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Members of the public can listen to the meeting and participate using the following methods.
How to participate in the meeting

e Access the live meeting, in-person, at the City Council Chambers
e Access the meeting real-time online at:
zoom.us/join — Meeting ID# 846 9472 6242
e Access the meeting real-time via telephone (listen only mode) at:
(669) 900-6833
Regular Meeting ID # 846 9472 6242
Press *9 to raise hand to speak
e Submit a written comment online up to 1-hour before the meeting start time:
planning.commission@menlopark.gov*
Please include the agenda item number related to your comment.

*Written comments are accepted up to 1 hour before the meeting start time. Written messages are
provided to the Planning Commission at the appropriate time in their meeting.

Subject to change: The format of this meeting may be altered or the meeting may be canceled. You may
check on the status of the meeting by visiting the city website menlopark.gov. The instructions for logging on
to the webinar and/or the access code is subject to change. If you have difficulty accessing the webinar,
please check the latest online edition of the posted agenda for updated information
(menlopark.gov/agendas).
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Regular Meeting

A. Call To Order

B. Roll Call
C. Reports and Announcements
D. Public Comment

Under “Public Comment,” the public may address the Commission on any subject not listed on the
agenda. Each speaker may address the Commission once under public comment for a limit of three
minutes. You are not required to provide your name or City of residence, but it is helpful. The
Commission cannot act on items not listed on the agenda and, therefore, the Commission cannot
respond to non-agenda issues brought up under Public Comment other than to provide general
information.

E. Consent Calendar

E1l. Approval of minutes from the January 13, 2025 Planning Commission meeting (Attachment)
F. Public Hearing

F1. Use Permit/James Loftus/651A Coleman Ave.:
Consider and adopt a resolution to approve a use permit to reduce the interior side setback for an
accessory dwelling unit (ADU) to approximately three feet, where four feet is required. The
proposed project is located in the R-1-U (Single Family Urban Residential) zoning district at 651A
Coleman Avenue; determine this action is categorically exempt under CEQA Guidelines Section
15303's Class 3 exemption for “New construction or conversion of small structures.” (Staff Report
#25-003-PC)

F2. Use Permit/Gagan Kang/420 Pope St.:
Consider and adopt a resolution to approve a use permit to demolish an existing single-story,
single-family residence and detached structures and construct a new two-story, single-family
residence and detached garage on a substandard lot with regard to lot width in the R-1-U (Single
Family Urban Residential) zoning district, and determine this action is categorically exempt under
CEQA Guidelines Section 15303's Class 3 exemption for new construction or conversion of small
structures. The project includes an attached accessory dwelling unit (ADU), which is a permitted
use that is not subject to discretionary review. (Staff Report #25-004-PC)

F3. Use Permit/Salar Safaei/2319 Warner Range Ave.:
Consider and adopt a resolution to approve a use permit to build a retaining wall within the rear
setback on a standard lot located within the R-1-S (Single Family Suburban Residential) zoning
district, and determine this action is categorically exempt under CEQA Guidelines Section 15303’s
Class 3 exemption for new construction or conversion of small structures. The project would result
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H1.

in more than twelve inches of excavation within the required rear setback, which requires use
permit approval. (Staff Report #25-005-PC)

Use Permit/Karishma Anand/1046 Oakland Ave.:

Consider and adopt a resolution to approve a use permit to allow first-floor interior modifications
and addition of a new second-story to an existing single-story single-family residence on a
substandard lot with regard to minimum lot width in the R-1-U (Single Family Urban Residential)
zoning district at 1046 Oakland Avenue. The proposed addition would exceed 50 percent of the
existing floor area, and is considered equivalent to new structure; determine this action is
categorically exempt under CEQA Guidelines Section 15301’s Class 1 exemption for existing
facilities. (Staff Report #25-006-PC)

Informational Items

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: February 10, 2025
e Regular Meeting: February 24, 2025

Adjournment

At every regular meeting of the Planning Commission, in addition to the public comment period
where the public shall have the right to address the Planning Commission on any matters of public
interest not listed on the agenda, members of the public have the right to directly address the
Planning Commission on any item listed on the agenda at a time designated by the chair, either
before or during the Planning Commission’s consideration of the item.

At every special meeting of the Planning Commission, members of the public have the right to
directly address the Planning Commission on any item listed on the agenda at a time designated by
the chair, either before or during consideration of the item. For appeal hearings, appellant and
applicant shall each have 10 minutes for presentations.

If you challenge any of the items listed on this agenda in court, you may be limited to raising only
those issues you or someone else raised at the public hearing described in this notice, or in written
correspondence delivered to the City of Menlo Park at, or before, the public hearing.

Any writing that is distributed to a majority of the Planning 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 by request by emailing the city clerk at jaherren@menlopark.gov. Persons with
disabilities, who require auxiliary aids or services in attending or participating in Planning
Commission meetings, may call the City Clerk’s Office at 650-330-6620.

Agendas are posted in accordance with Cal. Gov. Code §54954.2(a) or 854956. Members of the
public can view electronic agendas and staff reports by accessing the city website at
menlopark.gov/agendas and can receive email notifications of agenda postings by subscribing at
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menlopark.gov/subscribe. Agendas and staff reports may also be obtained by contacting City Clerk
at 650-330-6620. (Posted: 1/23/2025)
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Planning Commission

REGULAR MEETING DRAFT MINUTES

Date: 1/13/2025
Time: 7:00 p.m.
Location: Zoom.us/join — ID# 846 9472 6242 and

MENLO PARK City Council Chambers

El.

E2.

E3.

751 Laurel St., Menlo Park, CA 94025

Call To Order
Chair Jennifer Schindler called the meeting to order at 7:00 p.m.
Roll Call

Present: Jennifer Schindler (Chair), Andrew Ehrich (Vice Chair), Katie Behroozi, Linh Dan Do
(departed meeting at 8:30 p.m.), Katie Ferrick, Misha Silin, Ross Silverstein

Staff: Connor Hochleutner, Assistant Planner; Leila Moshref-Danesh, City Attorney’s Office; Kyle
Perata, Assistant Community Development Director; Chris Turner, Senior Planner

Reports and Announcements

Assistant Community Development Director Kyle Perata said the City Council at its January 14,
2025 meeting would consider adopting a resolution regarding the downtown parking plazas
declaring plazas 1, 2, and 3 as exempt surplus land and consideration of feedback and authorization
to staff to release a request for qualifications for development including affordable housing and
parking development on those plazas.

Public Comment
None
Consent Calendar

Chair Schindler opened for public comment and closed public comment as no persons requested to
speak.

Approval of minutes from the November 18, 2024 Planning Commission meeting (Attachment)
Approval of minutes from the December 2, 2024 Planning Commission meeting (Attachment)

Architectural Control Revision/St. Raymond Catholic Church/1100 Santa Cruz Ave.:

Consider and adopt a resolution to approve an architectural control revision to modify the glass
curtain wall and add entrance doors on the southern building facade and modify the hardscapes and
landscapes of plazas for an existing church in the R-E (Residential Estate) zoning district; determine
this action is categorically exempt under CEQA Guidelines Section 15301's Class 1 exemption for
existing facilities. (Staff Report #25-001-PC)
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ACTION: Motion and second (Ferrick/Behroozi) to approve the consent calendar consisting of
minutes from the November 18 and December 2, 2024 Planning Commission meetings and a
resolution to approve an architectural control revision for St. Raymond Catholic Church at 1100
Santa Cruz Avenue as submitted; passes 7-0.

F. Public Hearing

F1. Use Permit, Architectural Control, Below Market Rate (BMR) Housing Agreement, Environmental
Review/Alliant Communities LLC/320 Sheridan Dr.:
Consider and adopt a resolution to approve a use permit, architectural control permit, and BMR
housing agreement to construct three new three-story residential buildings with a total of 88 multi-
family dwelling units, with 87 BMR units and one on-site manager’s unit, a community room of
approximately 2,217 square feet, and associated site improvements including a barbeque area and
children's play area, on a vacant lot in the R-3 (Apartment) zoning district; determine this action is
categorically exempt under CEQA Guidelines Section 15332’s Class 32 exemption for infill
development. The application is being reviewed subject to the State Density Bonus Law,
Government Code Section 65915 and relevant amendments, which permits exceptions to the City's
Zoning Ordinance requirements. The applicant is requesting waivers from development standards to
Increase the maximum floor area ratio (FAR), height, maximum fence height in the front setback,
and paving area for driveways and parking. The applicant is requesting waivers to reduce the
required front and rear setbacks, land area required per dwelling unit, parking lot tree island
requirements, and required bicycle parking spaces. The applicant is requesting waivers to remove
the building profile requirement and facade modulation requirements. The proposed project includes
incentives to not underground utilities along the project frontage, remove the window inset design
standard, not require the buildings to be dual plumbed for future internal use of recycled water,
remove the requirement to certify the project as LEED silver, and use an alternate method to comply
with transit pass requirements. The proposed project includes two development-related heritage tree
removals which were reviewed and conditionally approved by the City Arborist. (Staff Report #25-
002-PC)

Commissioner Do said she would need to leave the meeting at 8:30 p.m.

Senior Planner Chris Turner said the site at 320 Sheridan Drive was identified as a housing
opportunity site in the 2023-2031 Housing Element update for affordable housing. He said the
property was subsequently zoned R-3. He said the proposed project was three new multifamily
buildings with 88 units that were 100% affordable except for one onsite manager’s unit. He said it
would include a community room and onsite improvements including a barbecue area, children's
play areas, landscaping, and surface parking. He said the City Arborist approved the removal of
two heritage trees with the total value of those trees to be replaced onsite with other landscaping
improvements.

Planner Turner said the project was submitted under the state bonus density law where the
applicant was entitled to unlimited waivers from development standards that would physically
preclude the project from being built. He said as a 100% affordable project, it was also entitled to
five incentives that would lead to identifiable cost savings for the project as noted in the staff
report. He said the waivers requested were increases to floor area ratio, height, pavement, and
fence height in the front yard and decreases to front and rear setbacks, land area per dwelling,
long term bicycle parking, and removal of building modulation and parking lot tree island
requirements. He said the applicant was claiming five incentives: no window inset, no
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undergrounding of frontage utilities, no LEED certification, alternate transit pass compliance, and
no dual plumbing.

Planner Turner said the City’s Housing Commission reviewed the draft Below Market Rate (BMR)
Housing Agreement and unanimously recommended approval. He said the BMR Housing
Agreement would restrict 87 of the 88 units to BMR low and very low income units. He said if
allowed by state law, the applicant could lease up to 20% of the units as moderate rate units. He
said the agreement clarified that eight of the units would be subject to the preference criteria in the
City’'s BMR guidelines and the other 79 affordable units would be the applicant’s discretion as to
how they wanted to fill those units. He said the City Council was in the process of entering into a
funding agreement to provide the project with $1 million from the City’s BMR Fund where there
might be opportunity to have a second preference on the units not subject to the City’s guidelines,
which was still being discussed. He said the Housing Commission also urged the applicant to work
with staff to identify a management company whose policies would not preclude otherwise
qualified households from occupying the units.

Planner Turner said the recommendation was to determine that the project was exempt from
CEQA and to approve the use permit, architectural control permit, and the BMR Housing
Agreement subject to some minor text edits in the resolution. He read into the record those
recommended edits.

Recital 3 - WHEREAS, the maximum allowed density in the R-3 zone is 20 dwelling units per acre
and the maximum number of units allowed by the zoning ordinance on the Project site is 49 50
units; and

Recital 9 - WHEREAS, the Applicant proposes to increase the Project density by 80% 76% for a
total of 88 units; and

Recital 10 - WHEREAS, the Project would consist of 49 50 affordable units and 39 38 bonus units,
38 37 of which would be affordable; and

Section 2.1.a - Consideration and due regard were given to the nature and condition of all adjacent
uses and structures, and to general plans for the area in question and surrounding areas, and
impact of the application hereon; in that, the proposed use permit is consistent with the R-3 zoning
district and the General Plan because multi-family residential developments of three or more units
are allowed to be constructed on R-3 lots subject to granting of a use permit and previded-that the
proposed Prorect conforms to appllcable zonmg standards—meledmg—bu%net—k#u%ed—te—mwmam
that are not altered by waivers
and mcentrves provrded by State Iaw The proposed Pro;ect advances the General Plan,
specifically the 2023-2031 Housing Element update, by creating additional housing opportunities
for lower income residents. The Property is included in the Housing Element as a housing
opportunity site, and development of the proposed Project would help the City meet its RHNA.

Add Section 6.1.f - In addition, none of the exceptions in CEQA Guidelines Section 15300.2 to the
categorical exemption apply to the Project.

Planner Turner said additional correspondence was received after publication of the staff report.
He said the majority of those emails were sent directly to the Planning Commission, but he had
sent a consolidated list to the Commissioners this afternoon. He said the comments were a mix of
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support and opposition to the project with the supporters generally mentioning the need to provide
Ravenswood City School District teachers with housing options and to move the project forward as
an important implementation measure for the Housing Element. He said others expressed
concerns regarding access to the site and traffic, and advocated for a second entrance or to
reduce the scope of the project. He said further commenters expressed concerns with adding a
second entrance citing existing cut through traffic in the Flood Triangle neighborhood and the
potential for additional traffic in that neighborhood.

Commission Ehrich asked regarding the BMR Housing Agreement what it meant for the City to
have second preference. Planner Turner noted a caveat that this was still being discussed with the
City Council through the finalization of the Funding Agreement. He said though generally the BMR
Guidelines included a list of preference criteria so people who currently lived or worked in Menlo
Park were eligible for the BMR requirement for BMR households. He said the City could only
require 15% of the base units on the project to comply with the City’s preference, which equaled
eight units. He said regarding second preference that the original intent of the project was to
provide housing for employees of the Ravenswood City School District. He said assuming they
would have first preference for the units there was potential that the City for any unfilled units could
have a second or next preference.

Commissioner Behroozi asked about any conversations staff had had with Life Moves Caltrans
and San Mateo County about various possible access routes to or through the proposed
development. Planner Turner asked if they could hold off on that question until after the applicant’s
presentation and for it to be a topic for Commission discussion.

Steven Spielberg, Senior Vice President of Affordable Housing for Alliant Communities, presented
the proposed project. He said the site was owned by the Ravenswood City School District and
they would continue as the owners and his company would ground lease the site from them. He
said the City Council had committed $1 million to the project. He said if their project was approved,
their next step would be to apply for low income housing tax credits and hopefully get an award
and start construction by the end of the year. He said when he joined the organization a year ago
that the plan was for a four-story building but with community feedback, they were now proposing
three, three-story buildings, which they tried to use architecture like the neighborhood.

Lance Crannell, principal architect, SDG Architects, showed slides of architecture in the area
around the project site that inspired their design coupled with feedback from community outreach.
He said the project used traditional and farmhouse style architecture with elevated detailing,
contrasting and decorative trim and window framing. He said the landscaping was plentiful and
would preserve heritage trees. He referred to the use of a combination of massing and articulation
to break down the size of the buildings, shed down the roofs on the long planes and that the base
was a slightly different element than the top two floors. He said they worked with a LEED
consultant to meet the LEED Silver equivalency. He said they included the purple pipe irrigation for
future irrigation needs. He said the design included solar ready panels and sound mitigation from
Highway 101 noise to the north. He said bicycle parking was provided in a variety of places for
short and long term parking. He said the project would provide 42, one-bedroom homes, 23, two-
bedroom homes, and 23, three-bedroom homes.

Mr. Spielberg said the site was planned for 100% affordable housing with an income mix of 30% to

80% of the area median income and a preference for people who lived and/or worked in Menlo
Park. He said if Ravenswood City School District had first preference but not enough people from
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the District on their wait list then it would go to the City’s wait list for BMR housing. He said
affordable housing developers were also long term owners. He said one of the requirements of the
tax credit programs was to hold the properties for the next 15 years. He said as long term owners
they wanted to maintain the buildings and support the tenants as best as possible. He said they
were amenable and planned to see how things shaped up as the project leased. He said if people
had a need, then they would provide more bicycle parking.

Chair Schindler asked if any Commissioner had clarifying questions.

Commissioner Behroozi asked if the storage units were large enough for an e-bike. She said it
appeared that the larger a unit was the smaller its storage unit was. She also asked if there were
outlets nearby for people to charge bikes.

Mr. Crannell said once the development was established, they would react to what residents would
provide and what they would need. He said storage units with electrical outlets were very
expensive. Commissioner Behroozi clarified she was talking about the storage units for each unit
and not bicycle storage. Mr. Crannell said that the patio and balcony areas were where those
storage units were located and those would have a waterproof outlet.

Commissioner Behroozi asked if there was a plan to provide access between the development
and Flood Park during park open hours. Mr. Crannell said that there would be a planned access
point to the Park on their project site and they would work on open hours and methodology with
the County.

Commissioner Behroozi clarified with the applicant that the fire access structure was gatelike and
for emergency vehicle access and use. She asked if tenants would be discouraged from walking
or biking out that way. Mr. Crannell said he did not know.

Commissioner Ehrich asked what the January 27 deadline for the City was and the status of that,
and how the actions tonight might impact that.

Planner Turner said AB 1633 placed a time limit for the City to make a determination on whether
the project was exempt from CEQA review. He said that required the applicant to provide the City
with substantial evidence that the project was exempt from CEQA. He said that was one of the
recommended actions for the Commission and doing that would meet the City’s deadline.

Commissioner Ehrich asked what the consequences to the City would be if the Commission did
not make that determination or made it, but it was appealed to the City Council.

Leila Moshref-Danesh, City Attorney’s Office, said January 27, 2025 was the deadline for AB1633
compliance and that meant the City would need to make the CEQA determination by that date.
She said consequences otherwise would be potential litigation or efforts to enforce that provision
of state law.

Commissioner Silin asked what analysis was used as a basis for exemption from CEQA and how
the Housing Element Update EIR related to this project.

Planner Turner said the EIR that was certified for the Housing Element was a program level EIR
and was a subsequent EIR to the ConnectMenlo General Plan Update EIR. He said it was a
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higher level view of the environmental impacts of the overall program that took into account the
potential impacts of implementing the Housing Element, which included thousands of units. He
said every time a project went through discretionary review that it was subject to CEQA review in
some way. He said in some cases there were statutory and categorical exemptions that applied
that said no more review was needed. He said in other instances where there were potentially
significant impacts that a specific project could have that were not studied to that level of specificity
in the overall program EIR then something like a mitigated negative declaration or tiered EIR were
required. He said for this project the applicants provided some technical documentation, and the
City had a consultant peer review that documentation and the justification for an infill exemption.
He said they found that the infill exemption applied and there were not any exceptions to the
exemption that would apply to this project requiring greater CEQA review.

Commissioner Silin asked if the use permit and architectural control had similar deadlines as the
CEQA determination. Planner Turner said not a date per se but there was a limit on the number of
public hearings the housing project could go through. He said under SB330 that housing projects
were limited to five hearings. He said this project had had one public hearing and this evening was
the second. He said a continuance if directed would be the third, and a potential appeal would be a
fourth. He said if the project were appealed then the City would need to redo the CEQA
determination findings. He said if the project started getting pushed out further and further, they
could potentially run afoul of AB 1633.

Ms. Moshref-Danesh said cities were required to approve or disapprove a project within 60 days of
determining that the project was exempt under government code 65950. She said they typically
recommended for that reason that the CEQA determination and project approval or denial be
made at the same meeting.

Commissioner Silverstein said the report indicated that the requested bicycle parking waiver
including the full amount of long term spaces, such as a bicycle storage room, was needed to
preclude the project from being able to accommodate the proposed density. He asked what the
analysis was for that and whether it involved expense or space.

Mr. Crannell said it was a balance of things. He said they received a great deal of feedback to
have a balance of open space common to all residents and space for bicycle parking. He said they
tried to strike that balance and noted the provision of a tot lot and play area. He said they wanted a
distributive network of bicycle parking throughout the site so people could be somewhat near their
units and their bicycle overnight or through extended periods of time. He said through that analysis
they arrived at a balance between cost, proximity, convenience, and open space.

Commissioner Silverstein asked what the cost would be for a storage facility that would
accommodate long term bicycle parking. Mr. Crannell said it would be about $2400 per locker that
could accommodate two bicycles or $1200 for each bicycle space. He said e-bikes were taller and
a utility requirement like electrical outlets would increase cost dramatically. He asked staff to
review the number of public hearings the project had had as he thought tonight was the 4™ public
hearing.

Mr. Perata said the notice of funding availability request and the Council review of that would not
be a public hearing for purposes of SB330. He said they would look at the numbers again but from
the date of deeming the project complete it had had a public hearing at the Housing Commission
meeting and the second at tonight’s hearing.
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Commissioner Silverstein referred to Exhibit Q on the draff project conditions that stated the
project was subject to the California Green Building Code and asked if that was still expected to be
the case. Staff indicated assent. He referred to the traffic impact analysis on page 338 of the
agenda packet and Hexagon’'s recommendation that the project provide enough vehicle parking
spaces to meet the City’s requirement. He asked if that recommendation was data driven based
on the analysis or a blanket recommendation to adhere to the City specific zoning ordinance.

Planner Turner said that recommendation was based off the standard R-3 parking requirements,
which required two parking spaces per unit, one of which needed to be covered. He said as a state
density bonus project the state law included a separate parking standard.

Chair Schindler opened the public hearing.
Public Comment:

¢ Nels Delander, representative of Carpenters Local 217, emphasized the importance of a
responsible general contractor that utilized apprenticeships, either provided or required
healthcare for workers, and provided construction workers with a living wage. He emphasized
the importance of safe working conditions to support the project development.

¢ Rob Silano said he was speaking as a resident of Menlo Park and not a Fire Board member,
and emphasized the importance of critical infrastructure and waterpower and the impact of fire
disasters on insurance rates. He said he supported the approval of the funding and the project
if it included a low cost second ingress and egress. He said the staff report on page 85 that
talked about a second ingress and egress did not include that the Fire Chief stated a second
ingress and egress would be safer nor did it speak to the 50 emails and the petition of 300
residents to the Fire Board and City to have a second ingress and egress. He said the
developer stated at a Council meeting in November that they would have no problem adding a
second ingress and egress. He said additionally Atherton had placed a high density project
within a few blocks of this project without consideration of the added traffic response times on
Bay Road and Ringwood Avenue.

e Skip Hilton expressed concerns regarding traffic, noting the recently adopted Environmental
Justice Element and that this area had the highest traffic burden in the City. He said the
proposal was an ideal below market rate housing project, but the site itself was not well served
by public transit. He expressed support for a second public access into the site.

o Ken Chan, Senior Organizer with the Housing Leadership Council (HLC), San Mateo County,
said on behalf of HLC that he was expressing support of the project, noting the importance of
housing close to employment for teachers and staff of the Ravenswood City School District.

¢ Gina Sudaria, Ravenswood City School District Superintendent, spoke in support of the project
noting the inequity in funding for that district per pupil and that over 85% of their staff had
expressed interest in living in the development. She emphasized the importance of community
relationships with educators.
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Kim Avila, CSEA President and Operations Coordinator at the new Cesar Chavez
Ravenswood Middle School, spoke in support of the project noting the importance of teachers
to youth development. She said many experienced financial struggles due to the high cost of
living in this area, which pushed them to live further away and commute great distances. She
also noted the struggles of students and their families, often living in rented rooms, RVs, and
some in shelters even though parents were working and often working two jobs.

Nicole Sullivan, President, Ravenswood Teachers Association, spoke in support of the project
noting she worked in Ravenswood, but she and her family lived in San Francisco. She said
one of the critical factors contributing to teacher turnover was the difficulty of securing
affordable housing close to the workplace. She said over half of their teachers had expressed
interest in the proposed housing development.

Louis Mirante, Bay Area Council, spoke in support of the project noting the Council
represented 400 of the area’s largest employers.

Katherine Dumont, Linfield Oaks, spoke in support of the project and emphasized being more
forward looking about driving and transportation alternatives; she emphasized the need for
safe, secure, and weather protected storage for bicycles, scooters, and e-bikes. She
expressed concerns about the lack of the proposed bicycle parking.

Sarah Zollweg, Menlo Park resident, said she was a nurse and a public health researcher and
in her practice and research she saw every day the impact that access to affordable housing
and education had on people’s health. She said she supported the project but also supported a
second entrance for safety and offering more larger units and less one-bedroom units.

Carolyn Ordonez spoke in opposition to a second public access into the project site noting that
would plow through the Haven Family House Homeless Shelter but expressed support for the
project otherwise.

Karen Grove said she was speaking on behalf of the group Menlo Together and urged support
of the project.

Kevin Rennie, Willows, spoke in support of the project and expressed concerns about the lack
of bicycle parking, noting it did not seem feasible as something to add later. He suggested
vegetation barriers such as trees to block noise and improve air quality and having more larger
units.

Wendy Shindler, Flood Triangle, said she supported the project and spoke in opposition to a
second public access into the site noting its impact on the Haven Family House.

There were 14 commenters.
Chair Schindler closed the public hearing.
Commissioner Behroozi said she wanted to address the access question. She said in 2022 she

wrote to county and local officials asking about the different options as she thought then it seemed
fair and preferable to have as many access routes as possible and in particular was keen on
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exploring the idea of an access route through Flood Park to Iris. She said it did not make sense to
route traffic past Haven Family House. She said the response was that the County was not
interested in that as they had just completed extensive planning processes to redevelop Flood
Park and did not want delay. She asked what others thought as she was sensitive to the desire for
another access point but to also move forward with the project. She said it did not seem hopeful
that Caltrans was not responding to residents' requests to explore other access. She said it
seemed that it was not feasible. She said for that reason she wanted to talk about the bicycle
amenities. She said she lived near and bicycled frequently in this area and knew the destinations
people went to. She said it was important to have secure, weatherproof bicycle storage at ground
level and accessible ideally for lots of residents. She said outdoor bicycle parking like that in the
downtown area was not what people needed for their homes as it did not protect the bicycles
during inclement weather nor keep them from being stolen.

Commissioner Behroozi said she saw two things that were needed and that was to create more
flexible bicycle storage, recognizing that people would probably have e-bikes and at the least
those needed covered spaces. She referred to the shared community space and whether that
might be flexibly reused in the future if it happened that many residents had bicycles, they needed
to store and/or to charge. She said the other thing was in the transportation demand management
(TDM) analysis. She said it looked like there was a route onto Van Buren for bicycles to get to the
train station, but she understood that would not be an official route as a locked fire gate would be
there. She emphasized the importance of having an access point through Flood Park during its
open hours noting that would be a significant quality of life improvement for the residents. She said
it did not make sense for bicyclists to have to ride all the way out through Suburban Park and then
make a left on Bay Road during peak traffic times. She said many of the destinations that would be
most appealing for residents would be their children’s schools in the Belle Haven district, or the
new Belle Haven Community Center and the workplaces that residents would be going to which
were Ravenswood District schools all of which were over the bicycle bridge. She urged the
applicant to get something confirmed with the County about the Park access and to get it in
writing. She said as a Flood Park neighbor she could access it from Iris Street, but it seemed a
shame that Suburban Park residents could not access it from anywhere in their neighborhood. She
said what would be good would be for the access point that eventually happened in this
development to also be accessible to people who lived on Hedge Road, Greenwood and on other
neighborhood streets so children did not have to travel on a busy road to get to the Park. She said
she thought that would foster a bit more integration into the neighborhood and probably be a safer
route again for children to the Belle Haven Community Center for swim lessons. She said those
were her requests. She said she thought it was a great development, and she appreciated the
collaboration that had gone into the work with the different communities.

Commissioner Silverstein said he strongly supported the housing the project would provide, and
while he wanted it to move forward, he was concerned about the lack of any real bicycle parking.
He said many of the concerns residents had with these projects were related to increased traffic,
which was a heavy burden on close neighbors, and it seemed a significant part of the reason
many of these types of projects had controversy. He said encouraging people to use alternative
forms of transportation was the only way to reduce traffic impact. He said given the close proximity
to the Highway 101 pedestrian and bicycle bridge it was faster to bicycle to Belle Haven than to
drive from this location especially during commute hours. He said the project proposed 88 long
term bicycle parking spaces but he did not think the proposal would actually provide any. He said
Calgreen’s specific building standards for bicycle parking stated that it must be at street level, not
up three flights of stairs, not through an apartment, and not locked away on a balcony. He said this
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lack had been discussed or mentioned to the developer, yet the proposal was for only four bicycle
storage lockers for 88 units. He referred to the added expense and noted the overall project cost
was expected to be $63.77 million so the incremental cost to provide crucial bicycle storage was
maybe .1%. He said the project was currently proposing to have five more parking spaces than the
minimum requirement, which theoretically could be less, yet it was 128 bicycle parking spaces less
than that minimum requirement. He said although he was very supportive of the project, he wanted
to insist on including a formal contingency to provide long term bicycle storage for future residents.
He noted that the developer indicated they would be reactive to the needs of the community, but
he thought that was insufficient as once vehicle spaces were there and used it would be harder to
remove them and install bicycle storage then rather than at the same time the project was
constructed. He said also they were introducing a selection bias where people who had bicycles or
wanted to e-bike and bike to work or school might not want to live there in the first place because
they would not have the parking and storage for it. He said then it might be just a self-fulfilling
prophecy of enabling a community whose residents did not bicycle anywhere.

Commissioner Ferrick asked why the most impacted traffic intersection that the project would add
traffic to, namely Bay Road at Ringwood Avenue was not studied. She said the study looked at
other intersections that were not as consequential to the function of the overall traffic patterns of
this most impacted neighborhood.

Planner Turner said the Transportation Impact Analysis (TIA) was part of the CEQA analysis that
had to comply with the City’s TIA Guidelines. He said the intersections were vetted by the
Transportation Division, which determined those intersections needed to be studied for this project
and that was the direction to Hexagon.

Commissioner Ferrick said that was unfortunate as Bay Road at Ringwood Avenue was the most
concerning intersection and it was not studied. She said as was pointed out she agreed that
having people take a very circuitous route out along the long way that then contributed to an
already five to ten minute delay at that intersection at peak traffic times was unreasonable, yet it
was not studied. She asked why the report listed names, addresses and phone numbers of some
of the residents of that neighborhood in the technical appendices, noting hers on page 787 of the
TIA.

Chair Schindler said it was Exhibit N to Attachment A in the staff report, the Phase One
Environmental Site Assessment.

Mr. Spielberg said Phase One was the environmental site assessment for which they paid a third
party organization to ensure there were no environmental issues. He said it was essentially a desk
assessment in which they went through all history. He said he did not know why addresses
appeared there, but he imagined they wanted to include the entire report including all the
appendices.

Commissioner Ferrick asked if the Ravenswood City School District was the property owner, why
the District Superintendent had to speak as a public commenter. Mr. Spielberg said that his group
was the applicant and the long term lessee of the site. He said his organization would be the
owners of the building and would be in all agreements, but the District owned the land. He said the
District was not part of the entity actually applying for entittiements or anything.
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Commissioner Ferrick said that the applicants were emphasizing they would meet LEED Silver but
that in fact was the state’s green building standard and was not an exceptional effort.

