Caltrain tracks), as well as the introduction of sensitive receptors to
substantial levels of ground borne vibration from the Caltrain tracks. The proposed project
includes a hotel use, and would not expose any new sensitive receptors to elevated noise or
groundborne vibration levels; therefore, Mitigation Measures NOI-3 and NOI-4 would not need
to be implemented as part of the proposed development.

NOI-5: The Program EIR determined that implementation of the Specific Plan, together with
anticipated future development in the area in general, would result in a significant increase in
noise levels in the area. The Program EIR established Mitigation Measure NOI-5 to require the
City to use rubberized asphalt in future paving projects within the Plan area if it determines that
it would significantly reduce noise levels and is feasible given cost and durability, but
determined that due to uncertainties regarding Caltrans approval and cost/feasibility factors, the
cumulative impact of increased traffic noise on existing sensitive receptors is significant and
unavoidable. The proposed project’s share of this development (31,725 square feet of hotel
use) would be accounted for through deduction of this total from the maximum allowable
development under the Specific Plan.

The applicant has submitted a noise report by Mei Wu Acoustics, dated April 8, 2016, that
evaluates operational noise impacts, including noise from outdoor events, use of the partially
enclosed exercise room, and rooftop mechanical installations. With the exception of the rooftop
garage exhaust fan and kitchen exhaust fan, all other operational noise sources are not
anticipated to exceed the City’s noise limits. The report includes recommendations to ensure
that noise emissions from the garage exhaust fan and kitchen exhaust fan would be in
conformance with the City’s noise limits.

No new Noise impacts have been identified and no new mitigation measures are required for
the proposed project.

Population and Housing
Impacts would be similar from that analyzed in the Program EIR.

POP-1: The Program EIR determined that the implementation of the Specific Plan would not
cause the displacement of existing residents to the extent that the construction of replacement
facilities outside of the Plan area would be required. The project would not eliminate any
existing residential units; therefore, no residents would be displaced. No mitigation is required
for this impact, which is less than significant.

1400 El Camino Real Project 10
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POP-2: The Program EIR determined that the implementation of the Specific Plan would not be
expected to induce growth in excess of current projections, either directly or indirectly. The
Program EIR found that full build-out under the Specific Plan would result in 1,537 new
residents, well within the Association of Bay Area Governments (ABAG) projection of 5,400 new
residents between 2010 and 2030 in Menlo Park and its sphere of influence. Additionally, the
Program EIR projected the new job growth associated with the new retail, commercial and hotel
development to be 1,357 new jobs. The ABAG projection for job growth within Menlo Park and
its sphere of influence is an increase of 7,240 jobs between 2010 and 2030. The Program EIR
further determines that based on the ratio of new residents to new jobs, the Specific Plan would
result in a jobs-housing ratio of 1.56, below the projected overall ratio for Menlo Park and its
sphere of influence of 1.70 in 2030 and below the existing ratio of 1.78.

The project includes the construction of a 33,657 square foot hotel, which would generate
approximately 27 new employees (applying an employment density factor of 300 square feet
per employee for non-guest room areas). Construction of the project, including site
preparation phase, would temporarily increase construction employment. Given the relatively
conventional nature and scale of the construction associated with the project, relative to
regional construction, the demand for construction employment would likely be met within the
existing and future labor market in the City and the County. The size of the construction
workforce would vary during the different stages of construction, but a substantial quality of
workers from outside the City or County would not be expected to relocate permanently.
Although this project alone would not improve the City’s jobs-housing ratio, other projects with
residential components are underway in the Specific Plan area. In addition, this proposal
would not displace any existing residential units.

POP-3: The Program EIR determined that implementation of the Specific Plan, in combination
with other plans and projects would not result in cumulatively considerable impacts to
population and housing. The EIR identified an additional 959 new residents and 4,126 new
jobs as a result of other pending projects. These combined with the projection for residents
and jobs from the Specific Plan equates to 2,496 new residents and 5,483 new jobs, both
within ABAG projections for Menlo Park and its sphere of influence in 2030. The estimated
additional 27 jobs associated with the proposed hotel would not be considered a substantial
increase, would continue to be within all projections, and impacts in this regard would be
considered less than significant. Thus, no new impacts have been identified and no new
mitigation measures are required for the proposed project.

No new population and housing impacts have been identified and no new mitigation measures
are required for the proposed project.

Public Services and Utilities

Impacts would be the same as the Specific Plan. The Program EIR concluded that less than
significant impacts to public services, including fire protection, police protection, schools, parks,
and other public facilities would result. In addition, the Program EIR concluded that Specific
Plan build-out would result in less than significant impacts to utilities and service systems,
including water services, wastewater services, and solid waste. No mitigation measures were
required under the Program EIR for public services and utilities impacts.

The Menlo Park Fire Protection District (MPFPD) currently serves the project area. MPFPD
review and approval of individual development plans is a standard part of the project review
process, ensuring that new buildings meet all relevant service requirements. The project
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would not intensify development over what has previously been analyzed, nor modify building
standards (height, setbacks, etc.) in a way that could affect the provision of emergency
services by the MPFPD. The plans have been reviewed and tentatively approved by MPFPD
for compliance with emergency access requirements. Therefore, the project would not result in
any impacts resulting in the need for new or physically altered fire facilities.