Mr. Spielberg said they would likely meet a minimum of LEED Silver, but they were requesting a
waiver from the actual certification of that as it would add about $60,000 to the project cost. He
said as a California Tax Credit project they were generally subject to many things on top of local
building code such that almost all their projects tended to be at least LEED Gold.

Commissioner Ferrick asked about the request to waive the two-inch recessed windows as the
architectural inspiration she understood was the vertical batten board. She said without some of
that style’s details it might not age well noting the vertical siding of the 1970s. She said that would
make it different from neighboring homes and suggested the added cost would not be that
significant.

Mr. Crannell said every window would have trim around it to make a reveal there. He said the
design guidelines in the municipal code indicated wall pane recess of two inches. He said the trim
would ensure that they did not have that aluminum window kind of clean stucco look from the 60s
and 70s. He said the list of addresses related to a list of residents within a certain radius of the
site. Mr. Spielberg said he just heard from an associate and those addresses where those who
were required to be noticed at that time of that assessment.

Commissioner Ferrick referred to the parking requirements and the lack of bicycle parking and
said it would probably increase parking demand because residents would need to drive
everywhere. She said the study found the project would be under parked by about 40 to 50 cars
and asked if the current prohibition on overnight street parking would continue.

Planner Turner said that ordinance was something the City Council would have to amend if that
was what the Council wanted to do but under existing code it would remain applicable.

Mr. Perata said amending that code was not part of the discussion or deliberation and the project
would have to accommodate its parking onsite. He said it certainly was a consideration for the
developer and operator of the site to make sure they had enough parking spaces on site.

Commissioner Ferrick asked the applicant if it was their understanding that if the 88 units drove
more cars than the 116 spaces, they would need to manage that somehow.

Mr. Crannell said part of the vetting process for project tenancy would be to resolve all parking
onsite, both bicycle and vehicle.

Commissioner Ferrick asked about visitor or guest parking. Mr. Crannell said it was baked into the
allocations. He said where they had discrepancies between municipal code and what they required
from an operational standpoint they would apply for a waiver.

Commissioner Ferrick said she understood that when the Ravenswood City School District
explored uses for this site in the 2014-2020 time period that they were not allowed to use the site

for a school due to air quality concerns as it was located right against the freeway. She asked if
that was accurate.
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William Eger, Assistant Superintendent for Finance and Operations for the District, said the District
would not have been able to purchase the site due to its proximity to the highway but because it
was currently a site and was formerly a school site that a school could be rebuilt there. He said
sometime between when the District acquired the site and the early 1900s and 2014 when the
District closed the school, the state imposed additional rules around site acquisition and proximity
to highways and other areas. He said they could have built a school there but chose not to for
other reasons. Replying further to Commissioner Ferrick, he said the school district employed
about 300 staff members.

Commissioner Ferrick said she was a board member for an affordable housing nonprofit Housing
Trust Silicon Valley and represented her employer as a member of the Bay Area Council. She said
she also belonged to Menlo Spark’s advisory board. She said as a housing champion she
welcomed the concept of the project to the City. She said they needed to ensure that adding a
significant amount of housing worked for everyone with thoughtful planning requirements so that
more future projects could also be accommodated. She said there was much to like with this
project and in particular that it would support Ravenswood District teachers, its adjacency to Flood
Park and the improvements being made there. She said in general she liked the site plan and the
architectural inspiration and had already discussed her now mitigated concerns about the window
recessing details. She said the lack of providing a second ingress and egress to Van Buren
demonstrated a lack of understanding of where the traffic patterns and impacts came from as even
the data table and staff report did not mention it. She said the intersection that would be most
challenged had to be mitigated. She said they had to weigh what would be a better condition and
not just for either neighborhood on adjacent sides but what would be better for the residents of the
new community. She said that was accessibility and safety; being able to get where they were
going whether by car, bike or on foot as efficiently as possible.

Commissioner Ferrick said she could support the BMR Housing Agreement but currently could not
make the CEQA determination. She said given that there was room for more hearings if done in a
timely way that she hoped they would consider continuing the project to further work on access
points, vehicle transportation and nonvehicular transportation circulation. She said they had 60
days beyond the CEQA determination to approve the use permit. She said she looked forward to
approving the project when they could be assured of a timeline for a second access point through
the Caltrans right of way to Van Buren. She said it was a right of way and was not owned by Life
Moves. She said there were no residential driveways other than Life Moves that faced Van Buren
and it provided direct access much closer to 101 without impacting all the residential streets that
were between the project and almost down to the VA where Van Buren meets with Bay Road
closer to the Oil Changer site. She said she lived in Suburban Park and commuted to Santa Clara
on Bay Road every day and half of that commute was waiting to get past Ringwood, She said she
wanted this project to work well for everybody and in particular the residents.

Commissioner Silin said it was great the District decided to use their land in this way. He noted
that generally the commenters were in favor of the project besides some details. He said he
shared some of the concerns about transportation and parking. He said he sent an email earlier to
staff asking about adding conditions to the approval within the context of the deadlines and other
strictures. He asked since the applicant had access to unlimited waivers what ability the
Commission have to add any new conditions or adjust details of the project such as bicycle
parking or access.
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Ms. Moshref-Danesh said generally in terms of conditions of approval for this project that what
they were looking at was reasonable. She said generally they would want to first take a look at any
conditions that would impact or make infeasible the waivers or incentives the applicant had
requested. She said specifically to the waivers that they wanted to be very careful about any
conditions of approval that might prevent the project from being constructed as designed or at the
density proposed. She said one of the waivers requested was for long term bicycle parking and the
applicant’s assertion that provision of long term bicycle parking through storage facilities would
preclude the development of the project. She said generally any potential conditions of approval
beyond the general nexus and proportionality requirements that they wanted to have always they
need to consider specifically the applicability of density bonus law to the project and whether or not
a condition of approval might impact the feasibility of the project, might conflict with a requested
incentive or waiver, or otherwise impact the project as designed and at the density proposed.

Commissioner Silin asked since there was a waiver requested from long term bicycle parking if
that meant any conditions of approval in that realm were unlikely to be acceptable because that
would conflict with the waiver request. He asked also since the applicant had access to unlimited
waivers if the Planning Commission were to add a new condition that was not within the waiver
requests already made whether the applicant could then ask for a waiver of that.

Ms. Moshref-Danesh said the key thing to keep in mind was whether or not the condition would
impact the feasibility of the project as it was currently designed. She said any condition that would
require the redesign of the project would potentially run afoul of that requirement. She said specific
conditions related to how the bicycles were stored or where the bicycle storage was located
certainly was a request the Commission could make of the applicant, who then could provide
information as to whether or not that would be feasible for them to implement.

Commissioner Silin said that was confusing as he believed she had said anything requiring a
redesign would run afoul of the requirement but then he heard her saying, for example, changing
how the bicycles were stored could potentially be workable. He said he thought that in fact would
require a redesign.

Ms. Moshref-Danesh said there was kind of gradation between what required a redesign of the
project versus what could be a condition of approval as to how, for instance the bicycles were
stored or storage located. She said the applicant would need to let them know whether that was
feasible or would require a redesign of the project and most importantly whether or not that
condition would impact the project density as designed.

Commissioner Silin said the applicant was requesting waivers for elements that if required would
preclude the project at the provided density. He asked whether they were taking the applicant’s
word that all those were necessary or if it was within the Planning Commission’s purview to
guestion those.

Ms. Moshref-Danesh said generally to challenge the request for such a waiver, the City would
have to be able to establish that the project would be possible without it. She said however that
most likely would require a redesign of the project which recent case law has indicated was not
allowed. She said the applicant was establishing that this was how they designed the project and
the density they proposed; these were the waivers they needed to get it done. She said it was
really about the physical sites and whether or not things could be made to fit, where they could be
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made to fit and generally that went back to how the project had been designed to fit all of the
components.

Commissioner Silin said given where the project was located and that most of the expected
residents would work for Ravenswood City School District on the other side of Highway 101, it
seemed like a great opportunity with the pedestrian overpass next to the project to encourage
either walking to a bus, which was what he saw in the traffic analysis. He said he thought it should
ideally be emphasized to incentive residents to either walk and take the bus, or bicycle to
commute to work and to reduce traffic on local streets. He said in terms of access to Flood Park
that a Google map of the Park’s parking lot clearly showed an access from the former school to
Flood Park. He said that access should remain as it would make it easier for residents to get into
Flood Park to take the bicycle path out to Van Buren. He said ideally it would be nice to have
access to Van Buren directly from the Fire Gate area but that might be an issue with the Haven
Family House next door. He said he thought he saw the applicant was planning to offer Caltrans
Go passes but since most of the people living there would be working on the other side of 101 that
did not seem helpful whereas SamTrans seemed very helpful, specifically buses, and he would
like to see more focus on that. He said in terms of parking that the site plan in general looked like a
big concrete parking lot, which would encourage those who would live there to park their cars and
drive. He said it was great to have the open space with the playground and green space and noted
its proximity to Flood Park as well. He said he did not want to do anything that would cause a large
redesign, but he thought that something to incentivize people to use alternate transportation
should be the focus such as charging for parking. He said more sheltered bicycle storage on the
first floor would be very good. He said he did not have any other major concerns about the project.

Commissioner Ehrich said much of what he wanted to say had been said and that his questions
had been answered. He said the importance of housing was demonstrable and noted the
speakers’ comments. He said he was in favor of whatever additional bicycle parking could be
added to the site as it was clear that would help with traffic mitigation. He encouraged as much
pedestrian and bicycle access as possible to Van Buren. He said the reasons for access to Flood
Park as stated were very important. He said the project held critical importance for the City and
because of the legal risk in anything they did that would delay the project that he was loath to ask
anything else of the developer but was interested in other Commissioners’ thoughts. He said good
points were made about access, bicycle parking and traffic. He said he felt it incumbent for him to
support the project because of the acute need for housing.

Chair Schindler said the project would provide much needed affordable housing, especially for
teachers and noted the powerful public comments speaking to that. She said she was particularly
heartened that they had not heard commentary that explicitly opposed the entire project, noting
greater opposition earlier in the project’'s development. She said the waivers and reasons for them
were generally clear to her and those that had been somewhat vague for her had been addressed
by clarifying questions and information from the applicant and staff. She said from her perspective
that under the state density bonus law the waivers and incentives were essentially nonnegotiable,
and the waivers were unlimited. She said great points had been made to try to get creative with
encouraging bicycle use specifically through parking and storage, access through Flood Park and
potentially at some point access through the emergency access point onto van Buren by Haven
Family House. She said it was not clear if one could walk through that exit but hopefully that would
evolve. She said she hoped the applicant would take all of the feedback into consideration, but she
was not comfortable adding those as requirements. She noted the importance of delivering
affordable housing in a meaningful timeframe for the City as well as the alignment of financing and
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tax credit application and what sources of funding were available and when for the project. She
said a small misstep even for the best of reasons ran the great risk of derailing an important
project. She said building this was really important right now as a critical part of their Housing
Element. She said for those reasons she was not supportive of any additional explicit requirements
to the approval other than the text changes to the resolution that Planner Turner laid out in his
presentation.

Commissioner Ferrick said the applicant had expressed a reactive, wait and see, position for
transportation management. She said she thought that project residents would ask that the fire
gate be opened during peak morning and evening travel times so they could save time. She asked
if the applicant was willing to work toward that as a solution and if so, what the process would be.

Mr. Spielberg said they would be applying to the Housing Trust on which Commissioner Ferrick
was a board member. He said he did not know how that relationship affected what was happening
now.

Commissioner Ferrick said as a board member that she did not get involved in transaction
decisions. She said she wanted to disclose her experience to demonstrate she had knowledge
about affordable housing financing, which the applicant had talked a great deal about.

Mr. Spielberg said they were not reactive regarding parking and access. He said those things were
part of the overall plan and what they believed was appropriate and needed for the units. He said
there was no expectation that any of their residents would ever park in the neighborhood. He said
they felt that they had an appropriate number of parking spaces on the site and the part about
reacting to the needs was directly in relation to bicycle storage. He said once the site was
designed and operational if they were to continue to have conversations with Caltrans, he did not
even know what the outcome would be.

Mr. Crannell said they were frustrated in their efforts to get a dialogue with Caltrans about this. He
said it was private property on the other side of the emergency vehicle access gate and there was
an agreement between the two landowners to allow that emergency vehicle access. He said it was
not a public right of way.

Mr. Spielberg said they were open to the idea, but their immediate goal was to get the project built
noting the timing of funding cycles.

Mr. Crannell showed a slide that showed the access point going right into a parking lot on a private
property. He said north of there that was where the Caltrans’ area was to which they were not
showing access. He said Caltrans had not yet been open to dialogue to find a solution, but they
were open to keep working to find a solution with them.

Commissioner Ferrick asked if the idea was to go out the right side of the property at the top. Mr.
Crannell said they did not have an agreement with Caltrans, but it was potentially feasible in the
future. He said there were hurdles but to date they had not been able to get a dialogue with
Caltrans to start the hurdle process. Commissioner Ferrick suggested reaching out to a state
representative to help make that connection. She said this solution would not only mitigate traffic
the project would drive but also help mitigate the most traffic impacted neighborhood in the City.

Mr. Eger said the District, through a state representative, had a zoom discussion with Caltrans two
to three years ago before the Alliant team was fully on board. He said the Caltrans process
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indicated to them would be a multiyear process that would cost hundreds of thousands of dollars
to include a study, removing and rebuilding the sound wall, and close down Highway 101.

Commissioner Ferrick said she did not think it would involve the sound wall as it was too small of
an area. Mr. Eger said it was not too small of an area according to the Fire District and he could
only reiterate what Caltrans had said on the zoom call three years ago. He said he thought it was a
multi-stage conversation and needed the City’s involvement too. He said the site plan as designed
would allow for that evolution.

Commissioner Behroozi said it was Caltrans’ land and any discussion with them about its use
could take years while during that time the project would become financially unfeasible. She said
she studied transportation demand management and adding more places for people to drive their
cars out and making it faster for them to drive places was the wrong approach if the goal was to
reduce traffic. She suggested icing the Caltrans idea for now. She said she had advocated for a
second exit too and in a very public way previously, but now she thought that having an
inconvenient vehicle route through Suburban Park, the wait to make a left turn on Bay Road, then
a complicated intersection at Ringwood Avenue, then the Willow Road intersection to get over to
East Palo Alto or Belle Haven would lead her to choose to bicycle as it would take herl0 minutes
rather than 20 minutes to do. She said she wanted to make it feasible for people to make that
choice not just because it was a better choice for them but for everyone, the environment and
traffic congestion.

Commissioner Behroozi said she did not think the project was under parked, noting the prohibition
on overnight street parking. She suggested unbundling the parking from the units so those who did
not have a car got a discount or perhaps the parking spaces could be rented. She said they might
find then that fewer parking spaces were needed and those could be dedicated to more secure
safe bicycle storage. She said they needed to start thinking about this if they were going to
address the climate crisis. She said she watched the Fire Board meeting where they discussed the
second exit. She said she was encouraged to hear the Fire Chief say the site team had worked
really well with them and although current fire code did not require a second emergency exit that
the applicants had added it in response to feedback. She said also that it would not just be a viable
route for emergency vehicles to get into the site but could be used as an evacuation route.

Replying to Commissioner Silverstein’s question about the state density bonus law language and
waivers, Ms. Moshref-Danesh said it was not just that language about the waivers but the case law
since that had added “as designed” to the phrase “that would prevent construction of the project.”
She said that was why they wanted to be careful about any additional conditions or restrictions,
considerations of the requested waivers, and whether or not those conditions would require the
project to undergo a redesign.

Mr. Perata said staff planners evaluated the waivers and concessions thoroughly and asked many
guestions of the applicant team to vet the requests before bringing them forward to the
Commission. He said sometimes they were able to work with applicants for modification. He said
for example the applicant asked to not pre- or dual plumb the building for future recycled water and
they worked with the applicant to clarify that the irrigation would be purple pipe ready for recycled
water but to exempt for the building.

Mr. Silverstein referred to language in the report that formally declared the site would provide 88
long term bicycle parking spaces. He said the Calgreen standards currently stated that the
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proposed balcony solution for long term bicycle storage was insufficient. He said he did not think it
was reasonable to state to the community, prospective tenants and to themselves that they were
championing bicycle commuting.

Replying to Chair Schindler, Commissioner Silverstein said that if the Commission were to
approve the use permit as stated in the staff report he suggested that language around the project
providing 88 long term bicycle parking spaces and then in parentheses, one per unit, should be
removed. He said the waiver request was to eliminate and not require the bicycle parking
requirements per city municipal code or one and a half spaces per unit. He said the waiver
requested was that the applicant was not providing long term bicycle parking. He said if a tenant
wanted to put their bicycle on their balcony that would be acceptable but that it was not an official
long term bicycle parking solution. He said the project should not be advertised or formally
declared in the use permit approval as providing that solution.

Replying to the Chair, Commissioner Silverstein said the staff report stated on page 269 that the
project adhered to the Calgreen standard for Class 1 bicycle storage but as a matter of accuracy it
did not. He said Chapter 5.1064 of Calgreen stated what the actual standards were.

Chair Schindler referred to the draft resolution page 93 in the staff report and that it stated the
waiver was for the required bicycle parking spaces, but the resolution did not indicate what bicycle
parking was being provided.

Commissioner Silverstein asked for a refinement in the minutes to indicate how he felt but it was
fine if it was not stated in the formal resolution.

Chair Schindler clarified with him that he was not proposing a specific change to the approval but
that the clarification about the Calgreen standards for Class 1 bicycle standards might be called
out in the meeting minutes. She said the summary of the Commission’s discussion points would
hopefully highlight that.

Commissioner Ferrick asked where the Commission could provide guidance to provide more
onsite parking bicycles and amplify residents’ feedback to explore a second vehicular access, but
not as conditions.

Planner Turner said through this process it was possible to amend the resolution to add recitals
such as whereas the Commission values bicycle parking it urges the developer to add as much
bicycle parking infrastructure as possible. He said those would not be conditions of approval.

Ms. Moshref-Danesh said the Commission comments were included as part of the record of the
proceedings on this project. She said the Commission could convey, urge, and encourage the
applicant to take the measures the Commission had set out and those would be included as part
of the record which the applicant would be hearing.

Mr. Perata said for most projects that action minutes or a high level of recording without going into
detail were usually done. He said based on the Commission’s discussion that if the Commission

wanted more detailed summary minutes could be prepared to record the items raised without the
potential need to craft additional language in the resolution.
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Replying to Commissioner Behroozi's question about a TDM plan, Planner Turner said in this
site’s particular zoning district the municipal code did not require formal trip monitoring. He said it
was subject to C/CAG'’s trip monitoring, which was a little less quantitative and more qualitative in
nature. He said the applicant had to enroll in the commute.org program with C/CAG and then show
how they were meeting their TDM measures. He said C/CAG monitored that way, but the City
would not have the authority to do those driveway counts.

Ms. Moshref-Danesh said the project was a Class 32 CEQA exemption based on infill and studies
had been done to support that exemption. She said there would be less monitoring that would
occur after the fact, but the project would still be subject to the mitigation and monitoring measures
in the General Plan EIR and Housing Element EIR.

Commissioner Silin said in the TDM plan on page 289 of the pdf document, there would be an
annual driveway hose count study required with the hoses placed for one week to track all peak
hour trips and that trip data would be provided to the City annually. He asked for confirmation and
how the data would be used.

Planner Turner said since that was not a City requirement that they would not necessarily collect
this data. He said the developer could send it to the City, but it was part of the C/CAG monitoring,
and it would be sent to C/CAG to make sure their goals were being met.

Commissioner Ferrick asked if the project would use union labor. Mr. Spielberg said it would not.

Commissioner Ehrich moved to approve as presented in the staff report with the modifications
stated by staff this evening that staff prepare summary meeting minutes and that those minutes
note that the Planning Commission did not agree with the applicant’s classification of Class 1
bicycle parking based on Calgreen’s definition of bicycle parking. Chair Schindler seconded the
motion.

Commissioner Ferrick asked if they could disaggregate the approvals as there were certain things
she would support and others she would not. Commissioner Ehrich said he would be happy to
disaggregate the approvals.

Mr. Perata said doing that might prove problematic as staff’'s recommendation was set up as a
single resolution in attachment A where staff's recommendation was to make the determination
regarding the California Environmental Quality Act that the project was exempt under Class 32 and
then make the findings and approve the entitlements of the use permit, architectural control, and
BMR Housing Agreement. He said staff's recommendation would be to make a motion and second
to vote on the resolution with any amendments the Commission wanted to add as well as the staff
recommended changes stated at the start of tonight's meeting.

Commissioner Ehrich said since it sounded like it would be to challenging to disaggregate the
approvals that he would keep his motion as stated. Chair Schindler restated her second of the
motion, which was to adopt the resolution to approve the use permit, architectural control, and the
Below Market Rate Housing Agreement.

Commissioner Ferrick said she would like to support the action but asked if in addition to asking
that the minutes include a note about the Calgreen bicycle parking standards to also include
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encouraging the applicant to work further with Caltrans to determine the feasibility of making the
emergency access point a more accessible exit leveraging Caltrans’ right of way.

Chair Schindler asked if the two notes for the summary minutes needed to be in the motion or
provided to staff now.

Planner Turner said the guidance on the summary minutes was clear and he did not think that it
had to be part of the official motion adopting the resolution to approve.

Commissioner Behroozi said she felt less strongly about the technical designation of the bicycle
parking spaces and whether they were certifying LEED or not and more about the practical
implications of not having bicycle parking nor a sure access bicycle route. She said the thing she
did not want to get buried in the minutes was what one person said and that was for the access
point to Flood Park be available to everybody in the community, noting that would help people find
their way around without having to drive. She said if they were elevating anything she wanted to
elevate an extra potential driving route.

Commissioner Ehrich said theoretically that access to the public could be guaranteed without
redesigning the project. He asked if Commissioner Behroozi wanted to add that as a condition of
approval that in theory would not violate waivers, or if that was a suggestion in terms of the
summary minutes.

Commissioner Behroozi said she had seen in the minutes that the applicant was talking about
having it accessible only to people who lived within the development. She said she understood the
rationale but would prefer they had less lock and key stuff especially when talking about access to
public spaces shared by all.

Chair Schindler suggested they check in with the applicant as she thought this might not be the
applicant's prerogative but the County’s purview. She asked if it was within the applicant’s
jurisdiction to determine who had access to that gate and egress and ingress of the park.

Mr. Spielberg said the access determination would have to be through an agreement with the
County. He said their project was private property, however. He said this was similar to allowing
people to walk through a homeowner’s backyard to get to a park. He said there were liability
concerns for them to do that. He said it sounded really nice, but he did not think they could
entertain it.

Commissioner Behroozi said they had just had the conversation about how Life Moves was
allowing the applicant to use their private property as a potential emergency access point, and she
thought it would be a gesture of good faith for the community. She said they might have some
legal or liability issues to resolve. She said Felton Gables had a neighborhood access point to a
really nice park in Atherton and Felton Gables residents had keys for the access gate. She said
children needed to be able to bike safely to school. She encouraged the applicant to work out the
liability as it would be an extraordinary continuation of the good faith conversations they already
had been having with the community. She said she understood they did not have to do this but for
all kinds of reasons it was the right choice.

Mr. Spielberg said he was not sure how that could be accomplished and whether they would have
to provide an easement. He said he had been developing affordable housing for a long time and
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had never seen that. He said they typically try to provide as much security for both their residents
and surrounding neighbors rather than making a wide open property.

Commissioner Ehrich asked if Commissioner Behroozi's vision of the access point from the
property to the park would be controlled by a fob so residents would be able to access in and out
and the public therefore would not. Commissioner Ehrich said thank you. (It seemed to indicate
Commissioner Behroozi agreed with his statement.)

Chair Schindler said based on the nature of the conversation that they just had as well as earlier in
the evening, she felt reasonably confident that at the least this would show up in the meeting
minutes. She asked Commissioner Behroozi when they had a chance to review the summary
minutes and essentially highlight points, language, and perspectives including the two that had
been raised explicitly about bicycles and a second access point whether she would be comfortable
using that mechanism to highlight this third point of park access.

Commissioner Behroozi said it would be nice for people to know she tried but she did not think it
would have any impact.

Chair Schindler confirmed with Commissioner Behroozi that she was not seeking a modification to
the proposed resolution.

Commissioner Ferrick commented on recent minutes that she was increasingly suspicious about
whether they would include a note for any of these things. She asked why organized labor and
skilled tradesmen with health insurance, would not be used for the project. She said she was
increasingly not feeling right about using minutes as a mechanism for complying response by the
applicant.

Mr. Spielberg said he had been candid about what they were open and willing to look at and what
they were not. He said definitely the Caltrans area and the bicycle parking were things they would
respond to. He said having the public walk through their property to the park was something he
had not heard about until tonight. He said he welcomed suggestions but for this one they would
need to check with their insurance company and legal counsel. He thought it was unlikely that it
could happen, but they were open to the other two suggestions.

Commissioner Ferrick said her take was the park access would be the easiest and cheapest of the
three suggested items to do as the public walking through would just be people from adjacent
neighborhoods. She said it was a very pinned in community between the park and freeway and it
was only two single family residential neighborhoods.

Mr. Spielberg said he was open to looking at it more. He said a lot of his own background came
from developing infill buildings for formerly homeless people in Los Angeles. He said typically a lot
of those buildings were trying to create literally one access point for the building to maintain
security and integrity for the residents. He said he realized this was a very different type of
neighborhood so he was willing to look at park access and what it would mean.

Replying further to Commissioner Ferrick, Mr. Spielberg said they would not use union labor due
to cost. He said this would be probably the first affordable housing project he had built without

prevailing wage, but when the cost of this project compared with other Bay Area projects was
significantly cheaper. He said they were desperately trying to compile all the money to make the
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project a reality. He said they had asked the City Council for $2.4 million which was nowhere near
enough and Council authorized $1 million. He said to add prevailing wage would add 15% to 30%
to the cost.

Commissioner Ferrick asked if they had considered or analyzed the risk of using unskilled labor or
those not trained through the trades, workers who were not as skilled, experienced, not as safe,
not as able to do the needed work in a safe and timely fashion.

Mr. Spielberg said he did not think that correlated. He said one thing they studied in their industry
because this was happening a lot at the state level, noting new assembly bills and things that
focused specifically on affordable housing requiring skilled and trained labor. He said it narrowed
the pool of contractors which also increased prices and decreased diversity. He said requiring
specific skilled and trained labor from union shops typically meant a less diverse and fewer set of
contractors. Replying further to Commissioner Ferrick, he said some funders might require
prevailing wage.

Commissioner Silin referred to the park access question and said he could sympathize with the
applicant’s concern with people walking through the development. He said an example of public
access was from Roble Avenue to Nealon Park which had a public easement he believed went
close to some apartment buildings. He said looking at the site map perhaps an easement could go
through the setback, which he thought was 10 feet wide, between the property line and building
two. He said that would mean people walking from Sheridan right past those buildings so he was
not sure how feasible that would be. He said a large event at Flood Park could mean overflow
parking and people might use such a path if it were open so it could possibly be people other than
local residents. He said he sympathized with Commissioner Behroozi too and this should have
been considered earlier as it would be a very nice thing to have.

Commissioner Silin said he believed that the City had a program for an annual parking permit to
park on the street overnight if the apartment in which you lived did not have enough parking. He
said the City’s website indicated qualifying addresses for the parking permits were limited to those
apartment buildings lacking adequate off street parking spaces, or less than two spaces per unit
and zoned R-3. He said this project had less than two spaces per unit and was zoned R-3. He said
he wanted to clarify for the public if the tenants of this project would have that option, but he did
not want to add a new condition of approval.

Mr. Perata said they could certainly follow up more thoroughly but just because an address might
be located in an R-3 zoning district did not mean it qualified for this parking permit. He said a lot of
those were issued for older buildings that were in place prior to the overnight parking prohibition.
He said their understanding was that a new development in an R-3 zoning district would be
expected to manage parking onsite and not be eligible for those overnight parking permits.

Commissioner Silin said public commenters raised the ratios of the one-, two-, and three-bedroom
units. He asked how those were determined.

Mr. Spielberg said it was density and that they wanted to provide as many low income units as
they possibly could. He said a requirement for a family affordable project was to have at least 25%
two-bedroom units and 25% three-bedroom units. He said the one-bedroom units provided
additional density and housing for additional families.
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Commissioner Silin said he shared concern about the mechanism of using comments in the
minutes to direct the applicant on things the Commission wanted to see addressed. He noted
Commission concerns about car parking and bicycle parking and asked he applicant to comment
on what they had heard and whether they were considering any changes as a result or how they
were considering approaching the next few years after construction was done to see what
changes they might make to the bicycle and car parking situation.

Mr. Spielberg said his primary concern was getting the project built. He said they really did not
want to make changes right now so they could apply for financing and start building. He said he
thought they had parked it appropriately such that people would not park in the surrounding
streets. He said as far as bicycle parking that they were open to seeing what bicycles the tenants
would bring. He said affordable housing tenants wanted the housing and shorter commutes and
lower rent were greater considerations than their bicycles. He said they wanted the project to look
nice, wanted the residents to enjoy where they lived and if more long term bicycle parking was
needed, they would want to accommodate that. Replying further to Commission Silin as to how
they would pay for that, Mr. Spielberg said it was part of maintenance. He said Mr. Crannell
mentioned the cost of $2,400 for a bicycle storage facility for two bikes. He said cost wise it was a
lot different to gradually add those kinds of things than to put 88 of those in right now at $250,000.

Chair Schindler called for the vote on the motion on the table.

Commissioner Ferrick said she could not vote approval as no study or mitigation was identified for
the most impacted intersections of the project. She said she did not feel the Commission had been
able to sufficiently do its job to ensure the project was planned well and future projects could be
accommodated. She said she could not approve also because of the inability to require a pursuit
of some of the things mentioned including a second ingress and egress. She said she appreciated
the applicant expressing willingness but there was no mechanism to require without either
continuing or denying the project. She said the reactive nature of managing active transportation
for bicycle amenities felt insufficient as people would not buy bicycles if they had nowhere to store
them. She said the lack of willingness to reconsider using trades people from construction trades
locally was surprising and disappointing. She said as it was only the second public hearing of the
five allowed, there was time to continue and work on things, and it was the first time the
Commission had seen the project. She said the applicant had indicated the tax credit round was in
May which seemed to provide ample time to revisit the three primary loose ends that surfaced
tonight and for the project to come back addressing those. She said with that she could have
enthusiastically supported the project but could not now.

Commissioner Silin commented that no project was perfect and although he was not 100%
comfortable with this one, he appreciated the transparency of the developer and the community’s
supportive comments. He said through all their planning documents and processes he thought
they should have been more targeted to talk with the developer ahead of time on things such as
park access. He said the City championed itself as a community that valued climate change
resiliency, and they should plan for things like that ahead of time. He said the most important thing
were people working in their community, especially with children that were commuting from far
away and wanted to be able to live here. He said for that reason that he would not want to stall the
project, but he urged the developer to embrace encouraging pedestrian and bicycle transportation
alternatives rather than driving. He voted yes.

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



Planning Commission Regular Meeting Draft Minutes
January 13, 2025

Page 23

G1.

Commissioner Silverstein expressed appreciation to the developer and applicant for addressing
guestions tonight and going through the overall process. He said he thought they were all very
much in favor of a project such as this. He said he wanted to express broader disappointment over
the evolution of the questions around bicycle parking as he thought two of their three official
priorities were around their climate action plan and zero emission plan so how they promoted
active transportation, how they reduced car dependency and so many of the little decisions they
made along the way allowed then to move in that direction. He said he did not see that supported
with this project. He voted yes on the project.

ACTION: Motion and second (Ehrich/Schindler) to adopt a resolution to approve the item with the
following text modifications to the resolution (Attachment A); passes 5-1 with Commissioner
Ferrick opposed and Commissioner Do absent.

Recital 3 - WHEREAS, the maximum allowed density in the R-3 zone is 20 dwelling units per acre
and the maximum number of units allowed by the zoning ordinance on the Project site is 49 50
units; and

Recital 9 - WHEREAS, the Applicant proposes to increase the Project density by 80% 76% for a
total of 88 units; and

Recital 10 - WHEREAS, the Project would consist of 49 50 affordable units and 39 38 bonus units,
38 37 of which would be affordable; and

Section 2.1.a - Consideration and due regard were given to the nature and condition of all adjacent
uses and structures, and to general plans for the area in question and surrounding areas, and
impact of the application hereon; in that, the proposed use permit is consistent with the R-3 zoning
district and the General Plan because multi-family residential developments of three or more units
are allowed to be constructed on R-3 lots subject to granting of a use permit and previded-that the
proposed Prolect conforms to applrcable zonrng standards—rneledmg—bur—ne{—hmﬁed—te—mmrmem
that are not altered by waivers
and |ncent|ves prowded by State Iaw The proposed Pro;ect advances the General Plan,
specifically the 2023-2031 Housing Element update, by creating additional housing opportunities
for lower income residents. The Property is included in the Housing Element as a housing
opportunity site, and development of the proposed Project would help the City meet its RHNA.

Add Section 6.1.f - In addition, none of the exceptions in CEQA Guidelines Section 15300.2 to the
categorical exemption apply to the Project.

Informational Items

Future Planning Commission Meeting Schedule

e Regular Meeting: January 27, 2025

Mr. Perata said the January 27 agenda would have four single-family use permit request projects.
Adjournment

Chair Schindler adjourned the meeting at 10:45 p.m.

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



Planning Commission Regular Meeting Draft Minutes
January 13, 2025
Page 24

Staff Liaison: Kyle Perata, Assistant Community Development Director

Recording Secretary: Brenda Bennett
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Community Development

STAFF REPORT

Planning Commission

Meeting Date: 1/27/2025
ATy OF Staff Report Number: 25-003-PC
MENLO PARK
Public Hearing: Consider and adopt a resolution to approve a use

permit to reduce the interior side setback for an
accessory dwelling unit (ADU) to approximately
three feet, where four feet is required. The proposed
project is located in the R-1-U (Single Family Urban
Residential) zoning district at 651A Coleman
Avenue; determine this action is categorically
exempt under CEQA Guidelines Section 15303’s
Class 3 exemption for “New construction or
conversion of small structures.”

Recommendation

Staff recommends that the Planning Commission adopt a resolution approving a use permit to modify
accessory dwelling unit (ADU) standards to reduce the interior side setback to approximately three feet
where a four-foot setback is required on a lot in the R-1-U (Single Family Urban Residential) zoning district
at 651 Coleman Avenue. The ADU is addressed 651A Coleman Ave. The draft resolution, including the
recommended actions and conditions of approval, is 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 proposed project. The Planning Commission may also
consider applicable General Plan policies, such as Housing Element Policy H4.13: Accessory Dwelling
Units (ADUSs), which states: “Encourage the development of well-designed new ADUs (e.g., carriage
houses, attached independent living units, small detached living units), the legalization of existing ADUs, or
conversion of accessory buildings or structures to safe and habitable ADUs as a critical way to provide
affordable housing in combination with primary residential uses on low-density lots.”

Background

Site location

Using Coleman Avenue in the north-south orientation, the subject property is located on the west side of
Coleman Avenue between Willow Road and Coleman Place.

The neighborhood features a variety of architectural styles, including bungalow, ranch, craftsman, and
traditional. The west side of Coleman Avenue predominantly features older homes that are single-story with
front-loading one-car garages and a larger multifamily project at the corner of Coleman Avenue and Willow
Road. The east side of Coleman Avenue and Coleman Place feature two- and three-story multifamily
housing developments. A number of the surrounding residences have been remodeled or replaced with
newer residences. A location map is included as Attachment B.
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Analysis

Project description

The subject property is currently occupied by an approximately 2,010-square-foot, one-story, single-family
residence with a detached 500-square-foot two-car garage and an approximately 170-square-foot shed at
the rear of the property. There are no changes proposed for the main residence at this time. The detached
garage is nonconforming with a setback of approximately 1.15 feet from the right-side property line and the
rear is approximately one foot from the rear property line, where three feet is required on both sides for
detached accessory buildings.

The proposed conversion of the detached garage and expansion into an ADU was approved through a
ministerial building permit and constructed. Due to a survey error and an inconsistency between the site
plan and survey, the new construction portion of the ADU's right side was incorrectly sited at approximately
three feet from the right side property line where a four-foot setback is required. This error was discovered
during final inspection of the construction and necessitated the need to request a use permit to legalize the
reduced setback or remove the noncompliant construction. The applicant is requesting a use permit to
reduce the required four-foot setback on the right side to three-feet. The staff report discusses the proposal
conditionally since the Planning Commission has discretion on whether or not to approve, conditionally
approve, or deny only the reduced interior setback

The Planning Commission may consider use permit requests to modify the ADU development standards per
Menlo Park Municipal Code Section 16.79.040: “Accessory dwelling units that require modification to the
development regulations set forth in this chapter, except for Sections 16.79.050(a), Number of Units, and
16.79.100(c), Subdivision, are conditionally permitted in the single-family residential zoning districts, subject
to the use permit requirements of Chapter 16.82.” This action is different from a variance request as it
requires consideration of the use permit findings and does not require that the applicant demonstrate a
unique hardship from which they are requesting relief.

The proposed ADU would meet all Zoning Ordinance requirements for lot coverage, floor area limit (FAL),

height, and parking requirements. Of particular note with regard to Zoning Ordinance requirements:

e The total proposed FAL for the site would be 2,889 square feet where a maximum of 4,050 square feet is
permitted.

e The total proposed building coverage for the site would be 2,889 square feet (24 percent), where a
maximum of 4,200 square feet (35 percent) is permitted.

e The height of the ADU would be 11.1 feet where 16 feet is permitted.

e No on-site parking is required for the ADU.

Design and materials

The proposed design would be generally modern in nature, with a wall of windows along the left facade in
the kitchen and living areas which open into the interior yard space. Conversely, the right facade would
feature windows positioned higher on the wall near the roof line in order to maximize privacy while allowing
natural light into the unit. A bathroom and bedroom would be situated toward the rear of the unit.

The unit would be finished with a flat roof system, dark colored stucco finish for the facades, and clear glass
windows with no lights.

Reduced side setback
The proposed ADU addition would be set back approximately three feet from the right-side property line.
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Staff believes the request to modify the ADU development requirements to reduce the interior side setback
on the right side is generally supportable for a variety of reasons, such as: the area with the reduced
setback would contain the kitchen and dining areas and would have only windows with sill heights of
approximately eight feet to help ameliorate any privacy concerns; the proposed design would help reduce
the overall mass and bulk of the structure, as the proposed height is well below the permitted maximum of
16 feet under State ADU law; the new construction would feature no eaves on the right side in the area of
the reduced setback; and the applicant has chosen a flat roof system which would help maintain daylight
access on the neighboring property adjacent to the reduced side setback.

The project plans and the applicant’s project description letter are included as Attachment A, Exhibits A and
B respectively. A data table summarizing parcel and project attributes is included as Attachment C.

Trees and landscaping

An arborist report was required to be submitted with the building permit and was reviewed by the City
Arborist. A total of six trees were identified in the vicinity of the ADU which includes five heritage trees and
one non-heritage tree. No trees were removed as part of this project. The City Arborist confirmed that no
tree violations occurred during construction. All standard Menlo Park heritage tree protection measures
would be implemented and ensured as part of condition 1h.

Correspondence

Staff received one email from a neighbor concerned that the reduced side setback could possibly contribute
to increased fire spread, referencing the recent wildfires in Los Angeles. The proposed structure would meet
all requirements for fire protection as set forth in the California Residential Building Code. The email is
included as Attachment D.

Conclusion

Staff believes that the request to modify the required ADU setback from four feet to approximately three feet
on the right side would comport with the General Plan and Housing Element guidelines on encouraging the
creation of additional housing units. The reduced setback would meet the minimum fire setbacks for
residential structures with openings in walls (e.g. windows or doors) as set forth by the California
Residential Building Code. Additionally, Staff supports the applicant’s proposed design which would help
address any potential neighbor concerns with bulk and visual massing. 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
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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. Draft Planning Commission Resolution approving the use permit
Exhibits to Attachment A

A. Project Plans

B. Project Description Letter

C. Conditions of Approval

Location Map

Data Table

Correspondence

Cow

Report prepared by:
Connor Hochleutner, Assistant Planner

Report reviewed by:
Corinna Sandmeier, Principal Planner
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ATTACHMENT A

PLANNING COMMISSION RESOLUTION NO. 2025- XXX

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
MENLO PARK APPROVING A USE PERMIT TO REDUCE THE
INTERIOR SIDE SETBACK FOR AN ACCESSORY DWELLING UNIT
(ADU) TO APPROXIMATELY THREE FEET, WHERE FOUR FEET IS
REQUIRED ON A LOT IN THE R-1-U (SINGLE FAMILY URBAN
RESIDENTIAL) ZONING DISTRICT AT 651 COLEMAN AVENUE.

WHEREAS, the City of Menlo Park (“City”) received an application requesting a use
permit to allow for an accessory dwelling unit (ADU) that would have a reduced interior
side setback of approximately three feet, where four feet is required in the R-1-U (Single
Family Urban Residential) zoning district (collectively, the “Project”) from James Loftus
(“Applicant and “Owner”) located at 651 Coleman Avenue (APN 062-284-100)
(“Property”). The Project use permit is depicted in and subject to the development plans
and project description letter, which are attached hereto as Exhibit A and Exhibit B,
respectively, and incorporated herein by this reference; and

WHEREAS, the Property is located in the Single Family Urban Residential (R-1-U)
district. The R-1-U district supports ADU uses; and

WHEREAS, the Menlo Park Municipal Code Section 16.79.040 allows for the modification
of certain ADU standards through a use permit; and

WHEREAS, Housing Element Policy H4.13 generally encourages the development of
well-designed ADUs as a way to provide affordable housing in combination with primary
residential uses on low-density lots; and

WHEREAS, the proposed project would comply with all objective standards of the R-1-U
district for the overall parcel except the reduced side setback enabled through this use
permit; and

WHEREAS, the proposed project through the application of the requested use permit
would have an interior side setback of approximately three feet where a minimum of four
is required; and

WHEREAS, the proposed reduced setback would be acceptable because the project
meets all California Residential Building Code required building codes; and

WHEREAS, the proposed project would be designed in such a manner as to reduce the
massing and visual impact through a reduced overall height and use of a flat roof; and

WHEREAS, the proposed Project was reviewed by the Engineering, Building and
Transportation Divisions and found to be in compliance with City standards; and
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Resolution No. 2025-XXX

WHEREAS, the proposed Project was reviewed by the City Arborist and found to be in
compliance with the Heritage Tree Ordinance, and proposes standard tree protection
mitigation measures to adequately protect heritage trees in the vicinity of the project; and

WHEREAS, the Project, requires discretionary actions by the City as summarized above,
and therefore the California Environmental Quality Act (“CEQA,” Public Resources Code
Section 821000 et seq.) and CEQA Guidelines (Cal. Code of Regulations, Title 14,
815000 et seq.) require analysis and a determination regarding the Project’s
environmental impacts; and

WHEREAS, the City is the lead agency, as defined by CEQA and the CEQA Guidelines,
and is therefore responsible for the preparation, consideration, certification, and approval
of environmental documents for the Project; and

WHEREAS, the Project is exempt from environmental review pursuant to CEQA
Guidelines815303 (New construction or conversion of small structures); and

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

WHEREAS, at a duly and properly noticed public hearing held on January 27, 2025, the
Planning Commission fully reviewed, considered, and evaluated the whole of the record
including all public and written comments, pertinent information, documents and plans,
prior to taking action regarding the Project.

NOW, THEREFORE, THE MENLO PARK PLANNING COMMISSION HEREBY
RESOLVES AS FOLLOWS:

Section 1. Recitals. The Planning Commission has considered the full record before it,
which may include but is not limited to such things as the staff report, public testimony,
and other materials and evidence submitted or provided, and the Planning Commission
finds the foregoing recitals are true and correct, and they are hereby incorporated by
reference into this Resolution.

Section 2. Conditional Use Permit Findings. The Planning Commission of the City of Menlo
Park does hereby make the following Findings:

The approval of the use permit for a reduction of Accessory Dwelling Unit required setbacks
as outlined in Menlo Park Municipal Code Section 16.79.040, which are made pursuant to
Menlo Park Municipal Code Section 16.82.030:

1. That the establishment, maintenance, or operation of the use applied for will,
under the circumstance of the particular case, not be detrimental to the health,
safety, morals, comfort and general welfare of the persons residing in the
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Resolution No. 2025-XXX

neighborhood of such proposed use, or injurious or detrimental to property and
improvements in the neighborhood or the general welfare of the city because:
a. Consideration and due regard were given to the nature and condition of
all adjacent uses and structures, and to general plans for the area in
guestion and surrounding areas, and impact of the application hereon; in
that, the proposed use permit is consistent with the R-1-U zoning district
and the General Plan because ADUs (Accessory Dwelling Units) are
allowed to be constructed with modified development standards subject
to issuance of a use permit, and the project otherwise conforms to
applicable zoning standards, including, but not limited to, the parcel's
maximum floor area limit and maximum building coverage.

b. The proposed project would comply with applicable parking requirements
as no off-street parking spaces are required for the ADU given the site
location.

c. The proposed area with the reduced interior side setback on the right side
would contain the kitchen and dining areas and would have windows that
would have a sill height of approximately eight feet which would help
alleviate privacy concerns on the neighboring property.

d. The proposed project would be designed in such a way to help alleviate
overall bulk and visual massing through a lower overall height than
permitted and the use of a flat roof system rather than a typical pitched
roof.

Section 3. Conditional Use Permit. The Planning Commission approves Use Permit
No. PLN2024-00054, which use permit is depicted in and subject to the development
plans and project description letter, which are attached hereto and incorporated herein
by this reference as Exhibit A and Exhibit B, respectively. The Use Permit is
conditioned in conformance with the conditions attached hereto and incorporated herein
by this reference as Exhibit C.

Section 4. ENVIRONMENTAL REVIEW. The Planning Commission makes the following
findings, based on its independent judgment after considering the Project, and having
reviewed and taken into consideration all written and oral information submitted in this matter:

1. The Project is categorically exempt from environmental review pursuant to Cal. Code
of Regulations, Title 14, 815303 et seq. (New construction or conversion of small
structures)

Section 5. SEVERABILITY

If any term, provision, or portion of these findings or the application of these findings to a
particular situation is held by a court to be invalid, void or unenforceable, the remaining
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Resolution No. 2025-XXX

provisions of these findings, or their application to other actions related to the Project,
shall continue in full force and effect unless amended or modified by the City.

I, Kyle Perata, Assistant Community Development Director of the City of Menlo Park, do
hereby certify that the above and foregoing Planning Commission Resolution was duly

and regularly passed and adopted at a meeting by said Planning Commission on January
27, 2025, by the following votes:

AYES:
NOES:
ABSENT:

ABSTAIN:

IN WITNESS THEREOF, | have hereunto set my hand and affixed the Official Seal of
said City on this day of January, 2025.

PC Liaison Signature

Kyle Perata
Assistant Community Development Director
City of Menlo Park

Exhibits

A. Project plans
B. Project description letter
C. Conditions of approval



EXHIBIT
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PROJECT INFORMATION APN: 062284100

PROJECT ADDRESS: 651 COLEMAN AVE
MENLO PARK, CA 94025
BUILDING ZONING: R10008

OCCUPANCY GROUPS:

TYPE OF CONSTRUCTION: vB
YEAR BUILT (MAIN HOUSE): 1949
NUMBER OF DWELLING UNITS: 1
STORIES : 1
COVERED PARKING SPACES: 1
UNCOVERED PARKING SPACES: 1

LOT SIZE: 12,000 SQ. FT.

DUIAC)
FLOOR AREA BREAKDOWN

EXISTING FLOOR AREA
TOTAL EXISTING FLOOR ARE;

3/U FOR S\NGLE FAMILY DWELI
WITH GARAGI

LAND USE GENERAL PLAN DESIGNATION RESIDENTIAL LOW DENSITY (1-5

2,010 SQFT.

PROPOSED ADDITION
ADU

TOTAL PROPOSED FAR
TOTAL EXISTING FAR 2,011

TOTAL PROPOSED LOT COVERAGE
(ADU) = 2,451SQ. FT.

TOTALLOT

=2,451SQ. FT. <7.200 SQ.FT. =

441 SQFT
2,010 SQFT. +441SQ. FT. =.20%
17%

2,010 SQ. FT (MAIN HOUSE) + 44

12,000 SQ. FT.

]
SQ.FT.
5 Lan tads pes

oK

SCOPE OF WORK:

APPLICAELE CODES:

IORK
coNsTRuc‘HON CODES AS AD!
CALIFORNIA AND THE CITY OF MENLO PARK.

CAL\FORN\A BUILDING CODE 2022
ALIFORNIA MECHANICAL CODE 2022
CAUFORN\A PLUMBING CODE 2022
CALIFORNIA ELECTRICAL CODE 2022
TITLE 24 ENERGY REGULATIONS 2022
CAUFORN\A FIRE CODE 222 (CFC)

( : ) PROJECT INFORMATION

GARAGE CONVERSION TO ACCESSORY DWELING UNIT : 1 BED 1 BATH

DESCRIBED HEREIN SHALL COMPLY WITH THE LATEST BUILDING Q
OPTED OR AMENDED BY THE STATE OF

CALIFORNIA TANDARDS CODE 2022 (CGC)
2u22 CALIFORN\A RERDERTAL CoD AN

w—nieoeky

Q".;".':. 5

=X v o. 5

SHEET INDEX

SHEET
# #

SHEET NAME

Z-6 ARBORIST REPORT

L1 LANDSCAPE PLAN

A-0.0 |COVER SHEET

A-0.1  |NOTES

A-0.3 |BLUEPRINT FOR A CLEAN BAY

A-0.4 ‘TOPO / SURVEY

A05
Requirements Summary
SPECH ol

2022 Single-Family Residential Mandatory

7 |A-0.7

SPECIAL INSPECTION 2

8 |A-1.0 |EXISTING / DEMO PLANS

9 |A-1.1  |PROPOSED FLOOR PLANS

10 |A-2.0 |PROPOSED ROOF PLAN

11 |A-3.0 |PROPOSED ELEVATIONS

12 |A-31 |PROPOSED ELEVATIONS

13 |A-4.0 |BUILDING SECTIONS

14 |A-50 |PROPOSED ELECTRICAL PLAN

15 [A-6.0 |DOOR & WINDOW SCHEDULE

16 [A-7.0 |DETALS

17 |A-8.0 |SPECIFICATIONS

18 |A-8.1_|SPECIFICATIONS

19 |A-8.2  |SPECIFICATIONS

20 [A-83 |SPECIFICATIONS

21 |A-8.4 |APPLIANCE SPECS

22 [S-1.0 [STD1

23 |S-1.1  |STD2

24 |S-1.2 |STD3

25 |S-1.3  [S1

(St

27 [R1-1 |T-24 )

28 |R2-2 [T-24

29 |R-3 ARBORIST REPORT

30 |R4 ARBORISTREPORT{

31 |R5 ARBORIST REPORT

32 [CG-1 ARBORIST REPORT

33 |cG2 |ARBORIST REPORT

35 |z8 CAL GREEN
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PARCEL AND VICINITY MAPS
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TIXNG VALVE TYPE. GPC SEC. 4150
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TOACCONMODATE A MNIMUM 3
CIRCLE AT THE THRESHOLD HESE
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A HEIGHT OF 70" ABOVE SHOWER DRAIN
PER CPC Section 411.7.
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PROPOSED ROOF PLAN - MODULE 1-1BR
( ) 14" =1

ROOF LEGEND
[[]  samroon FanTeRumATION cam
© PLUMBING VENT

§ DOWNSPOUT
<—2%  DIRECTION OF DRAINAGE

&———  (N)STORM WATER DRAINAGE

KEYNOTES

HOUSE FOOTPRINT BELOW

SCUPPERS - SECONDARY WATER DRAINAGE

RRRR

FLAT ROOF CLASS A FIRE RATED / TPO: SEE SPECS ON
1A-80

ADDITIONAL NOTES:

PROPOSED ROOF ASSEMBLY SHALL BE UNVENTED, PER THE
FOLLOWING: CRC 806.5 Insulation installation notes for Unvented
Attic and Unvented Enclosed Rafter Assemblies: Unvented attics and
unvented enclosed roof framing asseml by c
are of the roof

and structural roof sheathing applied directly to the top of the roof
framing membersirafters, shall be permitted where all the following
conditions are met:

A CRCB06S.

. The unvented attic space is completely within

the bui thermal envelope.

B CRCB806.5.2. No interior Class | vapor retarders are installed
on the celling side (attic floor) of the unvented attic
iling side of the unvented enclosed

roof framing assembly.

C. CRCB06.5.5. Insulation
the following: CRC 805.
provided insi

be installed directly above the structural roof sheathing
PROVIDE A MINIMUM OF ONE LAYER OF #15 FELT UNDER ALL
ROOFING MATERIALS OR PER THE ROOFING MANUFACTURESR
INSTALLATION REQUIREMENTS

PROVIDE A MINIMUM OF TWO-LAYERS OF #15 FELT UNDER ALL
ROOFING MATERIALS WHEN THE SLOPE IS LESS THAN 4:12 OR
PER THE ROOFING MANUFACTURES'S INSTALLATION
REQUIREMENTS

GUTTERS - TO EXPELL WATER INTO INSTALLED SPLASH BLOCKS

GARAGE CONVERSION
ONE BED ONE BATH
651 COLEMAN AVE.
MENLO PARK, CA 94025

ACCHACRT SWILLIVE et

ISSUANCES
No. Description Date
7 [USE PERMIT T1.18.2028
Checked By: Checker
[re— [e—

PROPOSED
ROOF PLAN

Drawing Scale: 14" =

Job No. PLANS

A-2.0

A9




PROPOSED FRONT ELEVATION

4= 10"

ONNS

G616
lo]le
[ ]e
ol ol

() STUCCO WITH REVEALS

PICALGRADE
o0 P

5

oE .8
rS W
mn =5
L <
Sw 3
ZZ <
00 z&
On =<
w o oo
OO 29
sy B
<O

0]

)
AIAKD
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EXTERIOR WALL OPENING BREAKDOWN
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WINDOW SCHEDULE ‘ DOOR SCHEDULE
[ WMARK [ DESCRPTON | W | H [ MANUFACTURER [ FINISH COMMENTS [ wt [ FUNCTION | Description [ Width | Height [ Comments
SK-A OPERABLE SKYLIGHT [3 - -0 VELUX DI(T) [Exterior SWING 3-0"_ [6-8 [CUSTOM
SK-2 OPERABLE SKYLIGHT 30" VELUX D2 Interior SWING 2-6" 0"__|[MASONITE OR EQUAL
SK-3 OPERABLE SKYLIGHT 3-0" VELUX D3 Interior CUSTOM 56" 0"__[cusTom
WA(T) FIXED 3 3-0" ANDERSON 100 SERIES D4 Interior SWING 2-6" 0" [MASONITE OR EQUAL
W2(EG) _|CASEMENT -0 ANDERSON 100 SERIES 1D-3 Interior BARN DOOR SLIDER 4-6" |8-0" |MASONITE OR EQUAL
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NOTE 1: WINDOWS MARKED 'EG' (EGRESS) MUST COMPLY WITH R310 CRC: EMERGENCY ESCAPE
AND RESCUE OPENINGS ARE REQUIREDED FOR EVERY SLEEPING ROOM AND SHALL HAVE NO
LESS THAN ONE OPERABLE EMERGENCY ESCAPE AND RESCUE OPENNG.

021 GRC; EMERGENCY AND ESCAPE RESGUE OPENING SHALL HAVE A NET CLEAR
OPENING OF NOT LESS THAN 51 SQUARE FEET (0530 M2) THE NET O
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WITH SECTION R310.2.3
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NOTE 2: ALL DOORS AND WINDOWS MARKED WITH A ‘T ARE TO HAVE TEMPERED SAFETY
GLASS PER SECTION R308.4 CRC AT THE LOCATIONS ESPECIFIED AS HAZARDOUS PER SECTION
R308.4.1 THROUGH 310.4.7:
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EXHIBIT B

651 Coleman Avenue | BLD2023-00993 | Project Description

The ADU project at 651 Coleman Avenue in Menlo Park under permit BLD2023-00993
consists of a detached garage partly converted into an Accessory Dwelling Unit. We
converted 237 sq ft of the existing garage while adding 441 sq ft for the new ADU. The

color, style, and materials of the ADU have a modern look, while the main house has a

ranch/bungalow style with a mix of dark/light grays and stucco finish.

Items to note: Openings (such as doors, windows, vents, etc.) along the exterior wall
are not permitted within 3 feet of the property line, so that is why the rear of the ADU

was setback 3’ rather than at its original location. See below:
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CONVERSICNTE

How we got here:

We are writing to request a Use Permit for our recently constructed ADU, which was
discovered to be three feet from the property line rather than the required four feet. This
variance resulted from an error in the initial property survey, which incorrectly measured
the existing garage wall's distance from the property line as two feet rather than one
foot. That 2-foot distance was used as a benchmark to step in the new construction wall

by 2 feet to give the required 4-foot setback.

Throughout this project, we have demonstrated commitment to compliance:

e Commissioned a professional survey before beginning construction

e Designed the wall of the ADU to step in an additional two feet from the existing
structure

e Obtained all required permits and inspections

e Maintained full compliance with all other building and planning ordinances



During our foundation inspection on December 5, 2023, the Building Department noted
a missing second survey but allowed the concrete pour to proceed. Upon completion of
construction, Senior Inspector Scott McBirney requested the survey documentation on
June 20th, 2024. We promptly conducted two additional surveys, which revealed the
measurement error in the initial survey. We understand from our conversation with Mr.
LaFrance and Mr. Hochleutner on November 7, 2024, that the department has since

revised its policy to require this additional survey before foundations are poured.

Per our conversations with the Planning Department staff, at this point, we have two
options: tear down and reconstruct the ADU or apply for a Use Permit. Given our
consistent and good faith efforts to comply with city regulations and the fact that this
single variance resulted from a good faith error in measurement, we respectfully request
approval of a Use Permit to maintain the ADU as built. This solution would avoid the
considerable waste and disruption of demolition while preserving an otherwise fully

compliant addition to the city’s housing stock.

Thank you,
James and Cassandra Loftus

AKD Homes

Al7
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EXHIBIT C

651A Coleman — Conditions of Approval

LOCATION: 651A PROJECT NUMBER: APPLICANT: James OWNER: James Loftus

Coleman Ave

PLN2024-00054 Loftus

PROJECT CONDITIONS:

1. The use permit shall be subject to the following standard conditions:

a.

The applicant shall be required to apply for a building permit within one year from the
date of approval (by January 27, 2025) for the use permit to remain in effect.

Development of the project shall be substantially in conformance with the plans
prepared by AKD Homes consisting of eight plan sheets, dated received January 17,
2025 and approved by the Planning Commission on January 27, 2025, 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 Sanitary District,
Menlo Park Fire Protection District, and utility companies’ regulations that are directly
applicable to the project.

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.

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

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

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

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

Prior to building permit issuance, the applicant shall pay all fees incurred through staff
time spent reviewing the application.

The applicant or permittee shall defend, indemnify, and hold harmless the City of Menlo
Park or its agents, officers, and employees from any claim, action, or proceeding
against the City of Menlo Park or its agents, officers, or employees to attack, set aside,
void, or annul an approval of the Planning Commission, City Council, Community
Development Director, or any other department, committee, or agency of the City
concerning a development, variance, permit, or land use approval which action is
brought within the time period provided for in any applicable statute; provided, however,
that the applicant’s or permittee’s duty to so defend, indemnify, and hold harmless shall
be subject to the City’s promptly notifying the applicant or permittee of any said claim,
action, or proceeding and the City’s full cooperation in the applicant’s or permittee’s
defense of said claims, actions, or proceedings.

PAGE: 1 of 2
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651A Coleman — Conditions of Approval

LOCATION: 651A PROJECT NUMBER: APPLICANT: James OWNER: James Loftus
Coleman Ave PLN2024-00054 Loftus

PROJECT CONDITIONS:

k. Notice of Fees Protest — The applicant may protest any fees, dedications, reservations,
or other exactions imposed by the City as part of the approval or as a condition of
approval of this development. Per California Government Code 66020, this 90-day
protest period has begun as of the date of the approval of this application.

PAGE: 2 of 2
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651A Coleman Ave — Attachment C: Data Table

ATTACHMENT C

PROPOSED EXISTING ZONING
PROJECT PROJECT ORDINANCE
Lot area 12,000 sf 12,000 sf 7,000 sfmin
Lot width 60 ft 60 ft 65 ftmin
Lot depth 200 ft 200 ft 100 ftmin
Setbacks (ADU)
Front 153 ft 176 ft 4 ftmin
Rear 1.5% ft 1.5% ft 4 ft min
Side (left) 44 ft 44 ft 4 ft min on left and right
Side (right) 3.05* ft 2% ft interior sides
Building coverage 2,889 sf 2,680 sf 4,200 sf max
24 % 22 % 35 % max
FAL (Floor Area Limit) 2,889 sf 2,510 sf 4,050 sfmax
Square footage by floor 2,010 sf/1st 2,010 sf/1st
441 sf/ADU 500 sf/garage
268 sf/garage 170 sf/shed
170 sf/shed
Square footage of buildings 2,889 sf 2,680 sf
Building height (ADU) 111 ft 10 ft 16 ft max

Parking

1 covered space**

2 covered space

1 covered and 1 uncovered
space

Note: Areas shown highlighted indicate a nonconforming or substandard situation

Trees (in the vicinity of the Heritage trees 5t Non-Heritage trees 1 New trees 0
ADU)
Heritage trees 0 Non-Heritage trees 0 Total Number of 6
proposed for proposed for removal trees
removal

* The nonconforming setbacks for the ADU and garage are permitted to remain per CA State law.
** Covered parking is permitted to be converted to ADU use with no required replacement parking.
T Indicates that one heritage tree is off-site.