Public parks near the project area include Burgess Park, Fremont Park, and Nealon Park.
Additional public facilities, such as the library and recreational facilities at the Civic Center
complex are located next to Burgess Park. The project would not intensify development over
what has previously been analyzed, and existing public facilities would continue to be sufficient
to serve the population of the project area. Therefore, the proposed project would not result in
the demand for new public parks or other public facilities.

The existing water, wastewater, electric, gas, and solid waste infrastructure is adequate to
support the proposed project, as the amount of non-commercial square footage would not
exceed what was previously analyzed.

No new public services and utilities impacts have been identified, and no new mitigation
measures are required for the proposed project.

Transportation, Circulation and Parking

As noted previously, the proposed development would result in the construction of a new 61-
room hotel with a restaurant and bar, and a room for events/functions. Assuming full occupancy,
the proposed project is estimated to generate 32 net new AM peak hour trips and 37 net new
PM peak hour trips. Based on this level of vehicle traffic, a detailed traffic study is not required
as the land use assumptions on site are consistent with those outlined in the Specific Plan.
Given the site’s proximity to public transit and the proposed hotel use, it is possible that a higher
percentage of transit use could be achieved.

The proposed project is consistent with the Specific Plan land uses. The Specific Plan
encourages Transportation Management Program programs for all new development, including
those that generate fewer than 100 peak hour trips. The applicant has submitted a
Transportation Demand Management (TDM) plan in compliance with the City’s TDM program
requirements. The goal of the TDM plan is to identify trip reduction methods to be implemented
in order to reduce the number of AM and PM peak single occupant vehicle (SOV) trips that are
generated by the project site. The proposed project would be subject to the fair share
contribution towards infrastructure required to mitigate transportation impacts as identified in the
Program EIR.

The project includes the construction of a westbound right turn lane on Glenwood Avenue at the
intersection of EI Camino Real. A Traffic and Parking Study prepared by Traffic Patterns
concludes the addition of the westbound right turn lane does not have qualitative benefits to
active travel mode operations, specifically bicycle operations. The addition of the westbound
lane allows for bicycle traffic to be placed to the left of right turn automobiles.

TR-1 and TR-7: The Program EIR concluded that the Specific Plan would result in significant
and unavoidable traffic impacts related to operation of area intersections and local roadway
segments, in both the short-term and cumulative scenarios, even after implementation of
Mitigation Measures TR-1a through TRA-1d, TR-2, TR-7a through TR-7n, and TR-8. The
proposed project’s share of the overall Specific Plan development (31,725 net new square feet
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of commercial use) would be accounted for through deduction of this total from the maximum
allowable development under the Specific Plan, and as such is consistent with the Program EIR
analysis.

TR-2 and TR-8: The Program EIR determined that the Specific Plan would adversely affect
operation of certain local roadway segments, in both the near-term and cumulative scenarios.
Assuming full occupancy, the proposal is a hotel project, demolishing the existing
improvements. Assuming full occupancy, the proposed project is estimated to generate 32 net
new AM peak hour trips and 37 net new PM peak hour trips. Given the site’s proximity to public
transit and the proposed hotel use, it is likely that a higher percentage of transit use could be
achieved with the proposed use as compared to the previous gas station use. The applicant has
submitted a TDM Plan, but as previously noted, this mitigation cannot have its effectiveness
guaranteed; the impact would remain significant and unavoidable.

The proposed project’s share of the overall Specific Plan development (31,725 net new square
feet hotel use) would be accounted for through deduction of this total from the maximum
allowable development under the Specific Plan, and as such is consistent with the Program EIR
analysis.

In addition, the proposed project would be required, through the MMRP, to implement Mitigation
Measure TR-2, requiring submittal and City approval of a Transportation Demand Management
(TDM) program prior to project occupancy. However, this mitigation (which is also implemented
through Mitigation Measure AIR-2) cannot guarantee effectiveness in vehicular trip reductions,
as noted by the Program EIR, so the impact remains significant and unavoidable.

TR-3, TR-4, TR-5, and TR-6: The Program EIR determined that the Specific Plan would not
result in impacts to freeway segment operations, transit ridership, pedestrian and bicycle safety,
or parking in the downtown. The proposed project, using a parking ratio supported by
appropriate data and analysis, would be consistent with this analysis, and no new impacts or
mitigation measures would be projected.

No new impacts have been identified and no new mitigation measures are required for the
proposed project.

Conclusion

As discussed, the Conformance Checklist is to confirm that 1) the proposed project does not
exceed the environmental impacts analyzed in the Program EIR, 2) that no new impacts have
been identified, and 3) no new mitigation measures are required. As detailed in the analysis
presented above, the proposed project would not result in greater impacts than were identified
for the Program EIR. No new impacts have been identified and no new mitigation measures are
required for the proposed project.
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