ATTACHMENT D

Hochleutner, Connor D

From: Clara and Kumar <kumar.clara@gmail.com>
Sent: Wednesday, January 15, 2025 1:24 PM

To: Hochleutner, Connor D

Subject: re: Use Permit/James Loftus/651A Coleman Ave.

CAUTION: This email originated from outside of the organization. Unless you recognize the sender's
email address and know the content is safe, DO NOT click links, open attachments or reply.

I want to raise the issue that reducing interior side setback of ~3 feet, when 4 feet is required, will be a big
problem especially with spreading fire. As with the current situation right now, we all need to be vigilant and
maybe even more stricter with these kinds of requests as we are putting the whole community in jeopardy to
benefit one property.

Thanks,

Clara Resurreccion
4 Coleman Place, Menlo Park, Ca

D1



Community Development

STAFF REPORT

Planning Commission

Meeting Date: 1/27/2025
ATy OF Staff Report Number: 25-004-PC
MENLO PARK
Public Hearing: Consider and adopt a resolution to approve a use

permit to demolish an existing single-story, single-
family residence and detached structures and
construct a new two-story, single-family residence
and detached garage on a substandard lot with
regard to lot width in the R-1-U (Single Family Urban
Residential) zoning district located at 420 Pope
Street, and determine this action is categorically
exempt under CEQA Guidelines Section 15303's
Class 3 exemption for new construction or
conversion of small structures. The proposal
includes an attached accessory dwelling unit (ADU),
which is a permitted use and not subject to
discretionary review.

Recommendation

Staff recommends that the Planning Commission adopt a resolution approving a use permit to demolish an
existing single-story, single-family residence and detached structures and construct a new two-story, single-
family residence and detached garage on a substandard lot with regard to minimum lot width in the R-1-U
(Single Family Urban Residential) zoning district, at 420 Pope Street. The proposal includes an attached
accessory dwelling unit (ADU), which is a permitted use and not subject to discretionary review. The draft
resolution, including the recommended actions and conditions of approval, is 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 proposed project.

Background

Site location

Using Pope Street in the north-south orientation, the subject parcel sits on the east side of Pope Street
between EIm Street and Gilbert Avenue, in the Willows neighborhood. All properties in the immediate
vicinity to the subject property are also located in the R-1-U zoning district, with the exception of the Silicon
Valley International School (475 Pope Street) site, which is part of the P-F (Public Facilities) zoning district.
The neighboring residences vary between single-story and two-story structures, and represent a variety of
styles including craftsman, ranch, and contemporary. An unnamed, 15-foot-wide alley provides secondary
access at the rear of the parcel. A location map is included as Attachment B.

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

Project description

The subject property is currently occupied by a single-story, single-family residence with two bedrooms and
one bath, as well as a detached garage with Pope Street access, and a detached shed. The applicant is
proposing to demolish all structures and construct a two-story, single-family residence, consisting of three
bedrooms and two bathrooms. The development would also include an attached, one-bedroom accessory
dwelling unit (ADU) on the front-right side of the structure, and a detached two-car garage at the rear-left
corner of the parcel, accessed by the alley.

The lot is substandard with regard to minimum lot width, with a width of 50 feet where a minimum of 65 feet
is required, meaning the proposal triggers the requirement for a use permit to develop a new two-story
residence on a substandard lot.

The proposed residence would meet all Zoning Ordinance requirements for setbacks, lot coverage, floor

area limit (FAL), daylight plane, height, and parking. Of particular note with regard to Zoning Ordinance

requirements:

e The total proposed FAL would be 3,477 square feet, where a maximum of 3,237 square feet is permitted.
— The project is allowed to exceed the FAL by up to 800 square feet in order to accommodate an ADU.

e The ADU could be permitted a four-foot right side setback (versus the five-foot setback requirement for
the main residence), but it is proposed at a larger 9.5-foot setback, thus providing an additional buffer on
that side.

e The left side setback is likewise larger than required, at 9.5 feet where five feet is the minimum for the
main residence.

The project plans and the applicant’s project description letter are included as Attachment A, Exhibits A and
B respectively. A data table summarizing parcel and project attributes is included as Attachment C.

Design and materials

The applicant describes the style of the proposed residence as Spanish, with an earth-tone color palette.
The structure would feature stucco siding and a concrete ‘S’ tile roof, along with modest decorative
elements such as gable end details and coach lights. The windows are proposed with between-the-glass
grids, without inside and outside grids.

The side-facing second-floor windows would vary between three- and four-foot sill heights, although the 9.5-
foot setbacks would help reduce potential privacy impacts. The detached, alley-facing garage would
deemphasize the visual effect of parking from Pope Street, and that structure would match the main
residence’s materials and style. Overall, staff believes that the development would be attractive and well-
proportioned, and that it would be compatible with other residences in the area. The architectural style of
the main residence, ADU, and detached garage would be comprehensively executed.

City of Menlo Park 701 Laurel St., Menlo Park, CA 94025 tel 650-330-6600 menlopark.gov
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Trees and landscaping

The applicant submitted an arborist report (Attachment A, Exhibit C), detailing the species, size, and
conditions of on-site and nearby trees. A total of twelve trees were assessed, of which six are heritage
trees.

Table 1: Tree summary and disposition

Tree number Species Slzﬁlggg' o Condition Remove/Retain

Southern ” . .
1 magnolia 34 Poor Heritage Retain
Southern " : . .
2 magnolia 22 Fair Heritage Retain
3 Cork oak 12" Poor Heritage Retain
4 Saucer 13" Good Non-heritage Remove
magnolia
5 Coast redwood 23" Good Heritage Retain
6 Unknown 14" Dead Non-heritage Remove
(dead)
7 Coast live oak 20" Good Heritage Retain
8 Coast live oak 30" Good Heritage Retain
9 Fig 7 Poor Non-heritage Remove
10 Privet 7" Poor Non-heritage Remove
11 Privet 7" Poor Non-heritage Remove
12 Privet 9” Poor Non-heritage Remove

All six non-heritage trees would be removed, including one tree that is already dead. All six heritage trees
would be retained and protected. To ensure the health of the remaining trees, the arborist report has
identified measures such as tree protective fencing, pruning before construction, and supplemental
irrigation. All recommended tree protection measures identified in the arborist report would be implemented
and ensured as part of condition 1h. Six new trees (three marina strawberry, two coral bark maple, and one
eastern rosebud) would be planted in the back yard and along the left side property line, along with
additional landscaping throughout the site.

Parking and Circulation

As noted earlier, the detached, two-car garage would be accessed by the alley at the rear of the parcel, and
this would serve as the required parking for the main residence. The alleys in the Willows have a unique
history in that the streets (e.g., Pope Street, EIm Street, etc.) were accepted by San Mateo County when the
area was originally subdivided in 1907, but the alleys by contrast were not accepted. As a result, they are
usable by adjacent properties for access, but the City does not maintain them the way other public
roadways are maintained. Because alley surface conditions could become degraded over time, the
Community Development Department has required applicants who are proposing new parking spaces that

City of Menlo Park 701 Laurel St., Menlo Park, CA 94025 tel 650-330-6600 menlopark.gov
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both 1) serve as required parking and 2) are accessed only from an alley to enter into an Access Alley
Maintenance Agreement, stating that current and future owners of the subject parcel will ensure that alley
surface conditions remain usable, and that they will collaborate and share costs as needed with other
property owners who'’ve entered into their own agreements for the same alley stretches. This would be
required by recommended condition 2a in Attachment A, Exhibit D. In addition, condition 2b would require
that the current alley conditions be upgraded as needed at the conclusion of construction, based on a Public
Works inspection.

An additional uncovered parking space would be provided at the front of the parcel, accessed directly from
Pope Street. This could serve the ADU, although off-street parking is not required for attached/interior
ADUSs, so it could also function as an additional parking space for visitors or general flexibility.

Correspondence

As stated in the project description letter, the applicant states they sent a letter to neighbors within 300 feet,
advertising a virtual meeting in August 2024 for any neighbors with questions or comments. However, the
applicant relays that no one attended that session. As of the writing of this report, staff has not received any
correspondence regarding the project.

Conclusion

Staff believes that the design and materials of the proposed residence are compatible with the surrounding
neighborhood, which features a mixture of two-story and one-story homes with varied architectural styles.
The proposed project would also feature a consistently executed architectural style between the main
residence/ADU and the detached accessory building. The location of the garage on the alley would
deemphasize parking as a visual element, and all heritage trees would be retained and protected. 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

City of Menlo Park 701 Laurel St., Menlo Park, CA 94025 tel 650-330-6600 menlopark.gov
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A. Draft Planning Commission Resolution approving the use permit
Exhibits to Attachment A
A. Project Plans
B. Project Description Letter
C. Arborist Report
D. Conditions of Approval
B. Location Map
C. Data Table

Report prepared by:
Thomas Rogers, Principal Planner

Report reviewed by:
Kyle Perata, Assistant Community Development Director

City of Menlo Park 701 Laurel St., Menlo Park, CA 94025 tel 650-330-6600 menlopark.gov
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PLANNING COMMISSION RESOLUTION NO. 2025-0xx

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
MENLO PARK APPROVING A USE PERMIT TO DEMOLISH AN
EXISTING SINGLE-STORY, SINGLE-FAMILY RESIDENCE AND
DETACHED STRUCTURES AND CONSTRUCT A NEW TWO-
STORY, SINGLE-FAMILY RESIDENCE WITH A DETACHED
GARAGE ON A SUBSTANDARD LOT WITH REGARD TO MINIMUM
LOT WIDTH IN THE R-1-U (SINGLE FAMILY URBAN RESIDENTIAL)
ZONING DISTRICT, AT 420 POPE STREET.

WHEREAS, the City of Menlo Park (“City”) received an application requesting a use
permit to demolish an existing single-story, single-family residence and detached
structures and construct a new two-story, single-family residence with a detached garage
on a substandard lot with regard to minimum lot width in the R-1-U (Single Family Urban
Residential) zoning district (collectively, the “Project”) from Gagan Kang (“Applicant”)
located at 420 Pope Street (APN 062-364-050) (“Property”). The Project use permit is
depicted in and subject to the development plans and project description letter, which are
attached hereto as Exhibit A and Exhibit B, respectively, and incorporated herein by this
reference; and

WHEREAS, the Property is located in the Single Family Urban Residential (R-1-U)
district. The R-1-U district supports single-family residential uses; and

WHEREAS, the proposed project would comply with all objective standards of the R-1-U
district; and

WHEREAS, the proposed project includes an attached accessory dwelling unit (ADU),
which is a permitted use and not subject to discretionary review; and

WHEREAS, the Applicant submitted an arborist report prepared by California Tree and
Landscape Consulting, Inc., incorporated herein as Exhibit C, which was reviewed by the
City Arborist and found to be in compliance with the Heritage Tree Ordinance, and
proposes mitigation measures to adequately protect heritage trees in the vicinity of the
project; and

WHEREAS, the proposed Project was reviewed by the Engineering Division and found
to be in compliance with City standards; and

WHEREAS, the Project, requires discretionary actions by the City as summarized above,
and therefore the California Environmental Quality Act (“CEQA,” Public Resources Code
Section 821000 et seq.) and CEQA Guidelines (Cal. Code of Regulations, Title 14,
815000 et seq.) require analysis and a determination regarding the Project’s
environmental impacts; and
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WHEREAS, the City is the lead agency, as defined by CEQA and the CEQA Guidelines,
and is therefore responsible for the preparation, consideration, certification, and approval
of environmental documents for the Project; and

WHEREAS, the Project is categorically exempt from environmental review pursuant to
Cal. Code of Regulations, Title 14, 815303 et seq. (New construction or conversion of
small structures); and

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

WHEREAS, at a duly and properly noticed public hearing held on January 27, 2025, the
Planning Commission fully reviewed, considered, and evaluated the whole of the record
including all public and written comments, pertinent information, documents and plans,
prior to taking action regarding the Project.

NOW, THEREFORE, THE MENLO PARK PLANNING COMMISSION HEREBY
RESOLVES AS FOLLOWS:

Section 1. Recitals. The Planning Commission has considered the full record before it,
which may include but is not limited to such things as the staff report, public testimony,
and other materials and evidence submitted or provided, and the Planning Commission
finds the foregoing recitals are true and correct, and they are hereby incorporated by
reference into this Resolution.

Section 2. Conditional Use Permit Findings. The Planning Commission of the City of Menlo
Park does hereby make the following Findings:

The approval of the use permit for the construction of a new two-story, single-family residence
on a substandard lot with regard to minimum lot width, is granted based on the following
findings, which are made pursuant to Menlo Park Municipal Code Section 16.82.030:

1. That the establishment, maintenance, or operation of the use applied for will,
under the circumstance of the particular case, not be detrimental to the health,
safety, morals, comfort and general welfare of the persons residing in the
neighborhood of such proposed use, or injurious or detrimental to property and
improvements in the neighborhood or the general welfare of the city because:

a. Consideration and due regard were given to the nature and condition of
all adjacent uses and structures, and to general plans for the area in
guestion and surrounding areas, and impact of the application hereon; in
that, the proposed use permit is consistent with the R-1-U zoning district
and the General Plan because two-story residences are allowed to be
constructed on substandard lots subject to issuance of a use permit and
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the project conforms to applicable zoning standards, including, but not
limited to, maximum floor area limit and maximum building coverage.

b. The proposed residence would include a conforming number of off-street
parking spaces because one covered and one uncovered parking space
outside the front setback would be required at a minimum, and two
covered parking spaces are provided.

c. The proposed Project is designed to meet all the applicable codes and
ordinances of the City of Menlo Park Municipal Code and the Commission
concludes that the Project would not be detrimental to the health, safety,
and welfare of the surrounding community as the proposed residence
would be located in a single-family neighborhood and has been designed
in a way to complement the existing scale of surrounding homes.

Section 3. Conditional Use Permit. The Planning Commission approves Use Permit No.
PLN2024-00026, which use permit is depicted in and subject to the development plans
and project description letter, which are attached hereto and incorporated herein by this
reference as Exhibit A and Exhibit B, respectively. The Use Permit is conditioned in
conformance with the conditions attached hereto and incorporated herein by this
reference as Exhibit D.

Section 4. ENVIRONMENTAL REVIEW. The Planning Commission makes the following
findings, based on its independent judgment after considering the Project, and having
reviewed and taken into consideration all written and oral information submitted in this matter:

1. The Project is categorically exempt from environmental review pursuant to Cal. Code
of Regulations, Title 14, 815303 et seq. (New construction or conversion of small
structures).

Section 5. SEVERABILITY

If any term, provision, or portion of these findings or the application of these findings to a
particular situation is held by a court to be invalid, void or unenforceable, the remaining
provisions of these findings, or their application to other actions related to the Project,
shall continue in full force and effect unless amended or modified by the City.

I, Kyle Perata, Assistant Community Development Director of the City of Menlo Park, do
hereby certify that the above and foregoing Planning Commission Resolution was duly
and regularly passed and adopted at a meeting by said Planning Commission on January
27, 2025, by the following votes:

AYES:
NOES:
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ABSENT:

ABSTAIN:

IN WITNESS THEREOF, | have hereunto set my hand and affixed the Official Seal of
said City on this day of January, 2025.

PC Liaison Signature

Kyle Perata
Assistant Community Development Director
City of Menlo Park

Exhibits

A. Project plans

B. Project description letter
C. Arborist report

D. Conditions of approval



EXHIBIT A

420 POPE STREET

MENLO PARK , CALIFORNIA

DIRECTORY

SHEET INDEX

PROJEC

TDATA

BUILDER:

THOMAS JAMES HOMES

275 SHORELINE DRIVE, SUITE 400
REDWOOD CITY, CA 94065
CONTACT: GAGAN KANG

PHONE: (650) 272-3276

EMAIL: GKANG@TJH.COM

ARCHITECTS:

BASSENIAN LAGONI ARCHITECTS
2031 ORCHARD DRIVE
NEWPORT BEACH, CA 92660
CONTACT: DAVE POCKETT
PHONE: (349) 553-9100

CIVIL ENGINEER:

CBG

2633 CAMINO RAMON #350
‘SAN RAMON, CA 94583
CONTACT: STEPHEN CHAN

: (925) 866-0322
EMAIL: SCHAN@CBANDG.COM

LANDSCAPE ARCHITECT:
RIPLEY DESIGN GROUP

1615 BONANZA STREET, SUITE 314
WALNUT CREEK, CA 95825
‘CONTACT: ANNIKA CARPENTER
PHONE: (925) 938-7377

EMAIL:

AGONLCOM

EMAIL:
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‘TOPOGRAPHIC SURVEY & BOUNDARY SURVEY
AREA PLAN

PROPOSED SITE PLAN

STREET SCENE

FLOOR PLAN - FIRST FLOOR
FLOOR PLAN - SECOND FLOOR
'SQUARE FOOTAGE CALCULATIONS
ELEVATIONS

ELEVATIONS

ELEVATIONS - GARAGE

SECTIONS

COLOR BOARD

EXISTING RESIDENCE - COVER PAGE

EXISTING RESIDENCE - FLOOR PLAN

EXISTING RESIDENCE - ROOF PLAN

EXISTING RESIDENCE - EXTERIOR ELEVATIONS
EXISTING RESIDENCE - EXTERIOR ELEVATIONS

LAYOUT AND MATERIALS PLAN
CONSTRUCTION DETAILS
IRRIGATION PLAN

IRRIGATION DETAILS
IRRIGATION DETAILS
IRRIGATION CALCULATIONS
PLANTING PLAN

PLANTING DETAILS

‘TREE PROTECTION PLAN

LEGAL DESCRIPTION :
PROJECT ADDRESS :

BUILDING CLASSIFICATION:

‘TYPE OF CONSTRUCTIO!
FIRE ZONE :
FLOOD ZONE

LoT5
BLOCK 7

062-364-050

420 POPE STREET

MENLO PARK, CA 94025

RA-U

‘SINGLE FAMILY DETACHED R3/U
FIRE SPRINKLERS PER CRC R313.3
TYPEV-B

WA

AE
THIS PROJECT WILL BE DESIGNED TO
COMPLY WITH THE CITY'S FLOOD DAMAGE

PREVENTION ORDINANCE.
CHAPTER 12, SECTION 42
BASE FLOOD ZONE ELEVATIONS : 35.9'NAVD 88
DESIGN FLOOD ZONE ELEVATIONS : —— 36.9' NAVD 88
LOTAREA: —————————————— 8,748 50.FT.
COVERED PARKING : 1
ALLOWABLE LOT COVERAGE 35% (3,061.8 S0.FT.)
PROPOSED LOT COVERAGE : 28% (2,466 SQ.FT)
ALLOWABLE FAL : 3,237 50.FT.
PROPOSED FAL : 3,477 0. FT. (INCLUDES ADU)
ALLOWABLE 2nd FLOOR FAL : 1,400 50.FT.
PROPOSED 2nd FLOOR FAL : 1,343 50.FT.
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SETBACKS
PROPOSED REQUIRED
20 200" MIN,
6" (LEFT)/ 96" (RIGHT) 50 MIN.
80-31/2" 20-0° MIN,
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PORCH: 5650, FT.

FIREPLACE TSQ.FT.

(GOVERNING BODY :

2022 CALIFORNIA BUILDING CODE

2022 CALIFORNIA RESIDENTIAL CODE
2022 CALIFORNIA MECHANICAL CODE

2022 CALIFORNIA PLUMBING CODE
2022 CALIFORNIA FIRE CODE

2022 CALIFORNIA ELECTRICAL CODE
2022 CALIFORNIA ENERGY CODE

CITY OF MENLO PARK

| HAVE COMPLIED WITH THE CRITERIA OF THE WATER CONSERVATION IN
LANDSCAPE ORDINANCE AND HAVE APPLIED THEM FOR THE EFFICIENT USE OF
WATER IN THE LANDSCAPE AND IRRIGATION DESIGN PLAN

A THREE INCH LAYER OF MULCH SHALL BE APPLIED TO ALL EXPOSED
PLANTING SURFACES WTH THE EXCEPTION OF TURF.

(e

ANNIKA M. CARPENTER CALIF/ LANDSCAPE ARCH.#3684
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s 211" ' ' PLAN BLA 2848-31
/o VN (2 3 BEDROOMS / 2 BATHS
& = N2 2 - CAR DETACHED GARAGE
 ——— S -
ﬂ wowen B FAL AREA TABLE
g ! FIRST FLOOR IST FLOOR 1,295 SQ. FT.
[ | 2ND FLOOR ewuos voture s voos) 1,343 SQ. FT.
| o oA \ TOTAL LIVING 2,638 SQ. FT.
I | 2 - CAR DETACHED GARAGE 445 SQ. FT.
I \ ADU 394 SQ. FT.
I GARAGE TOTAL FAL
L 08 ot | oo roscmwomsamwoy 3,477 SQ. FT.
|
| [
| (UCTED
‘ | CLEAR SPACE ‘
| ! | FLOOR AREA TABLE
\ H \ \ IST FLOOR 1,302 SQ. FT.
I _ i 2ND FLOOR __12895Q.FT|
(A3 TOTAL LIVING 2,591 SQ. FT.
GARAGE <‘3’ PORCH 58 SQ. FT.
COVERED OUTDOOR LIVING 267 SQ. FT.
AT REAR ALLEY 2 - CAR DETACHED GARAGE 445 SQ. FT.
ADU 3945Q. FT.

FLOORPLAN

Bassenian ' Lagoni

ERERITRETHRE = FANMMIRE < W
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Bassenian ' Lagoni

ERERITRETHRE = FANMMIRE < W

Copyright 2024 Basserian| Lagoni Archiects

73-8 12"

FLOOR PLAN
420 POPE STREET

SECOND FLOOR

(A Ve
\&2/ \&s/
‘ g 1 ‘
73'-8 1/2
9'-0" 35-3 12" 12'-10" 2-0 14'-7"
,,,,,,, :{ -
I
,,,,,,,,,,,,,,,,, |
J— PR |
R E BEDROOM 2 & |
o 1o x118 N
= sl BEDROOM 3 | ~
w 128 x137 | =
SN L J PRIMARY WALKIN s o
1 BATH cLoseT | in
| il |
|
=
o |
= | ='
a8 a0 i E— o | | "
| I L | RETREAT | PRIMARY £\
P \&s/ ge e 1l BEDROOM gs | \&5/
2 H rrae 152 x151
" ey :
<& 1 :
\-‘ [ ;
(5 |
° [&] 2] ‘
— |
oo - f I [ A Jﬂ, 22-3" —Ira2me “ﬁ 14-7"
# #

NORTH

PLAN BLA 2848-31

3 BEDROOMS / 2 BATHS
2 - CAR DETACHED GARAGE

FAL AREA TABLE

IST FLOOR 1,295 SQ. FT.
2ND FLOOR inewwossvouure s voos 1,343 SQ. FT.
TOTAL LIVING 2,638 SQ. FT.
2 - CAR DETACHED GARAGE 445 SQ. FT.

ADU 394 SQ. FT.
TOTAL FAL
3,477 SQ. FT.

(ALLOWED TO EXCEED UP TO 800 Q. FT. W/ ADU)
NOTE: SQUARE FOOTAGE MAY VARY DUE TO METHOD OF CALCULATION

FLOOR AREA TABLE

IST FLOOR 1,302 SQ. FT.
2ND FLOOR 1,289 SQ. FT.
TOTAL LIVING 2,591 SQ. FT.
PORCH 58 SQ. FT.
COVERED OUTDOOR LIVING 267 SQ. FT.
2 - CAR DETACHED GARAGE 445 SQ. FT.

ADU 394 SQ. FT.

NOTE: SQUARE FOOTAGE MAY VARY DUE TO METHOD OF CALCULATION

All

12.23.24
Menlo Park , California
— i 918.22396
SCALE: 1/4" = I'0"
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64'-8 /2"

a-o" a0 7.3 /2" Py oo l—o"
4'-9" ,6'-51/2"
; N 3
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N %
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LIVING — T ADU T o =
iL nAv [ Q@ KPS
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Bl o ) eIl 1/2 N =
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W] = DS
N N 150
= N l .
S I iIo) v
o | e
= 3 PORCH v
. 9
i
i
N i A N
- H -
Q ! Q
_ | _
n ! n
AREA CALCULATION
T ARER
A 6-51/2" X 10-21/2" 66 50. FT.
B 1611 1/2° X 121 1/2* 206 SQ. FT.
c 5.0" 64 50, FT.
35'-3 /2" |2'-10" |o'-1" 6'-0" D 3150.FT.
E 764 SQ. FT.
F 8-0'X 2046 1/2" 164 SQ. FT.
e4- |/2" 6 540 X 14" 750.FT.
T
s 21 b H 149" X 13-101/2" 205 SQ. FT.
1 6-51/2"X15-91/2" 102 5Q. FT.
J 6-0"X 13-3" 8050, FT.
FIRST FLOOR PLAN P (R) Lo e
= L 8.9 X 114" 9950, FT.
M 12-10"X 30" 3950, FT.
N 4-31/2"X5-3" 2350, FT.
0 22-3"X 23- 522 SQ. FT.
P 16-8" X 280" 467 SQ. FT.
Q 9.0 X 156 1/2* 140 SQ.FT.
R 4-51/2"X5-3" 2350, FT.
s 2.0'X15-21/2" 3050, FT.
T 6-0'X 99" 58 0. FT.
u 8-0'X 751/2" 60 50. FT.
v 9.0 X 230" 207 5Q. FT.
w 214" X 211" 445 5Q. FT.
DETACHED LOT COVERAGE
GARAGE AF FIRST FLOOR 1,295 50. FT.
6 FIREPLACE 750.FT.
HK ADU 394 50. T,
T COVERED PORCH 58 0. FT.
uv REAR COVERED PORCH 267 SQ. FT.
w DETACHED GARAGE 44550, FT.
PROPOSED LOT COVERAGE 2,466 S0. FT.
[V I ——————
LOT SIZE 8,748 S0. FT.
ALLOWABLE 3,237 S0. FT.
AF FIRST FLOOR 1,295 S0. FT.
HK LT — 394 SQ. FT.
LS SECOND FLOOR meuocs s o 1,343 S0. FT.
w

Bassenian Lagori| SQUARE FOOTAGE CALCULATIONS L —

ERERITRETHRE = PAAMMIRE < NTIRERE A2.2
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50'-1 1/2"
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n
~ AREA CALCULATION
T ARER
16'-8" J’ 22'-3" J’ a-21/2" é‘—o“ A 65 1/2' X 10-21/2" 66 50. FT.
7 7 7 B 1611 1/2" X 121 1/2" 206 SQ. FT.
c 210" X 50" 64 Q. FT.
50'-| |/2" D 2.21/2'X13-101/2" 3150.FT.
E 27-31/2" X 28-0" 764 Q. FT.
F 8-0" X 206 1/2" 164 SQ. FT.
G 54" X 1-4" 78Q.FT.
H 205 SQ. FT.
I 102 Q. FT.
J 6" 13 80 SQ. FT.
SECOND FLOOR PLAN P (R) oo e
L 8-9" X 114" 99 Q. FT.
M & 0" 39 80Q. FT.
N 23 SQ. FT.
0 522 SQ. FT.
P X 28" 467 SQ. FT.
Q 9-0"X 156 1/2" 140 SQ. FT.
R 4-51/2"X5-3" 23 SQ. FT.
N 2-0"X15-21/2" 30 SQ. FT.
T 6'-0" X 9-9" 58 SQ. FT.
u 8-0"X7-51/2" 60 SQ. FT.
v 9-0" X 23-0" 207 SQ. FT.
w 211 x a1 445 Q. FT.
LOT COVERAGE
AF FIRST FLOOR 1,295 SQ. FT.
G FIREPLACE 780Q.FT.
H-K ADU 394 Q. FT.
T COVERED PORCH 58 SQ. FT.
u-v REAR COVERED PORCH 267 SQ. FT.
w DETACHED GARAGE 445 SQ. FT.
PROPOSED LOT COVERAGE 2,466 SQ. FT.
FLA.L. (oxcuvoes roscn urooon s, sou s e
LOT SIZE 8,748 SQ. FT.
ALLOWABLE 3,237 SQ. FT.
A-F FIRST FLOOR 1,295 SQ. FT.
H-K ADU o050 1. wax exewrnon oy 394 Q. FT.
LS SECOND FLOOR imevooes vouume s vows) 1,343 SQ. FT.
w

Bassenian Lagori| SQUARE FOOTAGE CALCULATIONS L —
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'AVERAGE GRADE AT SETBACK: 3493 FRO \IT SPAN ISH AVERAGE GRADE AT SETBACK 35.04°
50" 5.0
9" 9"
| | ROOF PLAN SPANISH
PITCH: 4:12 UN.O. e
H H| RAKE: TIGHT
N 2 EAVE: 16"
13 13 ROOF MATERIAL: CONCRETE 'S' TILE
= ¢ ¢
% g ¥
<
= \ |
o) ~—
Q [ 4 [
5 ;
. o
o R
T o » '5 MATERIALS LEGEND:
% I 1. CONCRETE 'S' TILE
3 I I 2. STUCCO
| P | 3. DECORATIVE GABLE DETAIL
2 o = 4. COMPOSITE WINDOW - ANDERSON 100 SERIES - CLEAR GLASS & GRILLES-BETWEEN-GLASS
2 54 5. FOAM TRIM
3 o 6. WOOD POST
o 7. SECTIONAL GARAGE DOOR W/ WINDOWS
g e ; 8. COACH LIGHT
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e 369
P e 357
£ NATURAL GRADE: 3467
ROOF PLAN SPANISH
00 © O] ® ©O PITCH: 4:12 UN.O. e
RAKE: TIGHT
o EAVE: 16"
AR ROOF MATERIAL: CONCRETE 'S' TILE
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\AAJATAATAIA] TRRAAL
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l il

MATERIALS LEGEND:

8'.0"

1;:3],

205"

3 1. CONCRETE 'S' TILE
T 2. sTUCCO
,,,,,,,,,,,,,,,,,,,,, fronn 3. DECORATIVE GABLE DETAIL
Jialalalalalalalal 4. COMPOSITE WINDOW - ANDERSON 100 SERIES - CLEAR GLASS & GRILLES-BETWEEN-GLASS
5. FOAM TRIM
o 6. WOOD POST
7. SECTIONAL GARAGE DOOR W/ WINDOWS
I 8. COACH LIGHT
. 9. BOX BAY
< 10.CORBEL
G

11.RAFTER TAIL

e 359

GRADE: 3484

"AVERAGE GRADE AT SETBACK, 3493 LEFT
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(14-0" MAX_BLDIS HEIGHT)

¥
/
PROPERTY LINE

(416" MAX, HEIGHT
DATLIGHT PLANE)
DATLIGHT PLANE)

+ 12'-8"
(46" MAX. HEIGHT

FRONT

+12'-8"

| - CAR GARAGE

PITCH: 4:12 UN.O. e
RAKE: TIGHT

EAVE: 12"

ROOF MATERIAL: CONCRETE 'S' TILE

MATERIALS LEGEND:

. CONCRETE 'S' TILE

STuCCO

DECORATIVE GABLE DETAIL

COMPOSITE WINDOW - ANDERSON 100 SERIES - CLEAR GLASS & GRILLES-BETWEEN-GLASS
FOAM TRIM

WOOD POST

. SECTIONAL GARAGE DOOR W/ WINDOWS
. COACH LIGHT

. BOX BAY

10.CORBEL

11.RAFTER TAIL

+12'-8"
cCoNoas®NE

RIGHT

Bassenian|Lagoni| ELEVATIONS - GARAGE
s mms | 420 POPE STREET A3.2

12.23.24

Menlo Park , California
E=—— 918.22396
SCALE: I/4" = I'0"
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4" HOUSE NUMBERS

EXTERIOR LIGHT FIXTURE
*DARK SKY COMPLIANT*

FRONT DOOR & ADU DOOR
FULL PLANK FIBERGLASS DOOR
FULL LITE FIBERGLASS SIDELITE

WITH SATIN ETCH GLASS

GARAGE DOOR
OVERHEAD GARAGE DOOR
WITH FROSTED GLASS WINDOWS

WINDOW FRAMES: WHITE

EXTERIOR RENDERINGS

COLOR SCHEME 1

WHITE HERON

SW 7627

* STUCCO

* DOOR AND WINDOW TRIMS
® UTILITY DOOR

INTELLECTUAL GRAY

SW 7045

* WINDOW SILLS

* PORCH BEAMS AND POSTS

* WINDOW PANELING

® FASCIA, EAVES, TAILS, AND GUTTERS
* GARAGE SIDE DOOR

URBANE BRONZE

SW 7048

* FRONT DOOR AND SIDELITE
GE DOOR

S-TILES
BROWN-GRAY

FENCE S
SEMI-SOLID

AND ARE NOT INTENDED TO BE AN ACTUAL DEPICTION OF THE
HOI
2. DOWNSPOUT COLOR TO FOLLOW TJJH PRODUCT STANDARDS

7 OR IT'S SURROUNDINGS.

Toyon BLA 2848-31
Spanish
420 Pope Street

Menlo Park, California 94025

This is an example of design specifications for this
particular plan and elevation. Detailed specifications,
finishes and fixtures are subject to change, on homes
prior to sale, at any time without notice or obligation.
Square footages and lot dimensions are approximate
and may vary in construction and depending on the
standard of measurement used, engineering and
municipal requirements, or other site-specific condi-
tions. Room size, walls, windows, doors, porches and
balconies vary per home elevation and location. Not
an offer or solicitation to sell real property. Thomas
James Homes is a registered trademark of Thomas
James Homes, LLC. ©2018 Thomas James Homes.
All rights reserved. CA DRE license #02057367

Date 03/27/24

Designer T-JH NorCal

COLOR BOARD

I-1.01
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SINGLE-FAMILY
RESIDENCE

420 POPE STREET
MENLO PARK,CA 94025

BEDROOM

BEDROOM

PORCH

LINDSEY GREENE
PROJECT MANAGER
LGREENE@PPMCO.NET
(510) 479-7109 EXT. 222

CORPORATE OFFICE

OFFICE@PPMCO.NET
(855) 272-8458 EXT. 100
HTTPS://PPMCO.NET/CONTACT/

|
PORCH X 1 FAMILY ROOM ]]
AS-BUILT I |
2 |
DOCUMENTATION | '
fi
PROJECT LINKS S - I
. e
CLICK HERE TO VIEW YOUR PLANS USING
PPM'S WEB VIEWER POWERED BY
VICINITY MAP AERIAL VIEW PPM PROJECT CONTACTS SHEET INDEX
= = BAY AREA REGIONAL OFFICE SHEET NAME
! MICHAEL LI 1 COVER PAGE
L & REGIONAL DIRECTOR 2 FLOOR PLAN
il il i i MLI@PPMCO.NET 3 ROOF PLAN
Lol (510) 479-7109 EXT. 221 4 EXTERIOR ELEVATIONS
5 EXTERIOR ELEVATIONS

MEE NI | PREPARED FOR PROJECT NAME

PLAN TYPE

ALL SITE PLANS CREATED BY PRECISION PROPERTY MEASUREMENT LTD "PPM" ARE MADE EXCLUSIVELY FOR LANDSCAPING PURPOSES (CAL. BUS. & PROF. CODE §8727), AND DO NOT INVOLVE THE

PROJECT NUMBER SCALE SeeT
DETERMINATION OF ANY PROPERTY LINE, AND AS SUCH DO NOT CONSTITUTE LAND SURVEYING (CAL, BUS. & PROF. CODE §68726-8727). IN ADDITION, PP SERVICES AND PLANS DO NOT CONSTETUTE 5409_BA 1
THOMAS JAMES CIVIL ENGINEERING (CAL. BUS. & PROF. CODE §86702.6704), AND THUS SHOULD NOT BE USED FOR ANY STUDIES OR ACTIVITIES DEFINED AS CIVIL ENGlNEERlNG (CAL. BUS. & PROF. CODE §6731). ALL -
420 POPE STREET PROJECT COVER PAGE FLOOR PLANS CREATED BY PPM ARE INTENDED T BE USED AS A REFERENCE FOR DESIGN AND CONSTRUCTION AND SHOULD N DERE UBSTITUTE FOR e SERVICES OF A LICENGED NTS oF
PRECISION PROPERTY HOMES STROCTURAL ENG SED ARCHITET, PPN MAKES EVERY REASONABLE EFFORT TO ENS ACY OF THE INFORM B VER, EVERY AS-BUILT DATE S
O PPMCONET BRANTNG INHERENTLY CONTAINS ERRORE T0 SONE DEGREE. 1T 15 THE DUTY OF THE ARCHITECT, CONTRACTDR “BESIGNER OR OTHER LICENSED f PROFESSIONAL AS A CONSULTANT TO THE PROPERTY 04/15/2024
855-A5-BUILT MENLO PARK, CA OWNER, TO DETERMINE THE SUITABILITY OF THE AS-BUILT PLANS PRIOR TO CONSTRUCTION. MEASUREMENTS SHOULD BE FIELD CONFIRMED BEFORE COMMENCING CONSTRUCTION. 5
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LEGEND

LW CASEWORK,

WASHER

- owen

= DISH WASHER.

IS = TANKLESS WATER HEATER
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3 = WALL HEATER
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|
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PORCH
o
BOARD (177.)
svesun__| os
St I
Sy \/ I
BOARD (TYP.) | | FAMILY ROOM £
PORCH <
| | 83 06
T [
] [
E 1
= = LIVING ROOM
z I vpsim i
R I BOARD (TYP)
nl
] H H
Gvesun I KITCHEN o3
"BOARD (TYP) \{ I i
I g3 a6 EES
o I
b I
£ I
" b o
osum
Boam0 TP\ H ..
® o = GARAGE I 58
sere 038 NO INTERIOR SCAN DATA l
H EXPOSED STUDS
PREPARED FOR PLANTYPE ALL SITE PLANS CREATED BY PRECISION PROPERTY MEASUREMENT LTD "PPM" ARE MADE EXCLUSIVELY FOR LANDSCAPING PURPOSES (CAL. BUS. & PROF. CODE §8727), AND DO NOT INVOLVE THE PROJECT NUMBER scaLe seeT
DETERMINATION OF ANY PROPERTY LINE, AND AS SUCH DO NOT CONSTITUTE LAND SURVEYING (CAL. BUS. & PROF. CODE §§8726-8727). IN ADDITION, PPM SERVICES AND PLANS DO NOT CONSTITUTE 5409_BA 2
THOMAS JAMES CIVIL ENGINEERING (CAL. BUS. & PROF. CODE §§6702- §704), AND THUS SHOULD NOT BE USED FOR ANY STUDIES OR ACTIVITIES DEFINED AS CIVIL ENGlNEERlNG (CAL. BUS. & PROF. CODE §6731). ALL -
420 POPE STREET PROJECT FLOOR PLAN FLOOR PLANS CREATED BY PP ARE INTENDED 10 BE US| A REFERENCE FOR DESIGN AND CONSTRUCTION AND SHOULD NOT BE CONSIDERED A SUBSTITUTE FOR THE SERVICES OF A LICENSED yar=1-0" | oF
HOMES STROCTURAL ENGINEER OR LICENSED ARCHITECY. oM MAKES EVERY REASONABLE FFORT TO ENSURE THE ACCURACY OF THE INFORMATIO! EVER, EVERY AS-BUILT oATE =
DRAWING INHERENTLY CONTAINS ERRORS TO SOME DEGREE. IT IS THE DUTY OF THE ARCHITECT CONTRACTOR, DESIGNER OR OTHER HICENSED PROFESSIONAL 56 A CONSULTANT TO THE PROPERTY 04/15/2024
MENLO PARK, CA OWNER, TO DETERMINE THE SUITABILITY OF THE AS-BUILT PLANS PRIOR TO CONSTRUCTION. MEASUREMENTS SHOULD BE FIELD CONFIRMED BEFORE COMMENCING CONSTRUCTION. 5




LEGEND I —

“W © - roor oran

CHINNEY UTLINE @ -oownsrour [ - RooF veNT

urLITY Box

S5 oo R0OFTOP UNIT - = oATUM P

| EAEIN
| ¢ s EFEEIN |
s |
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\ o | | |
\ =Y £ o \ ‘
I A T | |
PREPARED FOR PLAN TYPE ALL SITE PLANS CREATED BY PRECISION PROPERTY MEASUREMENT LTD "PPM" ARE MADE EXCLUSIVELY FOR LANDSCAPING PURPOSES (CAL. BUS. & PROF. CODE §8727), AND DO NOT INVOLVE THE PROJECT NUMBER scaLe seeT
DETERMINATION OF ANY PROPERTY LINE, AND AS SUCH DO NOT CONSTITUTE LAND SURVEYING (CAL. BUS. & PROF. CODE §§8726-8727). IN ADDITION, PPM SERVICES AND PLANS DO NOT CONSTITUTE 5409_BA 3
THOMAS JAMES CIVIL ENGINEERING (CAL. BUS. & PROF. CoDE §86702.6704), AND THUS SHOULD NOT BE USED FOR ANY STUDIES OR ACTIVITIES DEFINED AS CIVIL ENGlNEERlNG (CAL. BUS. & PROF. CODE §6731). ALL -
420 POPE STREET PROJECT ROOF PLAN FLOOR PLANS CREATED Y PPM ARE INTENDED 10 BE USE A REFERENCE FOR DESIGN AND CONSTRUCTION AND SHOULD NOT BE CONSIDERED A SUBSTITUTE FOR THE SERVICES OF A LICENSED —_— 14 =1-0" | oF
HOMES STROCTURAL ENGINE NSED ARCHITECY. PPN MAKES EVERY REASONABLE LFFORT TO ENSURE THE ACCURACY OF THE INFORMATIO! 5 N OUR PLANS. HOWEVER, EVERY AS-BUILT DATE =
BRANTNG INHERENTLY CONTAINS ERRORE T0 SONE DEGREE. 1T 15 THE DUTY OF THE ARCHITECT CONTRACTOR, DESIGNER OR OTHER HICENSED PROFESSIONAL 56 A CONSULTANT TO THE PROPERTY 04/15/2024
MENLO PARK, CA OWNER, TO DETERMINE THE SUITABILITY OF THE AS-BUILT PLANS PRIOR TO CONSTRUCTION. MEASUREMENTS SHOULD BE FIELD CONFIRMED BEFORE COMMENCING CONSTRUCTION. 5




POLYCARBONATE

SHINGLES
ve)

LEGEND

FINISHED GRADE LINE
FINISHED FLOOR LINE

F.F.E= FINISHED FLOOR ELEVATION
T.0.= TOP OF

ROOF PITCH LABEL (RISE:RUN)

F.G.= FINISHED GRADE
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ve)

WEST

PLAN TYPE

PREPARED FOR.

THOMAS JAMES

HOMES EXTERIOR ELEVATIONS

420 POPE STREET PROJECT
MENLO PARK, CA

ALL SITE PLANS CREATED BY PRECISION PROPERTY MEASUREMENT LTD "PPM" ARE MADE EXCLUSIVELY FOR LANDSCAPING PURPOSES (CAL. BUS. & PROF. CODE §8727), AND DO NOT INVOLVE THE
DETERMINATION OF ANY PROPERTY LINE, AND AS SUCH DO NOT CONSTITUTE LAND SURVEYING (CAL. BUS. & PROF. CODE §§8726-8727). IN ADDITION, PPM SERVICES AND PLANS DO NOT CONSTITUTE

cxvu ENGINEERING (CAL. BUS. & PRO CoDE §§6702 5704). D THUS SHOULD NOT BE USED FOR ANY STUDIES OR ACTIVITIES DEFINED AS czvn. ENGINEERING (CAL. BUS. & PROF. CODE 55731) ALL
D EV PPM ARE INTENDED T0 BE USE A REFERENCE FOR DESIGN AND CONSTRUCTION AND SHOULD NOT BE CO! SlDERE A SUBSTITUTE FOR THE SERVICES OF A LlCE
TR (_7 JRAL NSED ARCHITECT. PPN MAKES EVERY REASONABLE EFFORT T( THE ACCURACY OF THE INFORM) EVER, EVER)

ERGINE 5 N, ENSURE THE ACCUR/ Y A
DRAWING INHERENTLY CONTAINS ERRORS TO SOME DEGREE IT IS THE DUTY OF THE ARCHITECT CONTRACTOR, DESIGNER OR OTHER LICENSED PROFESSIONAL AS A CONSULTANT TO THE PROPERTV
OWNER, TO DETERMINE THE SUITABILITY OF THE AS-BUILT PLANS PRIOR TO CONSTRUCTION. MEASUREMENTS SHOULD BE FIELD CONFIRMED BEFORE COMMENCING CONSTRUCTION.

PROJECT NUMBER
5409_BA

oATe
04/15/2024

scaLe SHEET

4

1/4"=1-0" | oF

5




LEGEND
YT ROOF PITCH LABEL (RISE:RUN)

FINISHED FLOOR LINE
FF.E= FINISHED FLOOR ELEVATION  F.G.= FINISHED GRADE.

s s
Xy
B s
L o
HINGLES SHINGLES
@ve) e
:1N T.0. ROOF %
|
M
Tve)
_ e
PREPARED FOR PLAN TYPE ALL SITE PLANS CREATED BY PRECISION PROPERTY MEASUREMENT LTD "PPM" ARE MADE EXCLUSIVELY FOR LANDSCAPING PURPOSES (CAL. BUS. & PROF. CODE §8727), AND DO NOT INVOLVE THE PROJECT NUMBER SCALE SHEET
DETERMINATION OF ANY PROPERTY LINE, AND AS SUCH DO NOT CONSTITUTE LAND SURVEYING (CAL. BUS. & PROF. CODE §§8726-8727). IN ADDITION, PPM SERVICES AND PLANS DO NOT CONSTITUTE 5409_BA 5
THOMAS JAMES CIVIL ENGINEERING (CAL. BUS. & PROF. CODE §§6702 5704), AND THUS SHOULD NOT BE USED FOR ANY STUDIES OR ACTIVITIES DEFINED AS CIV]L ENGXNEER]NG (CAL. BUS. & PROF. CODE §5731) ALL
FLOOR PLANS CRE/ TED EV PPM AR lNTENDED 0 BE U A REFERENCE FOR DES]GN AND CONSTRUCTION AND SHOULD NOT BE C SlDERE A SUBSTITUTE FOR THE SERVICES OF A LICEN: —— n— 10"
HOMES 420 POPE STREET pROJECT EXTERIOR ELEVATIONS STRUCTUI RAL ENGINEI NSED ARCHITECT. PPM ES EVERY REASONABLE EFFORT TO ENSURE THE ACCURACY OF THE INFORM, D IN OUR PLANS. HOWEVER, EVERY AS-BU! !LT DATE 1/4" = 1'-0 OF
DRAWING INHERENTLY CONTAINS ERRORS TO SOME DEGREE IT IS THE DUTY OF THE ARCHITECT CONTRACTOR, DESIGNER OR OTHER LICENSED PROFESSIONAL AS A CONSULTANT TO THE PROPERTY 04/15/2024
MENLO PARK, CA OWNER, TO DETERMINE THE SUITABILITY OF THE AS-BUILT PLANS PRIOR TO CONSTRUCTION. MEASUREMENTS SHOULD BE FIELD CONFIRMED BEFORE COMMENCING CONSTRUCTION. 5




TREE PROTECTION CHART

TAGF  ONSITE ORDNANCE TREE  DBHINCHES)
| No YES 3

2 NO YES 22

3 No YES 2

a YES No [

5 YES YES 23

6 YES NO “

7 No YES 20

8 NO YES 30

9 YES NO 7.0

10 YES NO 7.0

[ YES NO 7.0

2 YES No 50170

BOTANCAL NAME

MAGNOLIA GRANDIFLORA
MAGNOLIA GRANDIFLORA
QUERCUS SUBER
MAGNOLIA X SOULANGEANA
SEQUOIA SEMPERVIRENS
UNKNOWN (DEAD)
QUERCUS AGRIFOLIA
QUERCUS AGRIFOLIA

FICUS SPP.

LIGUSTRUM SPP.
LIGUSTRUM SPP.
LIGUSTRUM SPP.

NOTE: REFER TO TREE PROTECTION PLAN FOR ADDITIONAL INFORMATION

SOUTHERN MAGNOLIA
SOUTHERN MAGNOLIA
CORK 0AK

SAUCER MAGNOLIA
COAST REDWOOD
UNKNOWN (DEAD)
COAST LIVE 0AK
COAST LIVE 08K

FIG

PRIVET

PRIVET

PRIVET

EXISTING PRIVET TREES

22-0"

E REMOVED

eTATUs

RETAIN AND PROTECT
RETAIN AND PROTECT
RETAIN AND PROTECT
REMOVE
RETAIN AND PROTECT
REMOVE
RETAIN AND PROTECT
RETAIN AND PROTECT
REMOVE
REMOVE
REMOVE
REMOVE

130"-6" (+/)

SITE CALCULATIONS:
AREA TOTALSF % OF LOT AREA
EXISTING
TOTAL LOT AREA 750 6F 0%
PERMEABLE AREAS 4840 SF 63%
PROPOBED PLANTING AREA URRIGATED) 4968 SF
MULCH AREA (NON-IRRIGATED) 435 5F
GRAVEL AREA (NON-RRIGATED) 462 SF
IMPERVIOUS AREAS 2885 SF %
BUILDING FOOTPRINT 2RO SF
‘CONGRETE PORCH (FRONT) 69 SF
‘CONCHETE PORCH (REAR) 267 §F
CONGRETE DRIVEWAY 426 SF
CONCHETE WALKS 620 SF
‘CONCRETE PATIO 356 SF

EXISTING REDNOOD TREE
To REMAIN

P

s4-0"

Y 22m0"

"F' ALLEY

a0

‘ P
|

g
I I I N |
B P
“ g zj ) =
A L
lﬁ \ o

EXISTING SIDEWALK, GURB, AND EUTTER TO
REHAN. DRIVERAY APFROACH To BE
D oMY A
ALY BECE OF SDRHALK 10 58
PR FoR WATER METIONG izie

THROYCHOUT DEMOLITION
AND cpNsrRucno

1/2" RADIS
T
FINISH 1" orR 12
SURPACE reter to plan

WOOD PRODUCTION FENCE W/ GATE, 451 L.F. (CONTRACTOR TO VERIFY):
INSTALL PER DETAIL F. SHEET Ll.2.

TURF
Xt RESIDENCE
TURE
|
—r MULGH . |
[ S I B o MULCH @ ‘
@_/‘ PA
PA PA
e ) 3
135'-3" +/-)
EXISTING CORK OAK
10' CLEARANCE FROM TREE To REMAIN
I EXISTING CONCRETE SIDEWALK. LOCAL_CODES AND. OFDIAICES, WORK SHALL GONFORI TO ALL LOGAL GODES, ORDINANCES, A1D
REQUIREMENTS, INGLUDING FEDERAL ACCESSIBILITY GUIDELINES. NOTHING IN THE GONTR,
2. CONCRETE DRIVEWAY: REFER TO DETALL C, SHEET LL.2. STANDARD
CONCRETE WITH "SAND BLAST" FINISH WITH TOP CAST #05 SURFACE D e SEaTRUED. A5 AN EXEMPTION TO APPLICABLE CODES OR oner
RETARDANT MANUFACTURED BY GRACE PRODUCTS. INSTALL TOOLED SCORE g
JOINTS AS SHOWN ON PLANS. 2. UTILITIES: CONTACT COMMON GROUND ALLIANCE (C.G.A) AT 8ll, AT LEAST TWO WORKING DAYS IN NOTES:
ADVANCE OF WORK (PER CA GOV. CODE 4216). THE CONTRACTOR SHALL PROTECT ALL EXISTING HOTES:
3. CONGRETE PAVERS: REFER TO DETAIL A, SHEET LL2. STANDARD CONGRETE
WITH “ACID ETGH" FINISH WITH TOP GAST #05 SURFAGE RETARDANT CONTRRGTONS OPERATON. o N0 AT O EXPEE o THE Gun,_UED BUE TO THE WATER SUPPLY 1S DOMESTIC, PROVIDER 15 CITY OF MENLO PARK
MANUFACTURED BY GRACE PRODLCTS. INSTALL TOOLED SCORE JOINTS AS . WATER DISTRICT.
SHOWN ON PLANS. 3. DISCREPANCIES: NOTIFY DISTRICT'S REPRESENWNE OF ANY VARIATIONS BETWEEN THE CONTRACT
4. CONCRETE PORGH To BE POLRED WITH ARCHITECTURE. REFER To COCWENTS 2D FELD CONDITONS. £D WHERE DIFFERENCES EXIST THAT WOULD SEE SHEET LI.2 FOR CONSTRUCTION DETALS.
" STRUCTURAL ENGINEER'S DRANINGS g AFFECT THE WORK. LSTUENTS. DU 10 FELD CONDITONS WUST & APPROVED BY THE
g DISTRCTS REFAESETATIVE PRI To GONTRUNG
B T O SEFER 10 DETAL B SHEET L2, SannarD THE WRITTEN DIVEENSION SUPERCEDES SCALED OR GRAPHIC DENOTATION.
DIMENSIONS ARE BETWEEN PARALLEL OR PERPENDICULAR POINTS UNLESS NOTED OTHERWISE.
T By P GRACE PRODUCTS. e TooD sore DIMENSIONS ARE TO CENTERLINE OR FACE OF MASONRY, CONCRETE OR FRAMING SUBSTRATE FINISH
SURFACES, UNLESS NOTED OTHERWISE.
[ 6. CONCRETE STEPS. INSTALL PER DETAL A THIS SHEET. AC UNIT SCREEN, LANDSCAPE CONTRACTOR, SEE MEP DRAWINGS
CONST. FLAN . . . 5. FOR CONDENSATE DISCHARGE METHOD. ADD DRYWELL PER MEP

COORDINATION: CONTRACTOR SHALL COORDINATE WORK BETWEEN TRADES. ALL REQUIRED SLEEVING
SHALL BE COORDINATED WITH SITE WORK, INCLUDING OTHER UNDERGROUND UTILITIES, CURBS, AND
CONCRETE.

6. VERTICAL WORK: ALL VERTICAL CONSTRUCTION SHALL BE INSTALLED TRUE AND PLUMB. ALL UNIT

PLANS IF REQUIRED. CONFIRM DRYWELL LOCATION WITH TUH PRIOR
TO INSTALLATION.

oo
i srewony, |
B
i
I pembLiTion AND
e

RIPLEY DESIGN GROUP, INC.
Landscape Ar chitecture
Land Planning

1615 Bonanza ., Suite 314

California 94596
Tel 925.938.7377

DEVELOPER:

THOMAS
JAMES
HOMES

255 SHORELINE
SUITE 428
REDWOOD CITY, CA
94065

TEL. (916) 869-6639

PROJECT:

420 POPE
STREET

MENLO PARK,
CALIFORNIA

LAYOUT &
MATERIALS
PLAN

PROJECT #
DATE: JAN. 17,2025
SCALE: 18" =1-0"

DRAWNBY: LC
CHECKED BY: AMC

REVISIONS:
R i v R PSR COURSING AND T0PS OF WALLS, FENCES, ETC., SHALL BE LEVEL UNLESS NOTED OTHERWISE. ALL
concreTe stooe g DRANIGS FOR CONDENSATE DISGUTGE NETYO0. 0D GELL P i CURVES SFALL OE COITIVIOUS AND. EVN, Wt O BREAKS OF ANGLES AT FOINTS OF TIGENCY
s PLANS IF REQUIRED. GONFIRN DRYWELL LOGATION WITH TJH PRIOR TO -
. =T .
& $otoei etk . . LEADTWE; SPEFED WATERILS WaY REQURE 4 SIGNFICANT LEAD TIVE, CONTRACTOR 18 SOLELY D Y MATeR LEmCeNT
. RESPONSIELE 10 LEAD TN TALS, ORDER WATERIAL, AND ENSURE
9. METAL HEADER AT TURF PERIMETER: INSTALL PER DETAL E, SHEET LL2. RESPONSIBLE To LEAD TMES AND 10 PROVIDE SUBNITTALS, OROER Ma WATER IN THE LANDSCAPE DESIGN PLAN
40% COMPACTED . .
RADE 10- CLASS W AGGREGATE-WASHED PERNEAGLE. 4 MINMUM DEFTH. COMPACTED. 8. EXISTING WORK: WHERE NEW CONSTRUGTION ABUTS EXISTING WORK, ALL EXISTING WORK SHALL BE
PROTECTED. CONTRACTOR SHALL REPLACE ANY DAVAGED EXISTING WORK AT NO ADDITIONAL
EXPENSE TO THE OWNER. ALL NEW WORK WILL CONFORM TO EXISTING WORK, INGLUDING FLATWORK ; CALIF/ LANDSCAPE ARGH #3584
o - e JOINTS, ELEVATIONS, COLOR, AND FINISH. ANNIKA M. CARPENTER
9. FENCING: FENGE LOCATIONS SHOWN ARE DIAGRAMMATIC. FINAL LOCATIONS ARE T0 BE COORDIATED SHEET
CONCRETE STEPS N THE FIELD BY THE LANDSCAPE CONTRACTOR. F__ N
o438 w® L1.1
(N FEET )
e -
1 OF 12 SHEETS
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SAP SIZE AND SPACING PER PLAN #3 BARS AT 18" 0.C EACH WAY,

SUPPORT EVENLY TO REST N -
DEGOMFDSED SRANITE I3
D eRNTE CENTER OF SLAB. gz
VATERIAL PER AN 2z
= 1o 2z

21l

°
CLASS || ACSREGATE BASE, COMPACTED TO 90% ‘na./mvs DENSITY
SUBSRADE, SCARIFY TOP 6", MOISTURE CONDITION TO AT LEAST 5% ABOVE
LABORATORT OPTIMIM VALUE AND COMPACT TO 85-40% RELATIVE DENSITY
NOTE: PAVEMENT DEPTHS AN REGUREMENTS HEREIN ARE SUSERCEDED BY THE
NOT TO SCALE

PLANTED AREAS

O CONCRETE PAVERS

E——

3 BARS AT 2" 0.C. EACH WAY, SUPPORT

\a“ >< #4 SMOOTH DOWEL, *
oR EVENLY TO REST IN CENTER OF SLAB.

GREASED ONE SIDE

EEANSION JONT AITH 376"
RADIUS EDel

FLA, R A REGORED NGT
TO EXCEED 10" 0.C.

TOOLED CONTROL JOINT WITH 3/I6" RADIUS
EDSES, MIN. 13 DEFTH OF SLAB. LOCATE FER
FLAN, OR AS REGUIRES 50 THAT SPACING DOES Iy
NoT LACLED 24 TIMES THE SLAD THCANESS H
z

3/

(A

CLR

PLANTED AREAS

ANANY NANAN

PRE-FORMED

BITUMINOUS = =
|
EXPANSION i
JOINT FILLER |
|

4

CLASS || AGEREGATE BASE, COMPACTED TO 40% RELATIVE DENSITY-

SUBSRADE, SCARIFY TOP 6", MOISTURE CONDITION TO AT LEAST
LABORATORY OFTIMUM VAL

L THICKENED EDSE AT PATIOS

5% ABOVE REFER TO STRUCTURAL PLANS
UE AND COMPACT TO 85-408 RELATIVE DENSITY _E INTERCEPTS
FOOTINGS
NOTE. PAVEMENT DEPTHS AND REGUIREMENTS HEREIN ARE SUPERCEDED BY THE
FROJECT GEOTECHNICAL REFORT AND RECOMMENDATIONS.
NOT T0 SCALE

9% - e Ped

@ooncnm PAVING (PEDESTRIAN)

12" X 44 sMooTH ponel
EE

L, g
VED OR GREASED ONE SIDE LY TO REST IN CENTER OF SLAB,

B o i ste: To0LED CoNTROL JONT A 3/
RADWUS EDSES. LOC, FLAN, OR A5 REQUI
PRV oR e R v
TO EXCEED 10" Oc.

\ 58"
-l

IRES S0 THAT SPACING DOES
NOT EXCEED 24 TIMES THE SLAB THICKNESS

#3 BARS AT 18" O.C. EACH WAY, SUPFPORT
EVEN

RADIUS
TE

b I

PLANTED AREAS

4
T

BITUMINOUS
PRE-FORMED
EXPANSION /
JOINT FILLER

CLASS || AGGREGATE BASE, COMPACTED T¢

SUBERADE, SCARIFY TOP 6", MOISTURE CONDITION TO AT LEAST 5% AEO\/E\
LABORATORY OPTIMUM VALUE AND COMPACT TO £5-90% RELATIVE DENSITY

THICKENED EDSE
PER GEOTECHNICAL

REPORT.
NOTE. PAVEMENT DEPTHS AND REGUIREMENTS HEREIN ARE SUPERCEDED BY THE
ROJECT FORT AND 1ONS.
CONCRETE PAVING (VEHICULAR) NOT 10 SCALE
C pr=——mr

SECTION

2" X 6" CAP, MITER
CORNERS, 5/4"
MAINTAIN CLEARANCE AS OVERHANS TO OUTSIDE
REGD BY MANFACTURER

A/C CONDENSER UNIT BEHIND

ALTERNATING 1 AND X4 g !
ARDS, | SPACING.
PVETER AL B,
FASTENERS IN NEAT RO £l
44 PRESSURE TREATED
FOSTS, MAX DISTANCE
BETAEEN POSTS £-0" 0.C. 3
CONCRETE FOOTING

T T T

NOTES
A ALL

(COD SHALL BE ‘
EDAR OR

GALVANIZED -0

UN FENCE STAIN
ST AN PANT T MATCH
FENCING. COLoR.
SAMPLE.

AC SCREEN

SGALE: 112" = 10"

ALUMINIM EDSE
RESTRAINT STSTEM TO

FINISH GRADE. HOLD TOP

ADJACENT FINISH
TN OF 50IL DOAN BELOW HEADER

z

5

@

sTAE 34
X AMENDED AND
EACH STDE, AL
LOCATIONS. BEVEL ToPS FREPARED SOIL

UNDISTURBED

SUBSRADE

SCALE : 3/4's10"

@ SODDED TURF HEADER

RIPLEY DESIGN GROUP, INC.
Landscape Ar chitecture
Land Planning

1615 Bonanza ., Suite 314
Walnut Creek
California 94596
Tel 925938.7377

DEVELOPER:

THOMAS
JAMES
HOMES

255 SHOREL INE
ITE 428
REDWOOD CITY, CA
94065

TEL. (916) 869-6639

PROJECT:

420 POPE
STREET

MENLO PARK,
CALIFORNIA

CONSTRUCTION
DETAILS

(CAP OMITTED FOR CLARITY)

210" O C. MAX. SPACE EVENLY

RAILS FACE PUBLIC
FRIVATE SIDE SIDE
| X & BOARD,
112 X 4 TRIM 2X 4 RAL ok -veaiay
ELEVATON  OFF RALS Tor's o % 5 oA CENTER
PusLG sice AL JoiNTS oN FosTS
X & POST,
Aca TREATED
¥ 2 e momee,
7T P OVERLAP I
K|

K,

12" DIA CONGRETE
FooTiNg sLorE Tor
oBITIVE

FROM FOST

REVISIONS:
ADJIACENT FOST OR |

SAlL e DOZR AT ADIACENT L
SALVANIZED. WALL (SECURE =
B. ALL NoOD SHALL 70 BILDING FRAMINS /

TRLCTION NTHN /47 X 4' LAS
COMMON REDHOOD A

BCE & AT IhCo
Eo2TE Fom exapes CAUKNG PRIGR T

1 L6 () or eREATER, NSERTING LAG SCREN I
SLOPE PANELS AITH
| o
10" x 10" eUsSET SRAD:
D. SEM TRANSPARENT
L L L1 &7 stancalor F'ANELS 5 ExTERicR A
™ BLACK (5EE COLOR A Po—
o SAMPLE)
EENCE STAIN
WOOD FENCE W/KICKERBOARD scat 12 CPTION COLOR L I . 2
F e S
2 OF 12 SHEETS

PLANATGATE (CAP OMITTED FOR CLARITY)

0" GATE LEAF

20 can 1o
ALS 7\

2X4 DIASNAL
BRACE INSIDE
FRAME (OFF. SIDE)

——————*

PROJECT #:
DATE: JAN. 17,2025

SCALE: ASSHOWN
DRAWNBY: LC
CHECKED BY: AMC
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(2) 4" 5LV

e
| [TYPICAL POINT OF CONNECTION
T0 BE DETERMINED IN FIELD
SRR SEE_IRRIGATION NOTES 1 & 3.
L,
LB T i
= |
!
b GARAGE
=
|
|
|
Le < 3 -~ _______]
| -
| S e
| ) By
|
! | 10’ CLEARANCE FROM
] 7 & meeeiee
|
! #8
[FRICATON CONTROLLER
L A, SHEET L2.2
\RR NOTE 7. & IRR_LEGEND
IRRIGATION SYSTEM LEGEND
NOZZLE OPERATNG
TREE PROTECTION CHART SnsoL DESCRPTION SPECIFICATION oM Pl
TAG:  ONGTE ORDIANCETREE  DEHONCHES) BOTANCAL NANE COMMON NAME smans ® 1" IRRIGATION SUB. METER ~RANBIRD FN-100-8
| No Yes £ MAGNOLIA GRANDIFLORA ‘SOUTHERN MAGNOLIA RETAIN AND PROTECT PONT OF CONNECTION R SR o0 Lo e e
2 No YES 2 MAGNOLIA GRANDIFLORA SOUTHERN MASNOLIA RETAIN AND PROTECT
5 o Vs o QUERCUS SUBER CORK 0K RETAN AND PROTECT o} ELECTRIC CONTROLLER ~HUNTER HC-6 6 STATION CONTROLLER (ET—BASED)
4 YES No 13 MAGNOLIA X SOULANGEANA SAUCER MAGNOLIA REMOVE ® IRRIGATION METER ~HUNTER HC FLOW METER
5 YES YES 23 SEQUOIA SEMPERVIRENS COAST REDWOOD RETAIN AND PROTECT B ORIP FLUSH ~TORO FTH
6 Yes No Ia UNKNOWN (DEAD) UNKNOWN (DEAD) REMOVE [} DRIP INDICATOR ~HUNTER ECO-NDICATOR
4 No YES 20 QUERCUS AGRIFOLIA GOAST LIVE 0AK RETAIN AND PROTECT = RENOTE CONTROL VALVES _IRRITROL-2713APR
8 No YES 30 QUERCUS AGRIFOLIA COAST LIVE 04K RETAIN AND PROTECT = REMOTE CONTROL VALVES ~IRRITROL-27134PR W/REGULATOR & FILTER
3 Yes No 7.0 FICUS SPP. FiG REMOVE " BALL VALVE ~NIBCO-T-560-BR~20~RR-LINE. SIZE
10 YES No 7.0 LIGUSTRUM SPP. PRIVET REMOVE . P o op-0a-rc-usai
i YES No 7.0 LIGUSTRUM SPP. PRIVET REMOVE (07 6P,
© Yes no 50110 LIGUSTRUM SPP. PRIVET REMOVE UB-SURFACE EMITTER TUBING CIRCUIT —HUNTER HDL SUB-SURFACE DRIPLINE OR EQUAI
REPRESENTS COVERAGE AREA) ('0.9 GPH, 18" SPACING BOTH WAYS, COVER W/ 3" MULCH)
NOTE: REFER TO TREE PROTECTION PLAN FOR ADDITIONAL INFORMATION €050 6" POP-UP TURF SPRAY HEADS ~HUNTER-MPBOCSR—ORANGE-9D~-8'R,10'R, 12'R,16'R  0.16,0.23,0.28,0.34 30
@@©OS |6 POP-UP TURF SPRAY HEADS ~HUNTER-MPBOOSR-ORANGE-180-8'R, 10R12R,16% 0.32,0.42,050,0.60 30
DQ@® |6 POP-UP TURF SPRAY HEADS ~HUNTER-MPBOOSR-ORANGE-210-8'R, 10R12R,16% 0.37,0.49,0.58,0.72 30
©®®0 6" POP-UP TURF SPRAY HEADS ~HUNTER-MPBOOSR-GREEN-350-8'R, 10'R, 12R,16'R  0.63,0.78,0.98,1.20 30

LANDSCAPE DOCUMENT PACKAGE CHECKLIST:

[X] PROJECT INFORMATION: [X] ESTIMATED TOTAL WATER USE = 52398 galiyr
(s08 ieblock)

APPLIGANT = Thomas James Homes

[X] ESTIMATED TOTAL ADJUSTMENT FAGTOR = 050

SO MANASEMENT REPORT

=3968
PROJECT TYPE = aingle famiy residential detached
R TO PROVIDE TO GITY

WATER SUPPLY TYPE = potable X
CHECKLIST (here)
AGT INFORMATION (000 ttioblock) LANDSCAPE DESIGN PLAN isee sheet L1 & L30
‘SIGNED COMPLIANCE STATEMENT fsea Lit L21 131 D)
[X] WATER EFFIGIENT LANDSCAPE WORKSHEET

HYDROZONE INFORMATION TABLE (s00 eheet L24)
WATER BUDGET GALCULATION (see sheet L24)

IRRIGATION DESIGN PLAN (see shest L21)

GRADING DESIGN PLAN (sse shest GP2)
(X] MAXIMUM APPLIED WATER ALLOWANCE = 6883 gal/yr X

IRRIGATION SUPPLYLINE
IRRIGATION SPRINKLERLINE
ELECTRICAL CONDUIT

o SLEEVING

CONTROLLER STATION NUMBER
GALLONS PER MINUTE THROUGH VALVE
CONTROL VALVE SIZE

-1120/SCHEDULE 40 Pvc P\PE 18" COVER
~1120/CLASS 200 PVC Pl ~12" COVER
~1120/SCHEDULE 40 Pvc P\PE ~24" COVER
-1120/SCHEDULE 40 PVC PIPE  —24" COVER

HYDROZONES

NAME  TYPE WATER USE  DESGRIPTION

Al DRIP Low SHRUBS ~ EAST EXPOSURE FRONT 1ARD

a2 DRIP Low SHRUBS - WEST EXPOSURE REAR

A3 DRIP D SHRUBS ~ EAST FRONT YARD 8 WEST REAR Y20
A-a BUBBLER MED TREES - REAR 8 SIDE YARDS

A5 SPRAY HIGH TURF - WEST EXPOSURE REAR YARD

NOTE:

SEE SHEET L2.2 & L2.3 FOR IRRIGATION DETAILS.
SEE SHEET L2.4 FOR IRRIGATION NOTES &
W.E.L.O. CALCULATIONS

THIS PLAN COMPLIES WITH THE CRITERIA OF THE CITY'S WATER EFFICIENT]
LANDSCAPE ORDINANCE AND APPLIES THEM FOR THE EFFICIENT USE OF
WATER IN THE LANDSCAPE DESIGN Pl

ANNIKA M. CARPENTER  CALIF/ LANDSCAPE ARCH.#3684

POPE STREET

EXISTING MAGNOLIA
STREET TREES
TOREMAIN: TO
BEIRRIGATED
THROUGHOUT
DEMOLITION AND
CONSTRUCTION

RIPLEY DESIGN GROUP, INC.
Landscape Ar chitecture
Land Planning

1615 Bonanza ., Suite 314

California 94596
Tel 925.938.7377

DEVELOPER:

THOMAS
JAMES
HOMES

255 SHORELINE
SUITE 428
REDWOOD CITY, CA
94065

TEL. (916) 869-6639

PROJECT:

420 POPE
STREET

MENLO PARK,
CALIFORNIA

IRRIGATION
PLAN

I W
0 4 8 16

( v FEET )
8 = 107

PROJECT #
DATE: JAN. 17,2025
SCALE: 18" =1-0"

DRAWNBY: LC
CHECKED BY: AMC

REVISIONS:
SHEET
3 OF 12 SHEETS
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NOTE:
CONTROLLER SHALL BE ™

SROUNDED PER
ARTICLE 250 OF THE NATIONAL
ELECTRIC CODE AND CONFORM
TO LOCAL REGULATIONS,

|

FINISH GRADE

CONTROL Wi

WALL MOUNT

CONTROLLER INSTALLATION

INSTALL PER MANUFACTURER'S
SPECIFICATIONS

ELECTRICAL CONTROLLER
120 VOLT WRE IN conour
LECTRICAL CONNECTION

FVC CONDUIT (SIZE AS RE-
QUIRED) AND JUNCTION BOXES

FLOOR

RE Tc
REMOTE CONTROL VALVES
OR METAL CONDUIT

SCALE: Vot To Scdle

24 Rttt

EXACT FITTINGS AND MATERIALS TO BE
ST By AvainG ConmeacTon

HOSE BIBB AND
SUPPLYLINE INTO HOUSE
COPPER TEE

COPPER 90 ELL

(ex8) (TYP)
FULL PORT BALL
VALVE FOR IRRI-
SATION SYSTEM SHUT-OFF

COPPER PIFE (TYP)

FULL PORT BALL
VALVE FOR DOMESTIC
SUPPLY SHUT-OFF

FINISH GRADE

FROM METER
SCHEDULE 8O
TOE. NIFFLE

COPPER €0

ELL (5 COPPER sLiP

PVC SCHEDLLE 80

SLIP COURLING COUPLING
SCHEDILE 40 TO

IRRIGATION VALVES

DOMESTIC SUPPLYLINE
B ) "GONNECTION DETAIL

SCALE: Not To Scale.

24~ pppgnacone

—NTIAL SaND BACKELL
IN TRENCHES WITH
ROoK TERRAN, Al INDER
ICAL ALL
SITUATIONS). LAY PIPE ON 2"
SAND BED. SAND TO EXTEND 6"
OVE SHALLOWEST PIPE

LV WRINS
IN cCoNDUIT
\NSTALL SUPPLTLINE AvD
EEVING IF
RECIRED PER PLAN
FINISH SRADE
(TYP)
x i 7 L

&

Lk L

(29 - suuvacrs sxcanmn

LATERAL (TYP)
L FILL COMPACTED TO

ORIGINAL DENSITY (TYF)
SUPPLYLINE (TYP)
LV. WRINS (TYP)

@ TRENCHING DETAILS

@ WIRE CONNECTION

STRIP WRES APPRX. 5/2"
FROM ENDS - TWIST TOGETHER

APPLY SEALER TO OUTSIDE OF
SEALING PLUG - FILL CAVITY WITH
SEALER USE 5M NO. 3576 "
SCOTCH-LOC" SEAL PACKS

SLIP BASE SOCKET
OVER END OF WIRES

FUT CRIMP SLEEVE OVER WIRE
ENDS - CRIMP SLEEVE AND CUT OFF
EXCESS WIRE

STEP 1 STEP 3
FULL BASE SOCKET

OVER END AS FAR
AS POSSIBLE

PUSH WIRES TO END OF BASE
SOCKET TO ASSURE COMPLETE
SEALING OF CONNECTION.

PUSH SEALING PLUS
INTO BASE SOCKET

STEP 2 STEP 4

RAINBIRD SNAP-TITE
CONNECTOR.
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CONTROL WIRES WITH 12" SERVICE
COIL AND WATERPROOT WIRE
CONNECTIONS, DBY OR EGUAL

SCH 80 PVC CLOSE
NPPLE (%)

SCH 40 PVC BALL
VALVE (%

SCH 40 PVC MALE
APTER
CONTROL WIRES TO
CONTROLLER
PVC MAINLINE FITTING

NATIVE SOIL PER
SPECIFICATIONS

NOTE.

I ALL FITTINSS SHALL BE
THE SAME SIZE AS THE VALVE

2. INSTALL 6" AWAY FROM WALLS OR FENCES

IRRITROL 2
ANTI-SIPHON VALVE (%)

ToRO 150 MESH
Y-FILTER

TORO 25 PSI MEDIM
FLOW PRESEURE
REGULATOR (%)

SCH 40 PVC MALE
ADAPTER

FINISH SRADE

LATERAL LINE TO
DRIP SYSTEM

PVE SCH 40 ELL (2x8)

PVC MAINLINE
MIN. FLOW RATE - 2.0 &6PM
MAX. FLOW RATE - 200 6PM

SCALE: NOT T0 SCALE

@ ANTI-SIPHON VALVE DRIP

e

FLASTIC ELECTRIC
ANTI-SIPHON VALVE

CONNECTORS
FINSH
SRADE & NV ABOVE
Hevesr SRR

CONTROL WIRES TO
OTHER VALVES OR
FROM cLocK

PVC SCHEDULE 20
TOE NIFFLE (TF) 2 v

C CLASS 200
PIPE TO SPRINKLER
HEADS

PVC SCHEDULE
40 90 ELL (5x3)

PVC SCHEDULE 80 TEE
(5x8xS) OR 90 ELL (3x3)
(PART OF VALVE MANIFOLD)

ELECTRIC ANTI-SIPHON
VALVE INSTALLATION

SCALE. Not To Scale
I

2" /2"

HEADERBOARD,
FINISH GRADE SIDEWALK,
R, ETC.

4" POP-UP
SPRAY HEAD

MARLEX STREET ELLS:

IRRIGATION
SPRINKLER LINE

PVC SCHEDULE 80 NIPFLE

A
(LENSTH AS REQUIRED)

PVC SCHEDULE 40
90 ELL (&xT) OR
TEE (6x8xT)

4" POP-UP SPRAY HEAD SCAE 34 = 10"
RISER ASSEMBLY DETAIL o

—PLNTING AREA

NOTES: 1. CENTER BOXES OVER VALVES,
. ST S0(ES I CROUND COVER/SHRUS AREk WHERE rossiLE.

55 g0 EAEH OTHER AND PERFENDICULAR

o

OO HEAVLY COMPACTING SO AROUND BOXES

O PREVENT DAWAGING VALVE BOXES

ROUND VALVE 50X

RECTANGULAR VALVE BOX (TVF)

12 12

H

EDGE OF LAWN, WALK, FENCE,
URa, ET

TOP VIEW

VALVE BOX INSTALATION DETAIL

SCALE: NTS

-
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DEPTH PER PLAN

HUNTER DRIPLINE - CONNECTION WITH DRIPLINE AND TEE

LEGEND:
(DANTERDRPLNE (0 PER P

(@roorrpiccANG
@rnseocroe
@wicssseoren)
Erouser. LA REQURED
©on
(OrooRrDLOCATING

(PSR HEIDER-SEEPERPUN

Bunter’ H\ HDL.06

NOTTOSCALE

H

HUNTER DRIPLINE - PLANTING BED

a3103ds SY

LEGEND:

CONER RPN (OO PRA

(@econeacronsime s

(©RoRADLCATINGS TP

(DARRELES WVE WYAVEBOX

(oL TanEouST HEIOER

(E)RUSHPONT (Lo N SUBTERRMIEY
XPERPU

(DroLnsmcsweurieieR

(B)Re CONTROLZONEKTPER P

AS SPECIFIED

AR RELEF VALV (PLD-AVR) NSTALLED IV
AL HGHEST POINT FROW

CONTROL
MAY BE NEEDED T0 ACCOVAIODATE DIFFERENCES ¥
GRADE

ECONDICATOR TOBE INSTALLED AT OPTIAL FURTHEST
PONT FROM CONTROL Z0NE KIT N CLEAR VIEW WHEN
POPPED P.

FLUSHPOINT TOBE INSTALLED AT OPTIAL FURTHEST
PONT FROM CONTROL ZONE KT O ALLON FOR MAXMIUM
DEBRISFLUSH N SYSTEN

HARDSCAPE

LEGEND:

FO T —

(@ P conRoLTNEKTFER AN
OrRrEF AN AEROR
(D=onoRONSHIG AR
©rooRROLATIGP)

(PSP (Lo NSBTERRAIEAY
SOXPERPN

AR RELEF VALVE (PLOAVR) NSTALLED IV
VALVEBOX AT OPTIMAL HGHEST POINT FROW

CONTROL ZOVE KIT. MULTIPLE AR RELEF VALVES
MAY BE NEEDED T0 ACCOVODATE DIFFERENCES I
GRIOE

ECONDICATOR TO B INSTALLED AT OPTIAL FURTHEST
AS SPECIFIED PONT FROM CONTROL ZONE KT IN CLEAR VIEW WHEN

HARDSCAPE

HUNTER DRIPLINE - IRREGULAR PLANTED AREA

Q3103ds SV

L FLUSHPOINT TOBE INSTALLED AT OPTIAL FURTHEST
PONT FROM CONTROL ZONE KT T ALLO FOR MAXAUM
DEBRIS FLUSH INSYSTEN

APPROX_¥ (10.1CM)

Benter’ HM HDL.02

NOTTOSCALE

Wuamder’ HM HDL.01 NOTTOSCALE
LEGEND: ®
IRRIGATION HOSE - IH-250 ®

(LENGTH AS NECESSARY)
FINISHED GRADE IN TURF

IRRIGATION HOSE FITTING - IHFIT3850
112" FPT MANUAL BALL VALVE

1/2° MPT GONNECTION FROM LATERAL
VALVE BOX AS SPECIFIED

LATERAL PIPE AS PER PLAN

ADJACENT MULCH

@EPOPOOEO®EO

FINISHED GRADE IN PLANTER BED

FLUSH POINT WITH BALL VALVE

D]

Bumfer HM.FP.01

NOT TO SCALE
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LANDSCAPE MAINTENANCE GUIDELINES & SCHEDULE

A. WEEDING AND PEST CONTROL:
WEEDING SHALL BE DONE ON A WEEKLY BASIS, PEST CONTROL AS NEEDED. KEEP BASING AND AREAS BETWEEN PLANTS FREE OF WEEDS. IF
ANY PLANTS SHOW SIGNS OF PEST INFESTATION OR DISEASE, PRUNE OFF A SMALL PORTION OF THE INFECTED AREA FOR ANALYSIS BY A
QUALIFIED NURSERY. APPLY THE APPROPRIATE TREATMENT TO CORRECT THE PROBLEM AS RECOMMENDED BY THE NURSERY.

LITTER, LEAF AND TRASH REMOVAL
ALL LITTER, LEAVES, DEBRIS AND "SRASH SHALL BE PICKED U WEEKLY AND THE SITE SHALL BE LEFT I A NEAT AND CLEAN CONDIION,

TREE, SHRUB, VINE AND GROUND COVER CARE:

FERTILIZATION: APPLY FERTILIZER AND PRE-EMERGENT TO ALL AREAS IN SEPTEMBER AND MARCH, WATERING ALL MATERIALS I
THOROUCHLY AGCOROINS 7O THE WANLFACTURERS SPEGFICATIONS RATES D PXACT FREUENCY OF FERTLIZATION SHALL BE OBTANED
FROM LANDSCAPE SPECIFICATIONS AND SOILS ANALYSIS REPORT. ON A YEARLY BASIS, OBTAIN THREE SOIL SAMPLES FROM DIFFERENT
PARTS OF THE PROJECT AND SEND TO A CERTIFIED SOIL AND PLANT LABORATORY FOR FERTILITY TESTING. REQUEST TEST REPORT SHALL
CONTAIN FERTILIZATION AND CONDITIONING RECOMMENDATIONS FOR THE EXISTING LANDSCAPING AND FOLLOW AL REPORT
RECOMMENDATIONS FOR THE NEXT YEAR'S MANTENANCE PROGRAN.

WATERING: WATER THOROUGHLY AND DEEPLY AS DESCRIBED IN ITEM E- WATERING.

EDGING: EDGE GROUND COVER TO KEEP IN BOUNDS AND TRIM TOP GROWTH AS NECESSARY TO ACHIEVE AN OVERALL EVEN APPEARANCE.
KEEP AN 18" TO 24' DIAMETER CIRCLE AROUND THE BASE OF TREES CLEAR OF GROUND COVER TO REDUCE COMPETITION FOR NUTRIENTS
BETWEEN. MAINTAIN BARK MULCH IN CLEAR ZONE.

PRUNING: TREES & SHRUBS: SEE ITEM 6 = PRUNING BELOW FOR GUIDELINES. GROUND COVERS: WOODY GROUND COVERS SHOULD BE
PRUNED TO MAINTAIN DENSITY AND HEIGHT AND MINIMIZE BUILD-UP OF DEAD, WOODY BRANCHES BELOW THE SURFACE THROUGH ANNUAL
OR EVERY OTHER YEAR PRUNING AND THINNING. CUT BACK PERENNIALS YEARLY OR AS NEEDED TO REMOVE DEAD GROWTH, RETAIN SHAPE
AND REVITALIZE PLANT. DIVIDE TUBEROUS PLANTS IN FALL OR WINTER BUT ONLY WHEN PLANTS BECOME OVERCRONDED OR TOO LARGE.

REPLACEMENT PLANTS: DEAD AND MISSING PLANTS SHALL BE REPLACED IMMEDIATELY. REPLACEMENT PLANTS SHALL BE OF SAME SIZE
AND PLANTED AT SAME SPACING AS ORIGINALLY CALLED OUT ON PLANTING PLANS.

VINES; AS VINES GROW, ADD ADDITIONAL VINE TIES TO SPREAD VINE OUT AND TRAIN TO THEIR SUPPORT. IF VINES GET TANGLED OR
HEAVY, THIN AND PRUNE TO SHAPE AND RE-ATTACH TO SUPPORT SURFACE AS NEEDED.

LAWN CARE:

MOWING AND EDSING: MOW GRASS TO A MINIMUM HEISHT OF TWO INCHES IN WARM WEATHER AND ONE AND ONE HALF INCHES DURING
DED W ORDER T0 WANTAI SPECIED HEGHTS. ALL TREES PLAVTED I LAWY
AWN. THIS CIRCULAR AREA SHALL RECEIVE 2" DEPTH OF

BAFK MULGH THE WILL AEDUCE DAHAGE 70 TAINKS AND ROCTS 87 WATHIERY

WATERING: LAWNS SHALL BE WATERED AT SUCH FREQUENCY AS WEATHER CONDITIONS REQUIRE. TO REPLENISH SOIL MOISTURE BELOW
ROOT ZONE. SEE ITEM E - WATERING FOR MORE DETALED INFORMATION.

FERTILIZATION: - LAWNS SHOULD BE FERTILIZED APPROXIMATELY EVERY 6 TO 8 WEEKS OR AS NEEDED TO MAINTAIN HEALTHY VIGOROUS
GROWTH. SEE G ABOVE FOR FERTILIZER.

VEED CONTROL:  CONTROL ROAD-LEAFED WEEDS WITH SELECTIVE HERBICIES, FOR CRABGRASS, APPLY A SELECTIVE POST ENERGENT
HERBICIDE IN THE SPRING. PRE-EMERGENT HERBICIDES AN BE D PRIOR TO CRABGRASS GERMINATION. ALL HERBICIDES SHALL BE.
RFPLIED ONLY AS NECESEARY AND PER MAGFACTURER. RECOMMENGATING.

INSECT & DISEASE CONTROL: IF NECESSARY, APPLY APPROVED INSECTICIDES AND FUNGICIDES WHEN NEEDED. THIS SHALL BE DONE ON
AN AS NEEDED BASIS ONLY, AND PER MANUFACTURER RECOMMENDATIONS.

RENOVATING, T0 PROMOTE NEALTHY GROWTH, LANNS SHOLLD BE OE-THATCHED D ACRATED PERIODCALLY. DE-THATCHING RENOVES
TRE THCK LAYER 0F DEAD GRASS STEMS THAT ACCUMILATE OVER TIE T THE SO LEVEL HEAVY THATCH CAN REDLCE 8 Lo

VIGOR AND SROWTH. DE-THATCHING SHOULD BE DONE IN FALL OR EARLY SPRING. AERATION IS DONE WITH EITHER H

PONERED TOLLS THAT REMOVE SHALL CORES OF GRASS AND SOIL FROW THE LAWN AREA. THS INGREASES WATER PENETRAT\ON 20 AR
CIRCULATION AND IMPROVES PLANT GROWT! DONE ANNUALLY, OR GAN BE DONE IN SPECIFIC AREAS Al

REEDED, SECTIONS OF LA THAT ARE I FOOR HEALTH OSEASED OR DA CA B CUT OUT A3 REPLACED WITh NEW 50D CF
RE-SEEDED AS NECESSARY. BE SURE YOUR REPLACEMENT 50D OR SEED IS THE SAME SPECIES.

WATERING +

I+ LANNS. WAIT T0 WATER A LAWN UNTIL YOU NOTIGE. 1S COLOR CHANGE FROW BRIGHT GREEN T0 A DULL BLUE-GREEN. ALSO WHEN
WALKING ON T KING BACK, YOU WILL NOTICE YOUR FOOTPRINTS. THESE ARE ALL SIGNS OF WATER STRESS, INDICATING
75 TME 0. WATZR, CAREFULLY MONITOR, LAWNY APPEARARGE T0DEVELDP THE PROPER WATERING SCHEDULE AT EACH SEESON

2. SHRUBS AND GROUND COVERS : REGULAR WATERING ENCOURAGES DEEP ROOTING. TREES AND SHRUBS WITH DEEP ROOTS CAN GO LONGER
BETWEEN WATERING AND WITHSTAND DROUGHT BETTER. PLANTS WITH DEEP ROOTS HAVE A GREATER SOIL RESERVOIR OF MOISTURE. A
SIMPLE TEST TO SEE IF SHRUBS AND GROUND COVERS NEED WATER IS TO STICK A PENCIL 4 TO 6 INCHES INTO THE GROUND. IF THE TIP
IS DAMP OR WET, THEY DON'T NEED WATER. REMEMBER TO CHECK SEVERAL AREAS IN THE LANDSCAPE; AS SUNNY AREAS WILL TEND TO
DRY-0UT MORE FREQUENTLY THAN SHADY AREAS. CAREFULLY MONITOR SHRUB AREAS IN THIS WAY TO DETERMINE THE PROPER WATERING
SCHEDULE AT EACH SEASON.

Pt el gzt Ll o T S X
RING'S.

i
AREFULLY NONITOR THE 50IL TO DEVELOP PROPER IRRIGATION SCHEDULES. THE SOIL IN THIS AREA
TENDS TO RETAIN MOISTURE, SO IT IS IMPORTANT TO ALLOW THE SOIL TO DRY OUT BETWEEN WATERING CYCLES.

4. WATERING TIMES: WATERING SHALL BE DONE AT NIGHT OR APPLY WATER EARLY IN THE MORNING

IRRIGATION SYSTEM CARE:
THE IRAIGATION SYSTEM SHALL BE CHECKED AND ADJUSTED AS FOLLOWS:

I WEEKLY: THE IRRIGATION SYSTEM SHALL BE VISUALLY NSPECTED BY RUNNING ALL VALVE STATIONS FROM THE IRRIGATION CONTROLLER
AND LOOKING FOR LEAKS, BROKEN PIPES, MISSING SPRAY HEADS, SPRAY HEADS OUT OF ADJUSTMENT, OVER SPRAYING, MISTING OR
CLOGGED, OR OTHER DAMAGE. REPAIR ANY DAMAGE, LEAKS, ETC. e R e
HEAD TO' HEAD SPRAY COVERAGE WITHOUT OVER SR 3
BEFORE THE NEXT SCHEDULED WATERING PERIOD, AND IN NO CASE. AL DO TIVE EXCEED ONE WEEK

2. WEEKLY: AS PART OF VISUAL INSPECTION NOTED ABOVE, CHECK FOR LOW HEAD DRAINAGE. REPAIR AND/OR ADD CHECK VALVES AS
NECESSARY TO ELIMINATE LOW HEAD DRAINAGE.

3. MONTHLY: CHECK VALVE BOXES TO SEE THAT THEY DRAIN PROPERLY AND CLEAN OUT DEBRIS, MUD OR PLANT GROWTH.

MONTHLY: IRRIGATION CONTROLLERS SHALL BE ADJUSTED MONTHLY TO PROVIDE OPTIMUM WATERING TIMES FOR THE LANDSGAPE PLANT
MATERIALS. MAKE WEEKLY INSPECTIONS OF LANDSCAPE PLANT MATERIALS AND CHECK SOIL MOISTURE LEVELS (SEE ITEM E- WATERING)
AND_ADJUST WATERING TIMES AS NECESSARY TO PROVIDE OPTIMUM PLANT GR WATER CONSERVATION. UNUSUAL VARIATIONS IN

WEATHER MAY REQUIRE THE CONTROLLER WATERING TIMES BE ADJUSTED MORE OR LESS FREQUENTLY.
5. TWICE YEARLY: CHECK ALL QUICK COUPLERS AND MAKE ALL REPAIRS NECESSARY. AND REPAIR VALVE BOXES AS NECESSARY.
6. IN WINTER: COVER OR PROTECT ALL BACKFLOW DEVICES DURING FREEZING WEATHER.

DRIP MAINTENANCE CONSIDERATIONS: FILTER CLEANING AND FLUSHING SHOULD START OUT AS A MONTHLY PROCEDURE (OR:
FREQUENTLY TOR DTY WATER SITUATIONS) AND ADAUST THING A5 APPROPRIATE, VISUALLY CHECK FOR INDICATINS OF e BrEaks on
CLOGGED EMITTERS OR OUTLETS R BASIS. DURNG WITER MONTHS. WHEN THE SYSTEW IS NOT IN USE. THE DRI VALVES
00D 5E RUN TWE MOWTRLY FOR A 24 MWL NNUTE PERDD (AGERT N FREEZNG AREAS

G PRUNING:
PRUNE_SHRUBS AND TREES TO ENHANCE THEIR NATURAL SHAPE, DEVELOP PROPER LIMB AND BRANCH STRUCTURES, KEEP CLEAR OF TRAFFIC,
AND REMOVE DISEASED, INJURED, AND DEAD WOOD IN THE FALL. IN PRUNING OR EDGING, DO NOT SHEAR OR CREATE VERTICAL EDGES. PRUNE
40D REMOUE DEAD FLOVERS FROU PERENNALS, SUCH 45 SGATANTHLS AND HEEROLALLI, 45 NEEDED T0 KEEP THEM LOOKNG 00D, FRUNE
TREES FOR PROPER 0 ELIMINATE DEAD, CROSSING OR BROKEN BRANCHES. DO NOT ALLOW TREES TO BECOME TOP HEAVY. PRUNE

1 WD PEVETRATION TEROUGH CANORT ALL TREE PRUNNG.SnLL 28 DONE LNDER THE GUBANCE o A CEATHED

LRBORIST FOLLOWING NURSERWEN ASSOCITION AFPROVED PAUNING STANDARDS.

BARY
S ety AL TREE AND 9HRUS AREKS WITH BARK MULH SHALL BE CHECKED AND MULGH ADDED A9 NECESSARY TO RETAIN 4 MINNUA
3 MULCH DEPTI

ADJUST R LA bl A R e e B e

55D 10/ ALLOW FOR FROFER TRUNK GROWTH THN THEE STAKES A8 NECLSSAR
T0"ELIMNATE RUBEING AGANST TREE BRANCHES, REMOVE STAKES FAGH TREES. GNGE A STRONG TRONK 1A DEVELOFED N ARPROKMATELY 2
TO 3 YEARS AFTER INSTALLATION.

OF PLANTS:
AND THOSE IN A STATE OF DECLINE SHALL BE REPLACED. REPLACENENT PLANTS SHALL BE OF SAME SIZE, CONDITION AND
VARIETY AS ORIGINALLY CALLED OUT ON PLANTING PLANS.

REPLACEMENT
DEAD PLANTS

IRRIGATION SYSTEM NOTES

IRRIGATION SYSTEMS ARE DESIGNED FOR A MAXIMUM OF 13.68 G.P.M. AT AN OPERATING PRESSURE OF 50 P.S.l. STATIC
PRESSURE. VERIFY PRESSURE OF 50 P.S.J. AT THE POINT OF GONNECTION PRIOR TO INSTALLATION OF THE IRRIGATION SYSTEM.
NOTIFY OWNERS REPRESENTATIVE IF MEASURED PRESSURE IS MORE THAN 70 P.S.I. OR LESS THAN 45 P51

WATER EFFICIENT LANDSCAPE CALCULATIONS

420 POPE STREET
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2. NOTIFY OWNERS REPRESENTATIVE SIX (6) DAYS PRIOR TO INSTALLATION TO SCHEDULE ANY REQUIRED PRE-INSTALLATION
CONFERENCE AND FIELD REVIEW COORDINATION FOR TRENCH DEPTHS, ASSEMBLY REVIEW, PRESSURE TESTS, COVERAGE TESTS,
PRE-MAINTENANGE AND FINAL REVIEWS. A CONTINUITY TEST WILL BE REQURED FOR CONTROL WIRE STUBOUTS. No (oot 1| acezars
SUBSTITUTIONS WILL BE ALLOWED WITHOUT PRIOR WRITTEN APPROVAL FROM THE OWNERS REPRESENTATIVE. [@0repese e 8isent Landscape Worksheet
3. DOMESTIC WATER STUBOUT IS PROVIDED FOR IN IMMEDIATE VICINITY BY PLUMBING SECTION OF CONTRACT. CONNECT TO A Estimated Tota Water Use Calclation
DISCHARGE SIDE OF STUBOUT. i workshst i s o esch P of Connecion ETWUS(Eo) 0.2 (PFXHA/E)SLAL
i form et ines e s watr gt
4. ALL EQUIPMENT REQUIRED BUT NOT SPECIFIED ON THE PLANS SHALL BE PROVIDED TO INSURE A COMPLETE AND FUNCTIONAL T e Aonce
SYSTEN. OUAITITES ARE SO FOR CONTRACTORS COVENIENGE LY, A0 SHAL NOT FELIEVE T CONTRACTOR 0 THE ! HYDROZONE INFORMATION TABLE
OBLIGATON T0 NSTALL & CONPLETE AND FUNCTIONAL RRIGATION SYSTEM, WITH EVEN. AAD H HERD COVERACE OF AL MAWAS(E0)(0.62(0554LA) H0456LA)] Pt Trigat
IRRIGATED AREAS. INSTALL AL EQUIPMENT IN ACCO LOGAL CODES, NMDEACTURERS NETRLCTONS D ETWUS 00 S2(PFaHAIENSUA ™ Factor(PF) | Hydrozone | %of | Type o migation. | Effcency (16
IRBICATED ON THE FLANSL V0D Al CONELCTS B TAEEN SPANAL ER SYSTEM, PLANTING OR OTHER ARCHTECTURAL (fows medium | (0-105e¢ | Areara) | Total | rotersspra, o, | (71100%,see [pratn
FEATURES. NOTIFY IRRIGATION CONSULTANT, PRIOR TO INSTALLATION, OF ANY AREA OR GRADE DIFFERENCES OR OBSTRUCTIONS | where vyororone| orbignl | below) | (safy |aves | bubblersete) | below) €
NOT INDICATED ON THE PLANS, MAWA = Maximum Applied Water Allowance (allons per year) el Tow 1207 | oo% aip i E7)
Et0=Referenc Evspotransairation (inhes peryesr) A2 Tow 1702 | aip s 525
5. ALL MATERIALS AND PIPING SHALL BE NEW. CONFORM TO ALL MANUFACTURERS' HANDLING AND INSTALLATION A3 | Wediom 6 | 2% aip A 5
0557 Adjustment Fctor (ETAF) Ad | Wedum 2 | m anp I3 3
6. PRIOR TO COMMENCING WORK, CONTRACTOR TO LOCATE ALL CABLES, CONDUITS, SEWERS, AND OTHER UTILITIES OR LA~ Landcape Area including SUA squsre feet) s vigh 1w Soroy T |
ARCHITECTURAL FEATURES THAT ARE COMMONLY ENCOUNTERED UNDERGROUND AND TAKE PROPER PRECAUTIONS NOT TO DAMAGE | 045 Addtons Water Allowsnce for U EXE] 196
OR DISTURB SUCH IMPROVEMENTS. ANY DAWAGE MADE DURING THE INSTALLATION OF THE IRRIGATION SYSTEM OF THE SLA=Spedil Londscape Ares (square f
AFOREMENTIONED ITEMS SHALL BE REPAIRED AND/OR REPLACED TO THE SATISFACTION OF THE OWNER AT THE CONTRACTORS T “Estimated Total Water Use (gallons peryezr) 80 x R x 198 = 3% gallons peryear]
W EXPENSE Plant Fctorrom
Fydroone Area [ngh, meciumand low wakr use aress) (auare eet Estimated Total Adjustment actor Calclaions
7. INSTALL WALL MOUNT CONTROLLER IN GARAGE, APPROXINIATELY WHERE INDICATED. EXACT LOCATION OF WALL MOUNT ason fiensy (mnmum071)
CONTROLLERS TO BE DETERMINED AT JOBSITE BY ARCHITECT. 120 VOLT ELECTRICAL SUPPLY IS PROVIDED FOR IN INMEDIATE
VICINITY BY ELECTRICAL SECTION OF CONTRACT. MAKE FINAL 120 VOLT ELECTRICAL CONNECTION TO CONTROLLER. USE THIN Mot Evopoiamepinton foches poryese]
WALL VETAL CONDUIT ABOVE GFADE. PROGRAW CONTROLLER To NOT EXCEED MAXIUN FLOW RATE STATED I NOTE MO, | [ vengeerar” T om0 ] -Average ETAF mustbe s than OS5 forresicentil
INSTALL PER MANUFACTURERS SPEC\F\CAT\ONS CONTROLLERS SHALL BE PROPERLY GROUNDED PER ARTICLE 250 [ | Ton T 7eb [ war | e [ ooy 7on | 7o | g [ept | ot [ ow | Dec [ota Ammuaiio] et i
RATIONAL ELECTRIL CODE AND CONFORM 0 LOCAL RECULATIONS, NSTALL 25 DETAILED. GEA ALL CONDUIT LOLES WITH [ette TasTas a1 ei s se es a0 5233 3 i
SILICONE OR EQUAL. PROGRAM CONTROLLERS PER MANUFACTURERS SPECIFICATIONS.
PlantFacor Typicl Ranges (PF)
8. USE APPROPRIATE SOLVENT AND APPLICATOR, AND PRIMER IF REQUIRED, FOR PIPE SIZE AND TYPE APPLICATIONS. APPLY PER Maximum Applied Water Allowance Calculation o e weost
MANUFACTURERS RECOMMENDATIONS. PIPE JOINT COMPOUND FOR THREADED JOINTS SHALL BE WHITLAM BLUE MAGIC MAWAS(E0)(0.62)(05581A) H0.55LA) T
INDUSTRIAL GRADE THREAD SEALING COMPOUND. APPLY PER MANUFACTURERS RECOMMENDATIONS. i TR Wiha it o
T T iy Fctor (ange 0513, 565 WUCOLS i)
10. ALL HEADS SHALL HAVE RISER ASSEMBLIES AS DETAILED. INSTALL CHECK VALVES AS SHOWN ON BUBBLER RISER ASSEMBLY o = bAcrol ma Facor (g 03-1, 1o WK )
DETAIL WHERE LOW HEAD DRANAGE OCCURS. NOTE ESPECIALLY TO AVOID DRAINAGE AT SIDEWALKS AND OTHER POINTS WHERE
PUDDLING WILL CAUSE DAMAGE OR HAZARD. LEAN SPRINKLER HEADS ON SLOPES (ANGLE VARIES DEPENDING UPON TRAJECTORY Imigation Eficency Rangas (18 . -
OF SPRAY AND DEGREE OF SLOPE) TO MAXIMIZE UPHILL THROW. INSTALL FLOOD BUBBLERS ON UP HILL SIDE OF TREES, - et o
Il ADJUST AL SPRINKLER HEADS FOR COMPLETE COVERAGE WITH MINIMUM SPRAY ON BUILDINGS, ASPHALT, SIDEWALKS, ROADWAYS, WAwA: [0 x 08 x 2@ - i galomperyear | —r
ETC., AND THROTTLE FLOW CONTROL AT VALVES FOR OPTIVUM OPERATION. WHEN THROTTLING IS NOT USED TO CONTROL 5”’“.:““
MISTING OR OVERSPRAY, BACK-OFF MANUAL FLOW CONTROL 1/2 TO | 1/2 TURNS FROM POINT WHERE CLOSING EFFECTS —
SPRINKLER COVERAGE. ADJUST ALL BUBBLERS AT TREES AS REQUIRED FOR DEEP ROOT WATERING. OVERHEAD IRRIGATION Lolnir
SHALL BE SCHEDULED BETWEEN 8:00PM AND 10:00AM UNLESS WEATHER CONDITIONS PREVENT.
12. ALL PIPE UNDER PAVEMENT SHALL BE SCHEDLLE 40 PVC. ALL WIRING UNDER PAVEMENT TO BE INSTALLED IN PVC SCHEDULE
40 ELECTRICAL CONDUIT AT A TWENTY FOUR INCH (24") DEPTH BELOW GRADE. SURROUND PIPES WITH SAND IN AREAS WHERE
ROCKY TERRAIN IS ENCOUNTERED.
3. ALL VALVE CONTROL WIRE SHALL BE MINIMUM NO. 4 AWG COPPER UL APPROVED FOR DIRECT BURIAL IN GROUND. CONNECT
WIRES USING 3M DBY CONNECTORS PER MANUFACTURERS SPECIFICATIONS. TAPE WIRES IN BUNDLES EVERY TEN FEET (0'.
14, MULTI-OUTLET EMITTERS SHOWN ARE DIAGRAMMATIC ONLY. INSTALL EMITTER IN GROUPS OF PLANTS AND RUN DISTRIBUTION
TUBING TO PLANTS. INSTALL OUTLETS AS FOLLOWS: PAGE3of3
1 PCC-2 GPH EMITTER AT EACH I-GALLON LOW WATER USE PLANT °
| PCC-6 GPH EMITTER AT EACH I-GALLON MEDIUM WATER USE PLANT Monthly Water Use Calculation
} Eggifo GGPPHH EE':‘A“TTTTEEWR% E?:CHH 55'GGAALLL&NN L@:‘DmTﬂTgE UPSLEATLANT This spreadsheet determines the run times for each valve on a monthly basis.
INSTALL EMITTERS ON UP GRADE SIDE OF PLANTS ABOVE ROOTBALL Calculations are based on information inputted on Water Efficient Worksheet - Pages 1 and 2.
I5. PROVIDE LITERATURE OF ALL DRIP SYSTEM COMPONENTS INCLUDING ANY PREVENTATIVE MAINTENANCE AND TROUBLE SHOOTING Run Times in Minutes Per Month
GUIDES TO OWNER AND REVIEW WMAINTENANCE PROCEDURES INCLUDING:
CLEANING FILTER IN WYE STRAINER(S) Precipitat Annual
REPAIRING BREAKS IN PIPES) recipitation 5 5 | 5| A0
ADDING EMITTERS AND TUBING FOR EXPANSION/INSTALLING PLUGS Ratefrom [ o | = .| 2 g | £ | £ |Imisation
INSPECTION OF EMITTERS AND OUTLETS Manufacturer| § | 2 | € | e 12 ¢ €| 8| §|runTime
] g = o g
Hydrozone | (inches/hour)] & | @ | S s | 5 S| 2| 8 S| 2| 8| needed
16. MAINTENANCE CONSIDERATIONS: FILTER CLEANING AND FLUSHING SHOULD START OUT AS A MONTHLY PROCEDUREIMORE .
FREQUENT FOR DIRTY WATER SITUATIONS) AND ADJUST TIMING AS APPROPRIATE. VISUALLY CHECK FOR INDICATIONS OF PIPE Al 07 402|482 | §30 | 1098 |147.3| 1554 | 1741 |158.0 | 139.3 | 884 | 482  268] 1,219
BREAKS OR CLOGGED EMITTERS ON A REGULAR BASIS. DURING WINTER MONTHS, WHEN THE SYSTEM IS NOT IN USE, THE DRIP A-2 07 37.8| 454 | 782 [103.4]138.7] 146.2 | 163.9 | 148.7 | 131.1 | 83.2 | 45.4 | 25.2| 1,147
SYSTEMIS) SHOULD BE RUN ABOUT EVERY 2 WEEKS FOR 2-4 MINUTE MINIMUM RUNTIME.
A-3 1 42.4| 50.8 | 87.5 | 115.8 |155.3| 163.8 | 183.5 | 166.6 | 146.8 | 93.2 | 50.8 | 28.2 1,285
7. ALL SUPPLYLINE PIPES SHALL BE TESTED HYDRAULICALLY AT 125% OF DESIGN PRESSURE AND SPRINKLER LINE PIPES SHALL BE ) 1 2.4 50. 7.5 | 115.8 | 155.3| 163.8 | 183.5 | 166.6 | 146. 2 | 508 | 28.2| 1,2
TESTED AT LINE PRESSURE. THERE SHALL BE NO LEAKS FOR A PERIOD OF TWO (2) HOURS. CENTER LOAD PIPING (BUT DO 508 | 875 | 1158115531 163.8 | 1835 | 166.6| 146.8 | 932 | 505 | 28 285
NOT COVER FITTINGS) TO PREVENT ARCHING OR SLIPPING UNDER PRESSURE. A-5 3 32.0| 384 | 66.1 | 87.5 [117.3| 123.7 | 138.7 | 125.9| 1109 | 70.4 | 384 | 213 971
Total Combined Run Time
18, ALL BACKFILL MATERIAL SHALL BE FREE OF ROCKS, CLODS, AND OTHER EXTRANEOUS MATERIALS. COMPACT BACKFILL TO
ORGINAL DENSITY OF SOLL. per Month (in hours) 32| 39 6.7 89 (119 125 | 141 | 128 | 11.2 7.1 39 |22
19. AT JOB COMPLETION, SUPPLY OWNER WITH TWO (2) KEYS FOR CONTROLLER.
20. OBTAIN CLEAN SET OF IRRIGATION PLANS FROM ARGHITECT AND ACGURATELY AND NEATLY MARK ALL CHANGES MADE DURING
CONSTRUCTION.~ ALL DRAFTING TO BE DONE BY A COMPETENT DRAFTSPERSON. SUBMIT TO OWNER FOR ACCEPTANCE.
2. GUARANTEE THE IRRIGATION SYSTEM AGAINST DEFECTIVE MATERIALS AND WORKMANSHIP FOR A PERIOD OF ONE () YEAR FROM
THE DATE OF FINAL ACCEPTANCE. CONTRACTOR T0 PROVIDE A GUARANTEE STATING THE PROJECT NAME, PROJECT LOCATIONS, SCHEDULE - CONTROLLER A (ESTABLISHMENT PERIOD)
DATE 08 SUBSTANTIAL GOMPLETION, INSTALLING CONTRACTOR'S NAME, CONTACT INFORMATION (PHONE, ADDRESS, EMAIL) AND ANNUAL
LICENSE NUMBER ON COMPANY LETTERHEAD. STA RUNTIME JAN FEB WAR APR MAY JUN JUL_AUG SEP OCT NOV_DEC RUNTIME
AT @ 2 4 6 7 9 1 9 6 4 2 1 2,560
22. THE IRRIGATION SCHEDULES ARE BASED ON THE IRRIGATION SYSTEM'S ATTRIBUTES AND ARE ONLY GUIDELINES FOR A2 2 2 4 6 7 9 1 9 8 4 2 1 2,304
PROGRAMMING CONTROLLERS. THESE SCHEDULES TAKE INTO ACCOUNT HISTORICAL WEATHER DATA AND ESTIMATES OF SOIL A3 a2 2 2 4 6 7 9 W0 9 8 4 2 1 2688
COMPOSITION, PLANT TRANSPIRATION CHARACTERISTICS AND IRRIGATION SYSTEM UNIFORMITY. SINCE RUN TIMES ARE BASED ON A4 @2 2 2 4 6 7 9 10 8 8 4 2 1 2688
AVERAGE HISTORICAL WEATHER DATA FOR A PARTICULAR REGON, THE PROGRANS SHOULD BE ADIUSTED 10 REFLECT ACTUAL AS @ 2 2 4 6 7 9 W 9 8 4 2 1 2,048
VARIATIONS IN THE WEATHER. IDEALLY ADJUSTMENTS SHOULD BE MAKE FOR EACH WATERING CYCLE; HOWEVER, W
ADJUSTMENTS ARE ACCEPTABLE, MONTHLY ADIUSTMENTS BEING THE WINMUM REQUIREMENT, IN ORDER TO eFeCT SrcaT TOTAL MINUTES 12,288
WATER SAVINGS. IN ADDITION TO MAKING THESE ADJUSTMENTS, THE GROUNDS SHOULD BE MONITORED REGULARLY TO ASSESS
THE ESTIMATED SCHEDULE AND THE CONTROLLER PROGRAMS SHOULD BE 'TUNED' TO ADJUST TO SITE CONDITIONS. NOTE: RUN TIME EQUALS TOTAL MINUTES PER DAY OF IRRIGATION, STATIONS MAY HAVE MULTIPLE CYCLES
NOTE: THE NUMBER IN THE MONTH COLUMN EQUALS TOTAL DAYS OF IRRIGATION PER MONTH
23. THIS PLAN COMPLIES WITH THE CRITERIA OF THE GITY'S WATER EFFICIENT LANDSCAPE ORDINANGE AND APPLIES THEM FOR THE
EFFICIENT USE OF WATER IN THE IRRIGATION DESIGN PLAN.
SCHEDULE - CONTROLLER A (ESTABLISHED SHRUBS)
24, AFTER INSTALLATION CONTRACTOR SHALL ARRANGE AN IRRIGATION WATER USE ANALYSIS/WATER AUDIT TO BE CONDUCTED BY A A
CERTIFIED LANDSCAPE IRRIGATION AUDITOR. CONTACT THE LANDSCAPE ARGHITECT TO COMPLETE THE CERTIFICATE OF
COMPLETION FOR SUBMITTAL TO GITY FOR OCCUPANCY PERMIT. e L
25, LOCAL WATER PURVEYOR A2 18 2 2 4 & 7 9 10 9 8 4 2 1 1,182
g : A3 21 2 2 4 6 7 9 W0 9 8 4 2 1 1,344
5?&&”&”&??& WATER DISTRICT A4 21 2 2 4 6 7 9 W0 9 8 4 2 1 1,344
A5 16 2 2 4 6 7 9 0 9 8 4 2 1 1,024
MENLO PARK, CALIFORNIA 95110
TOTAL MINUTES 6,144

PH. (844) 463-6567

NOTE: RUN TIME EQUALS TOTAL MINUTES PER DAY OF IRRIGATION, STATIONS MAY HAVE MULTIPLE CYCLES
NOTE: THE NUMBER IN THE MONTH COLUMN EQUALS TOTAL DAYS OF IRRIGATION PER MONTH

PROJECT #:
DATE: JAN. 17,2025

SCALE: NONE
DRAWN BY: WPG
CHECKED BY: AMC
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PLANTING NOTES ) TEL. (916) 869-6639
i Z glow Lz
I, SITE AGCEPTANCE: THE CONTRACTOR SHALL OBSERVE THE SITE AND VERIFIED THAT ROUGH GRADING AND ALL =
QTHER WORK HAS BEEN COMPLETED TO THE CONTRACTOR'S SATISFACTION. ANY PREVIOUS WORK THAT IS NOT 13. MAINTENANCE PERIOD: SHALL BE A MINIMUM OF 60 CALENDAR DAYS. ANY PLANT THAT HAS BEEN REPLACED
COMPLETE SHALL BE BROUGHT T THE OWNER'S OR LANDSGAPE ARGHITECT'S ATTENTION IN WRITING. BEGNNING DURNG THE RARTENCHANCE PERIOD SYALL BE SUBJECT T0 A\ ADDITONAL 60 DAYS FROTHE DATE OF PROJECT:
WORK GONSTITUTES AGGEPTANGE OF THE SITE. LACEEN ¥ OF IPROPER MANTENANCE, AS DETERWINED BY THE LANDSGAPE ARGHITEGT OR LOGAL
STRSDCATION, SHALL NOT GOUNY TONAFD THE MANTENANGE PER0D.
2. SITE PREPARATION: ALL EXISTING VEGETATION SHALL BE REMOVED (GLEAR AND GRUE). PRIOR TO ROUGH GRADING
OPERATIONS, PRESERVE ALL TOPSOIL BY STOCKPILING ON SITE. TOPSOIL SHALL BE REPLACED IN PLANTING 14, ROOT CONTROL BARRIERS; WHERE STREET TREES ARE WITHIN 3 FEET OF THE SIDEWALK OR CURB, PROVIDE A 420 POPE
AREAS TO ACHIEVE FINAL FINISH GRADES. FOR PLANTERS IN LIME-TREATED AREAS, REMOVE AND DISPOSE OF ROOT CONTROL BARRIER PANEL ALONG THE FACE OF SDEWALK/CURB. PANELS SHALL BE I2° DEEP ALONG
EXISTING SOIL TO A DEPTH OF 24 INCHES THROUGHOUT THE ENTIRE PLANTER, AND REPLACE WITH CLEAN SIDEWALKS, AND 18" DEEP ALONG CURBS. CENTER PANELS AT EACH TREE AND EXTEND 0' IN EACH DIRECTION. STREET
S0l
15, UTILITY CLEARANGE; NO TREES SHALL BE PLANTED WITHIN 5' OF WATER AND SANITARY SEWER LINES. NO TREES RT
3. POSITIVE DRAINAGE: ENSURE POSITIVE DRAINAGE IN ALL LANDSGAPE AREAS, AND ADJUST ELEVATIONS AS SHALL BE PLANTED UNDER EXISTING OR FUTURE OVERHEAD POWERLINES, AND ALL REQUIRED CLEARANCES TREE PROTECTION CHAI
REQUIRED. MINIMUM SLOPE IN TURF AREAS SHALL BE 0.5% TO OUTLET. MINIMUM SLOPE IN PLANTED AREAS SHALL BE MAINTAINED. ALL PLANTING, EXCEPT LOW-GROWING GROUNDCOVER, SHALL BE 3 CLEAR OF ALL FIRE MENLO PARK
SHALL BE I%. APPURTENANCES PER NFPA 1B.5.7 TAGH  ONSTE ORDIACETREE  DEHNCHES) BOTANCAL NAME COMMON NAME: sTans N O PR,
4. EXPLANATION OF DRAWINGS; PLANTING INTENT IS TO COMPLETELY FILL ALL PLANTING AREAS, UNLESS 16. WORK IN RIGHT-OF-WAY: ALL WORK WITHIN THE RIGHT-OF-WAY, OR TO BE MANTANED BY THE LOCAL AGENCY, i No YES 3 MAGNOLIA GRANDIFLORA SOUTHERN MAGNOLIA RETAIN AND PROTEGT
SPECIFICALLY NOTED OTHERWISE. QUANTITIES, UF SHOWN) ARE FOR CONTRACTOR'S CONVENIENCE ONLY, AND SHALL BE INSTALLED PER THE LATEST EDITION OF THE AGENCY CONSTRUCTION STANDARDS, AND ALL OTHER
SHALL NOT RELIEVE THE CONTRACTOR OF THE OBLIGATION TO INSTALL PLANTS TO MEET THIS INTENT. PLANTING AGENCY REQUREMENTS. 2 to e 2 WIAGNOLIA GRANDIFLORA SOUTHERN MAGNOLIA RETAIN AND PROTECT
DETAILS ARE CONSIDERED TYPICAL AND ALL WORK SHELL CONFORM TO THESE DETAILS. s 5 st 5 s ks 3 No Yes 12 QUERCUS SUBER CORK 0AK RETAIN AND PROTECT
7. TURF INSTALLATION; CONTRACTOR SHALL PLACE AND ESTABLISH SOD IN ALL AREAS AS DELINEATED ON THE
5. SUBSTILUTIOUS, I THE EVENT ANY PLANT WATERAL SPECFIED IS NOT AVAILABLE, COITRACTOR SHALL SURMT PLANS AS F 4 YES no 1 WAGNOLIA X SOULANGEANIA SAUCER MAGNOLIA REMOVE
PROPOSED SUBSTITUTION IMMEDIATELY TO LANDSCA NDSCAPE ARCHITEGT RESERVES THE RIGHT o.REMOVE ALL ROCKS AND OTHER DELETERIOUS MATERIAL GREATER THAN % IN DIAMETER. ESTABLISH 5 YES YES 2 SEQUOIA SEMPERVIRENS COAST REDWOOD RETAIN AND PROTECT
T OETERMINE THE SUTABILTY OF ANY PROPOSED SUESTIUTION. SUBSTIUTION SHALL BE WADE AT N SMOOTH GRADES, WITH NO PONDING. ENSURE ADEQUATE SOIL COMPACTION TO AVOID SETTLEMENT, WITHOUT
ADDITIONAL COST TO THE OWNER. EXCEEDING 85% RELATIVE DENSITY. SUBSEQUENT SETTLEMENT SHALL BE GLEAR EVIDENGE OF INADEQUATE s YES no 1 UNKNOWN (DEAD) UNKNOVN (DEAD) REMOVE PLANTING
6. PLANTING PIT DRAINAGE: EXCAVATED PLANTING PITCH SHALL HAVE POSITIVE DRANAGE. PLANT PITS FULLY . WA 24 To 45 HOURS OF SODDING, DO K0T ALLOW SGL 70 BEGOVE SATURATED. ! 0 e o CLERGUS AGRIFOLIA CORSTLIVE 04 RETAN AND FROTECT PLAN
" FLOODED WITH WATER SHALL DRAIN WITHIN 2 HOURS OF FILLING. IF PLANTING TIPS DO NOT DRAIN, OTHER c. APPLY A STARTER FERTILIZER PRIOR TO LAYING SOD. 8 No YES 30 QUERCUS AGRIFOLIA COAST LIVE 0AK RETAIN AND PROTECT
MEASURES, INCLUDING A 1" DIAWETER X 8" DEEP AUGURED HOLE BACK FILLED WITH CRUSHED DRAIN ROCK, WILL . NSTALL S0 WITHN 12 HOURS OF DELIVERY. DO HOT ALLOW 50D TO SIT I DIRECT SUNLIGHT O T0 0RY 9 Yes o 7.0 FICUS SPP. Fi REMOVE
BE REQUIRED.
o SThRTIG a7 4 STRmGHT EDGE, LAY SOD IN STAGGERED HOWS, OFFSETTING JOINTS A MINIMUM OF 2 FEET. 1o YES No 70 LIGUSTRUM SPP. PRIVET REMOVE
7. PLANT MATERIAL: ALL PLANT MATERIAL SHALL COMPLY WITH ANSI Z60. STANDARD FOR NURSERY STOCK', £, AFTER LAYING, ROLL SOD WITH A LIGHT-WEIGHT, WATER-DRUM ROLLER (APPROXIMATELY 50 LBS), AND I Yes No 70 LIGUSTRUM SPP. PRIVET REMOVE
NOTES AND DETALS O THE DRAWIGS. UNLESS OTHERWISE NOTED, MINUM PLANT SIZES SHALL BE 45 EUSURE FULL'CONTACT WITH SOIL. WATER A5 SDON AS POSSIBLE, AD N ALL CASES. WITHIN | HOUR AFTER
LLOWS. EVERGREEN SHRUBS (EXCEPT DWARF VARIETIES): 9" H. X 8” W. FOR I-GALLON ( #] ); 16" H. X 2" W, 2 YES no 50770 LIGUSTRUM SPP. PRIVET REMOVE
FOR B-CALLON ( 1 X R 15 GALLON (115 ). SNGLE TRUKED TREES: S W/ I ALIPER
GALLON (o W 2 S (#25). CONTRACTOR SHALL SUBMIT PHOTOS OF ALl
TREES S5 1D ABOE FOR LAUDSCARS ARCTECTS APHROVAL PRICR T PORGLAGE O DELIERY. APPROVAL oF PLANT LEGEND —— MOTE REFER TO TREE PROTECTION PLAN FCR ADOMONAL NFORMATION
PHOTOS DOES NOT PREGLUDE ON-SITE REJEGTION OF UNSUTABLE PLANT MATERIAL. SvnEoL 'BOTANICAL NAME GOMMON NAME S arvicon
8. SITE CLEANLINESS: THE CONTRACTOR IS RESPONSIBLE TO KEEP THE SITE GLEAN, FOR SOIL EROSION CONTROL TREES
MEASURES, AND FOR ANY OTHER GENERAL REQUIREMENTS. SHOULD EXISTING GONDITIONS REQUIRE MITIGATION, ACE 5K ACER PALUATU SANGO KK CORAL BARK MAPLE MEDIUM  10-15' X 18-20' 2 / 24"
THE CONTRACTOR SHALL ALERT THE OWNER OR LANDSCAPE ARCHITECT PRIOR TO PERFORMING WORK. ARB AR ARBUTUS X MAR WARINA STRAWBERRY TREE LOW 2030 X 20503 / 2
GER 'FP. CERCIE CAUADENSS FomesT panisr EASTERY ReobD MEDUM  20' X 25' /2
9. UNDERGROUND UTILITIES: THE CONTRACTOR SHALL VERIFY ALL UNDERGROUND UTILITIES PRIOR TO BEGINING
WORK. GALL C.6.A. (8} T0 LOCATE EXISTING UTILITIES. THE CONTRACTOR SHALL BE RESPONSIBLE FOR THE 2 VINES
REPAIR OR REPLACEMENT OF ANY DAVAGED UTILITES. 10 THE SHTISFACTION GF THE OWNER AID GOVERNING
AGENCY AT NO COST TO THE OWNER OR INCREASE IN EID AMOU: AGAGIA COGNATA ‘COUSIN ITT' COUSIN ITT AGACIA Low 56 X236 PROJECT #
ANIGOZANTHOS 'BUSH GOLD' YELLOW KANGAROO PAN  LOW 3/ 56 NOTE:
10, BARK WULCH: A 3° LAYER OF WALK-ON” BARK MULCH SHALL BE INSTALLED IN ALL PLANTING BEDS, BUDDLEA DAV BLACK KT BUTTERFLY BUSH Low 47156 NOTE: DATE: JAN. 17,2025
CONTRACTOR SHALL SUBMIT A MULCH SAMPLE PRIOR TO ORDER. APPLY PRE-EMERGENT PRIOR TO PLACING CAREX_ TUMI BERKELEY SEDGE Low 58 / 56
MULCH. IF MAINTENANCE PERIOD EXTENDS PAST 60 CALENDAR DAYS FROM APPLICATION, APPLY AGAIN PER CAWENTERVJ CﬂUFOWN‘Cﬂ BUSH ANEMONE MEDIUM 3/ 196 SEE SHEET L3.2 FOR PLANTING DETAILS SCALE: 18" =1-0"
MANUFACTURER'S INSTRUCTIONS, PETALUM TEGTORUM GAPE RUSH Low 6/56
CORREA FULGHELLA o BELLS'  SUSTRALIN FUSGHlA Low 12 /56 DRAWNBY: LC
1 SO FERTLITY ANALYSIS AND AMENDMENT, THE CONTRACTOR IS FESPONSIELE FOR OBTANING 4 SO SANPLE DIANELLA REVOLUTA 'LITILE REV LITILE REV FLAX LILY Low A
AND LABORATORY SOIL FERTILITY ANALYSIS FOR EACH 10.000 SF OF PLANTED AREA, AND FOR ALL SOURCES OF DETES IRIDIODE: FORTMIGHT Lt Low 320 CHECKED BY: AMC
IMPORT (F APPLIGABLE]. SUBMIT ANLYSIS TO LANDSGAPE ARGHITECT FOR REVIEW, AND DOGUVENTATION CELSENIUM SENPERVIRENS CAROLI JESSAMINE Lo L e
ENENOWENT FOR COMPLIANGE WITh WATER EFFICENT LANDSCAPE ORDIAICE. ALL PLATIG. AREAS, NCLUDING B N WaRY AU PARY AN CANTANA ow 5 [
PLANTING PITS, SHALL BE AMENDED PER THE SOILS REPORT, AND PER LOCAL ORDINANCE, INCLUDING LELERBE ROV SR slicer e ey eonceusH Low e e THIS PLAN GOMPLIES WITH THE GRITERIA OF THE CITY'S WATER EFFIGIENT| REVISIONS:
INCORPORATING COMPOST AT THE RATE OF A MINIMUM OF 4'CU. YD PER 1,000 SF OF LANDSCAPE AREA TO A | o oy 35/ PLANT CALLOUT SYMBOL KEY LANDSGAPE ORDINANCE AND APPLIES THEM FOR THE EFFICIENT USE OF
DEPTH OF SIX INCHES, SOILS WITH GREATER THAN 6% ORGANIC MATTER IN THE TOP SIX NCHES OF SOIL ARE AT LY TURF e eton S A WATER IN THE LANDSCAPE DESIGN PLAN
EXEMPT FOR ADDING COMPOST AND TILLING. BACKFILL FOR ALL SUCCULENTS SHALL BE 50% CLEAN, WASHED OWARF AT Rus U rivrs 9%
SAND. X .
RED FRINGE FLOWER Low 3axae 5/ PLANT QT | PLANT syMBOL
12. CERTIFICATE OF COMPLETION: A CERTIFICATE OF COMPLETION SHALL BE FILLED OUT AD CERTIFIED BY EITHER DAARE oL YT [ R X oizE | uNTe &
THE DESENER OF THE LANDSCIPE PLANS, RRIGATON PLANS OR THE LICEISED LANDSCAPE CONTRACTOR R PHORMIUM 'DARK DELIGHT NEW TEALAND FLAX ow e 5. ANNIKA M. CARPENTER  CALIF/ LANDSCAPE ARCH.#3684
THE PROJECT AT THE GOMPLETION OF THE PROIECT AND SUBMITTED WITH THE SOIL ANALYSIS REPORT TO THE PHORMIUM TENAX '60LD SWORD' NEW ZEALAND FLAX Low exse b/
AUTAGRTY FainG SoRSDIcTOn FPHOLEPIS UNBELLATA O YEDDO HAWTHORN Low 5-6X6-8 35 /1%
SALVIA MEXIGANA 'LIMELIGHT' MEXICAN SAGE Low 23 xa6  9/56
E WESTRIGEA FRUTCO%A Qv soe  GREY B0C WESTRINGEA LW 23x2-3 3/
i con XYLOSMA C. ‘COMPA CONPACT XYLOSMA Low 45Xas B/ 56 F_— N
SHEET
QROUNDCOVERS
TETTET557] MIOPORUM PARVIFOLIUM MYOPORUM Low 4 8 16
LS Veallon'e 48 0. 0
L3.1
BOLERO - SODDED TURF TALL FESCUE TURF HIGH .
AVAILABLE FROW DELTA BLUE GRASS 1/8" = 10"
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SECTION VIEW

NoTES:
'D" 1S ON-CENTER SPACING PER

PLANTING LESEND
SROUNDCOVER SHALL BE EQUILATERALLY
SPACED UNLESS NOTED OTHERNWISE.
MULCH MIN. 3" DEPTH, KEEP 3' FROM

PLAY :
FERTILIZER TABLETS SHALL BE 2| SRAM,
SLOW-RELEASE, GUANTITY AS FOLLOWS:

| GALLON. | TABLET

2 GALLON: 2 TABLETS

5" THICK LAYER OF MULCH

FINISHED SRADE

oM
ROOTBALL, 4" DEEF, EVENLY DISTRIBUTE
ROOTBALL PLANTED IN AMENDED SOIL

AMENDED S0IL IN PLANTING PIT
AND SURROUNDING PLANTER AREA

EXISTING SOIL.

MULCH

LIMIT OF PLANTING/ \

DRIPLINE OF
ADIACENT SHRUBS

(}é:)GROUNDOOVER PLANTING DETAIL

MULCH MIN. 3" DEPTH, KEEP 6" FROM STEM
PLANTING PIT DIAMETER MIN, 2X DIAMETER
OF CONTAINER. SCARIFY PLANTING PIT
BOTTOM AND SIDES

SET ROOT CROWN " ABOVE
SURROUNDING FINISH SRADE
AFTER WATERING AND SETTLING

oy

FERTILIZER TABLETS SHALL BE 2 GRAM,
SLOW-RELEASE, QUANTITY AS FOLLOWS:
| GALLON: | TABLET
2 GALLON: 2 TABLETS
5 GALLON: 3 TABLETS
15 GALLON: & TABLETS

o

3" DEEP LAYER BARK MULCH

SOIL BERM, 3-4" HIGH X 6-8" WIDE,
CUTSIDE PLANTING PIT

FINISH GRADE

FERTILIZER TABLETS MIN 4" FROM
ROOTBALL, 6" DEEP, EVENLY DISTRIBUTE

ROOTBALL, REST ON PLINTH OF
UNDISTURBED SUBSRADE OR COMPAGTED SOIL.

TAMPED SOIL DIRECTLY BELOW
ROOTBALL. WATER TO SETTLE

AMENDED SOIL IN PLANTING PIT
AND SURROUNDING PLANTER
AREAS INSTALL BACKFILL IN
6" LIFTS, WATER TO SETTLE

2X WIDTH
©OF ROCTBALL

SHRUB PLANTING DETAIL SCAE 34" = 10"

E pE—

NoTES:

A. MULCH MIN. 3" DEPTH, KEEP &' FROM TRUNK.

B. PLANTING PIT DIAMETER MIN. 2X DIAMETER
OF CONTAINER!

© FERTILIZER TABLETS SHALL BE 2| GRAM,
SLON-RELEASE, QUANTITY AS FOLLOWS:

PREVAILING WIND

CUT STAKES TO KEEP CLEAR

TABLETS
24"BOX: 16 TABLETS OF LOWEST BRANGH
36" BOX. 20 TABLETS

48" BOX. 32T/

SET ROOT CROWN " ABOVE
(4) VINTL TREE TIES, BLACK, SURROUNDING FINISH GRADE
AFTER WATERINS AND SETTLING
/A ZeD NS 5" DEEP LAYER BARK MULCH
SOIL BERM, 3-4' HIGH X 6-8" WIDE,
OUTSIDE PLANTING PIT

2" DIAM. X |0' LODGEPOLE STAKES,
K
(OMIT N SODDED AREAS)

EEP CLEAR OF ROOTBALL

REDWOOD BRACE, CLEAR OF
3

o
TRUNK, MIN I FROM FINISH SRAD FINISH GRADE

FERTILIZER TABLETS. MIN. 4' FROM
ROOTBALL, 6" DEEF, EVENLY DISTRIBUTE

TBALL, REST ON FLINTH OF
UNDISTURBED SUBGRADE OR
COMPACTED SOIL

TAMPED SOIL DIRECTLY BELOW
TBALL. WATER TO SETTLE.

AMENDED SOIL IN PLANTING PIT
AND SURROUNDING PLANTER
AREAS. INSTALL BACKFILL IN
&' LIFTS, WATER TO SETTLE.

@msz PLANTING DETAIL

40" MIN.

SCALE : 3/4" = 0"
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EXHIBIT B

THOMAS JAMES HOMES
255 Shoreline Dr Suite 428,
Redwood City, CA 94065

January 17, 2025

420 Pope Street
Project Description (revised)

PARCEL GENERAL INFORMATION
The 8750 sq. ft. parcel located at 420 Pope Street is a substandard lot, which is the reason we are

requesting a Use Permit for the proposed two-story residence. The R-1-U zoning ordinance requires a
minimum of 7000 sq ft in area, 65 ft in width and 100ft in depth. The lot area and depth comply with
the zoning ordinance, however, the width (50) falls short of the 65 ft prescribed in the ordinance.

There were 12 trees analyzed including 9 trees on-site and 3 trees off-site (see also Arborist Report &
sheet L1.1). No trees are Significant Trees, and 3 trees are Protected Heritage trees. 6 on-site

trees are proposed for removal. Tree protection during construction to be provided for these trees
through fencing as well as construction methods to save the trees from being impacted. We have
proposed the installation of 6 new 24-inch box trees on the left side and rear of the home.

EXISTING HOME TO BE DEMOLISHED
The existing house is a single-story single-family home built in 1939. The main house is 1-story single-

family house consisting of 1112 square feet with 377 square feet detached garage at the left rear yard
and a 492 square foot accessory structure at the rear closer to the alley.

PROPOSED SINGLE FAMILY RESIDENCE
We have proposed a two-story single-family residence in a Spanish style elevation with a earth-tone
color palette.

There is a good mix of older and newer homes in the neighborhood along Pope Street. Homes feature a
variety of materials including covered porches, gable and hip roof forms, board/batten, horizontal, and
shingle siding, wood and brick accents, light and dark window frames, stucco, comp shingle and standing
seam roofing.

There are several newer 2-story homes down Pope Street with more Traditional style elevations using
lap siding, stucco, hip/gable roofs, and light/dark accents similar to what we have proposed.

THE RIGHT HOME. RIGHT WHERE YOU WANT IT.
255 Shoreline Drive, Suite 428, Redwood City, CA 94065
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THOMAS JAMES HOMES
255 Shoreline Dr Suite 428,
Redwood City, CA 94065

Given the eclectic style of the neighborhood, we believe the proposed home will blend well. The overall
footprint of our home is designed to be open and contributes to the homeowners’ healthy living. We
kept the front yard setback of our home to the required minimum creating a usable private yard space
in the rear. The step back at the second story of the front elevation offers a scaled back appearance
from the street to minimize massing. The new home will have 3 bedrooms and 2 baths, an attached 1
bedroom 1-bathroom ADU, and a detached 2-car garage. A light earth-toned color palette proposes an
off-white/cream exterior stucco, minimalist windows with black window frames that complement the
dark accent color and a darker standing seam roof for contrast. A detached 2-car garage at the rear
accessed from the rear alley and 3-off street parking spaces are provided of which 2 are at the rear and
1 at the front facing Pope Street.

NEIGHBOR RELATIONS
Thomas James Homes reached out to neighbors within 300 feet of this property with a copy of the site

plan, floor plan, elevations and a letter describing our project. A virtual neighbor meeting was held via
Zoom on 8/22/24 to collect feedback and/or concerns from the immediate neighbors. There were no
neighbors in attendance at the meeting. We look forward to welcoming our future homeowners and
welcome any questions the city may have as we go through the Design Review Use Permit application
process.

Sincerely,

Gagan Kang
Senior Forward Planning Manager | Thomas James Homes
gkang@tjhusa.com | 650-272-3276

THE RIGHT HOME. RIGHT WHERE YOU WANT IT.
255 Shoreline Drive, Suite 428, Redwood City, CA 94065



EXHIBIT C

359 Nevada Street, #202, Auburn, CA 95603 (530) 745-4086

November 25, 2024

Andy Cost, VP of Land Development, N. California District
Thomas James Homes

275 Shoreline Drive, Suite 400

Redwood City, California 94065

Via Email: acost@tjh.com

REVISED FINAL ARBORIST REPORT, TREE INVENTORY,
CONSTRUCTION IMPACT ASSESSMENT AND TREE PROTECTION PLAN

RE: 420 Pope Street, Menlo Park, California [APN 062-364-050]

EXECUTIVE SUMMARY

Thomas James Homes contacted California Tree and Landscape Consulting, Inc. to document the trees on the property
for a better understanding of the existing resource and any potential improvement obstacles that may arise. Thomas
James Homes requested an Arborist Report, Tree Inventory, Construction Impact Report and Tree Protection Plan
suitable for submittal to the City of Menlo Park. This is a revised Final Arborist Report, Tree Inventory, Construction
Impact Assessment and Tree Protection Plan for the initial filing of plans to develop the property. The date of the
previous version was June 19, 2024.

Thomas M. Stein, ISA Certified Arborist WE-12854A, visited the property on February 14, 2024, to provide species
identification, measurements of DBH and canopy, field condition notes, recommended actions, ratings, and approximate
locations for the trees. A total of 12 trees were evaluated on this property, 6 of which are protected trees according to
the City of Menlo Park Municipal Code, Chapter 13.24.* Five trees are located off the parcel but were included in the
inventory because they may be impacted by development of the parcel.

TABLE 1: Tree Inventory Summary

Protected Protected Total
X Total Trees | Treeson . N Street | Trees Proposed
Tree Species L . .. | Heritage Oak Heritage Proposed for
Inventoried | this Site Tree for Removal .
Trees Other Trees Retention?
Coast live oak, Quercus agrifolia 2 0 2 0 0 0 2
Coast redwood, Sequoia sempervirens 1 1 0 1 0 0 1

1 Any tree protected by the City’s Municipal Code will require replacement according to its appraised value if it is damaged beyond repair as a
result of construction. In addition, any time development-related work is recommended to be supervised by a Project Arborist, it must be written
in the report to describe the work plan and mitigation work. The Project Arborist shall provide a follow-up letter documenting the mitigation has
been completed to specification.

2 CalTLG, Inc. is not a licensed land surveyor. Tree locations are approximate and we do not determine tree ownership. Trees which appear to be on
another parcel are listed as off-site and treated as the property of that parcel.

3 The preservation of existing trees will be determined after review of improvement/building plans when the TPP is prepared.

© November 25, 2024 Page 1 of 32 Cal TLC
All Rights reserved Auburn, CA
A38



Thomas James Homes

420 Pope Street, City of Menlo Park, CA

X Total Trees | Treeson Pr'o S PrOtFCtEd Street | Trees Proposed UEIEL
Tree Species Rk . .. | Heritage Oak Heritage Proposed for
Inventoried | this Site Tree for Removal R
Trees Other Trees Retention?
Cork oak, Quercus suber 1 0 1 0 0 0 1
Fig, Ficus sp. 1 1 0 0 0 1 (AR, CR) 0
Privet, Ligustrum sp. 3 3 0 0 0 3 (AR, CR) 0
Saucer magnolia, Magnolia x 1 1 0 0 0 1(CR) 0
soulangeana
South?rn magnolia, Magnolia ) 0 0 ) ) 0 )
grandiflora
Unknown — dead 1 1 0 0 0 1 (AR, CR) 0
TOTAL 12 7 3 3 2 6 6
[AR = Arborist Recommended Removal, CR = Construction Removal]
ASSIGNMENT

Perform an examination of the site to document the presence and condition of trees protected by the City of Menlo
Park. The study area for this effort includes the deeded parcel as delineated in the field by the property fences and any
significant or protected trees overhanging from adjacent parcels.

Prepare a report of findings. All trees protected by the City of Menlo Park are included in the inventory.

METHODS

Appendix 2 in this report is the detailed inventory and recommendations for the trees. The following terms and Table A
— Ratings Descriptions will further explain our findings.

The protected trees evaluated as part of this report have a numbered tag that was placed on each one that is 1-1/8” x
1-3/8", green anodized aluminum, “acorn” shaped, and labeled: CalTLC, Auburn, CA with 1/4” pre-stamped tree number
and Tree Tag. They are attached with a nail, installed at approximately 6 feet above ground level on the approximate
north side of the tree. The tag should last ~10-20+ years depending on the species, before it is enveloped by the trees’
normal growth cycle.

The appraisals included in this report (see Appendix 4) is based on the 10™ Edition of the Guide for Plant Appraisal.* The
trunk formula technique of appraisal provides a basic cost to replace a tree, determined by its species and size. The tree
costs are extrapolated from that of the most commonly available and used tree for landscaping, which at this time in
Northern California has been determined to be a 24” box specimen.® Based on the size and value of the tree as a 24”
box, the species are valued at $62.82 to $138.05 per square inch of trunk area. Per the request of the city of Menlo Park,
multi-stem trees are measured as a single trunk, just below the lowest point of branching.

The basic value is depreciated by the tree’s condition, which is considered a function of its health, structure and form
and expressed as a percentage of the basic value. The result is termed the deterioration of the tree.

4 2018. Council of Tree and Landscape Appraisers. Guide for Plant Appraisal, 10th Edition, 2nd Printing. International Society of Arboriculture,
Atlanta, GA
52004. Western Chapter Species Classification and Group Assignment. Western Chapter, International Society of Arboriculture. Porterville, CA

© November 25, 2024 Page 2 of 32 Cal TLC
All Rights reserved Auburn, CA
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Thomas James Homes 420 Pope Street, City of Menlo Park, CA

The trees are further depreciated by the functional and external limitations that may impact their ability to grow to their
normal size, shape and function. Functional limitations include limited soil volume, adequate growing space, poor soil
quality, etc. External limitations include easements, government regulations and ownership issues beyond the control of
the tree’s owner.

The final value is rounded to the nearest $100 to obtain the assignment result. If the tree is not a complete loss, the
value of loss is determined as a percentage of the original value. It should be noted that Trees # 7-8 (Tags # 5295-5296)
are offsite and inspected only from one side, from ground level. The lower to mid-trunks were obscured by fencing.
The appraised value shown in the appraisal table and inventory summary should be considered only a rough estimate
of the tree’s value. If an accurate appraisal is required, the trees will need re-appraisal without the observation
limitations, and may require more advanced inspection techniques to determine the extent of the defects.

TERMS

Species of trees is listed by our local common name and botanical name by genus and species.

DBH (diameter breast high) is normally measured at 4’6” (54” above the average ground height, but if that varies then
the location where it is measured is noted here. A steel diameter tape was used to measure the trees.

Canopy radius is measured in feet. It is the farthest extent of the crown composed of leaves and small twigs measured
by a steel tape. This measurement often defines the Critical Root Zone (CRZ) or Protection Zone (PZ), which is a circular
area around a tree with a radius equal to this measurement.

Actions listed are recommendations to improve health or structure of the tree. Trees in public spaces require
maintenance. If a tree is to remain and be preserved, then the tree may need some form of work to reduce the
likelihood of failure and increase the longevity of the tree. Preservation requirements and actions based on a proposed
development plan are not included here.

Arborist Rating is subjective to condition and is based on both the health and structure of the tree. All of the trees were
rated for condition, per the recognized national standard as set up by the Council of Tree and Landscape Appraisers and
the International Society of Arboriculture (ISA) on a numeric scale of 5 (being the highest) to 0 (the worst condition,
dead). The rating was done in the field at the time of the measuring and inspection.

Table A — Ratings Descriptions

No problem(s) 5 excellent

No apparent problem(s) 4 good

Minor problem(s) 3 fair

Major problem(s) 2 poor

Extreme problem(s) 1 hazardous, non-correctable
Dead 0 dead

Rating #0: This indicates a tree that has no significant sign of life.

Rating #1: The problems are extreme. This rating is assigned to a tree that has structural and/or health problems that no amount
of work or effort can change. The issues may or may not be considered a dangerous situation.

Rating #2: The tree has major problems. If the option is taken to preserve the tree, its condition could be improved with correct
arboricultural work including, but not limited to: pruning, cabling, bracing, bolting, guying, spraying, mistletoe removal, vertical
mulching, fertilization, etc. If the recommended actions are completed correctly, hazard can be reduced and the rating can be
elevated to a 3. If no action is taken the tree is considered a liability and should be removed.
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Rating #3: The tree is in fair condition. There are some minor structural or health problems that pose no immediate danger. When the
recommended actions in an arborist report are completed correctly the defect(s) can be minimized or eliminated.

Rating #4: The tree is in good condition and there are no apparent problems that a Certified Arborist can see from a visual ground
inspection. If potential structural or health problems are tended to at this stage future hazard can be reduced and more serious
health problems can be averted.

Rating #5: No problems found from a visual ground inspection. Structurally, these trees have properly spaced branches and near
perfect characteristics for the species. Highly rated trees are not common in natural or developed landscapes. No tree is ever
perfect especially with the unpredictability of nature, but with this highest rating, the condition should be considered excellent.

Notes indicate the health, structure and environment of the tree and explain why the tree should be removed or
preserved. Additional notes may indicate if problems are minor, extreme or correctible.

Remove is the recommendation that the tree be removed. The recommendation will normally be based either on poor
structure or poor health and is indicated as follows:

Yes H—Tree is unhealthy
Yes S —Tree is structurally unsound

OBSERVATIONS AND CONCLUSIONS

The site is located in an existing subdivision with single-family residences, and the vegetation is comprised of
ornamental landscape plants. The existing single-story home has a reported area of 1,100 sq. ft. and a reported lot size
of 8,750 sq. ft. There is a detached garage and separate structure in close proximity to Tree # 5 (Tag # 5293). The home
is connected to electrical, communication, gas, water, and sanitary sewer infrastructure. The development plans include
demolition of the existing home and garage, and construction of a new two-story home and detached garage. Refer to
Appendix 2 — Tree Data for details

RECOMMENDED REMOVALS OF HAZARDOUS, DEFECTIVE OR UNHEALTHY TREES

At this time, four trees on the property have been recommended for removal from the proposed project area due to the
nature and extent of defects, compromised health, and/or structural instability noted at the time of field inventory
efforts. If these trees were retained within the proposed project area, it is our opinion that they may be hazardous
depending upon their proximity to planned development activities. For reference, the trees which have been
recommended for removal are highlighted in green within the accompanying Tree Data (Appendix 2) and briefly
summarized as follows:

Herit: Herit: Di t
Tree Tag eritage eritage Street | Off- Common Botanical DBH | Circ. fameter Arborist
# # OakTree Other Tree Tree site Name Name (in.) | (ft.) Measured Ratin
31.4"+ circ. 47.1"+ circ. ) i At (in.) g
6 5294 No No No No Unknown N/A 14 44 54 0-Dead
9 5297 No No No No Fig Ficus sp. 7 22 48 2-Major issues
10 5298 No No No | No Privet L’g’;" umel g 2 54 2-Major issues
12 5300 No No No No Privet L/gt:;trum 9 28 54 2-Major issues

CONSTRUCTION IMPACT ASSESSMENT

This Arborist Report and Tree Inventory is intended to provide to Thomas James Homes, the City of Menlo Park, and
other members of the development team a detailed pre-development review of the species, size, and current structure
and vigor of the trees within and/or overhanging the proposed project area. At this time, we have reviewed the
Proposed Site Plan prepared by Bassenian/Lagoni, dated April 10, 2024, the Landscape Improvement Plans prepared by
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Ripley Design Group, dated November 12, 2024 and the Area Plan prepared by CBG Engineers, dated November 18,
2024. The perceived impacts to inventoried trees are summarized below.

Tree # 1 (Tag # 5289): This is a protected off-site street tree. Slight impact to the critical root zone (CRZ) is expected due
to driveway apron replacement. Slight impact to the tree’s canopy due to clearance requirements.

Tree # 2 (Tag # 5290): This is a protected off-site street tree. Slight impact to the tree’s canopy is expected due to
clearance requirements.

Tree # 3 (Tag # 5291): Moderate impact to the protected, off-site tree’s canopy due to encroachment.

Tree # 4 (Tag # 5292): The developer proposes removal of this non-protected tree due to encroachment (inside building
envelope).

Tree #5 (Tag # 5293): Moderate impact to the CRZ due to garage demolition and new garage and home foundation
excavation.

Tree # 6 (Tag # 5294): The developer proposes removal of this tree. It is dead.
Tree # 7 (Tag # 5295): Slight impact to the off-site tree’s canopy due to clearance requirements.

Tree # 8 (Tag # 5296): Slight impact to the off-site tree’s canopy due to clearance requirements. No more than 20% of
the tree’s canopy is expected to be pruned for clearance.

Tree # 9 (Tag # 5297): The developer proposes removal of this tree due to its poor condition.

Tree # 10 (Tag # 5298): The developer proposes removal of this tree due to encroachment. It is in the proposed new
driveway.

Tree # 11 (Tag # 5299): The developer proposes removal of this tree due to encroachment. It is in the proposed new
driveway.

Tree # 12 (Tag # 5300): The developer proposes removal of this tree due to its poor condition.

Any tree protected by the City’s Municipal Code will require replacement according to its appraised value if it is
damaged beyond repair as a result of construction. Any time development-related work is recommended to be
supervised by a Project Arborist, it must be written in the report to describe the work plan and mitigation work. The
Project Arborist shall provide a follow-up letter documenting the mitigation has been completed to specification.

DiscusSION

Trees need to be protected from normal construction practices if they are to remain healthy and viable on the site. Our
recommendations are based on experience, and City ordinance requirements, so as to enhance tree longevity. This
requires their root zones remain intact and viable, despite heavy equipment being on site, and the need to install
foundations, driveways, underground utilities, and landscape irrigation systems. Simply walking and driving on soil has
serious consequences for tree health.

Following is a summary of Impacts to trees during construction and Tree Protection measures that should be
incorporated into the site plans in order to protect the trees. Once the plans are approved, they become the document
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that all contractors will follow. The plans become the contract between the owner and the contractor, so that only
items spelled out in the plans can be expected to be followed. Hence, all protection measures, such as fence locations,
mulch requirements and root pruning specifications must be shown on the plans.

RECOMMENDATIONS: SUMMARY OF TREE PROTECTION IMEASURES

Hire a Project Arborist to help ensure protection measures are incorporated into the site plans and followed. The Project
Arborist should, in cooperation with the Engineers and/or Architects:

e I|dentify the Root Protection Zones on the final construction drawings, prior to bidding the project.

e Show the placement of tree protection fences, as well as areas to be irrigated, fertilized and mulched on the
final construction drawings.

e C(Clearly show trees for removal on the plans and mark them clearly on site. A Contractor who is a Certified
Arborist should perform tree and stump removal. All stumps within the root zone of trees to be preserved shall
be ground out using a stump router or left in place. No trunk within the root zone of other trees shall be
removed using a backhoe or other piece of grading equipment.

e Prior to any grading, or other work on the site that will come within 50’ of any tree to be preserved:

1. Irrigate (if needed) and place a 6” layer of chip mulch over the protected root zone of all trees that will
be impacted.

2. Erect Tree Protection Fences. Place boards against trees located within 3’ of construction zones, even if
fenced off.

3. Remove lower foliage that may interfere with equipment PRIOR to having grading or other equipment
on site. The Project Arborist should approve the extent of foliage elevation, and oversee the pruning,
performed by a contractor who is an ISA Certified Arborist.

e For grade cuts, expose roots by hand digging, potholing or using an air spade and then cut roots cleanly prior to
further grading outside the tree protection zones.

e Forfills, if a cutis required first, follow as for cuts.

e Where possible, specify geotextile fabric and/or thickened paving, re-enforced paving, and structural soil in lieu
of compacting, and avoid root cutting as much as possible, prior to placing fills on the soil surface. Any proposed
retaining wall or fill soil shall be discussed with the engineer and arborist in order to reduce impacts to trees to
be preserved.

o C(Clearly designate an area on the site outside the drip line of all trees where construction materials may be
stored, and parking can take place. No materials or parking shall take place within the root zones of protected
trees.

e Design utility and irrigation trenches to minimize disturbance to tree roots. Where possible, dig trenches with
hydro-vac equipment or air spade, placing pipes underneath the roots, or bore the deeper trenches underneath
the roots.

e Include on the plans an Arborist inspection schedule to monitor the site during (and after) construction to
ensure protection measures are followed and make recommendations for care of the trees on site, as needed.
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General Tree protection measures are included as Appendix 3. These measures need to be included on the Site, Grading,
Utility and Landscape Plans. A final report of recommendations specific to the plan can be completed as part of, and in
conjunction with, the actual plans. This will require the arborist working directly with the engineer and architect for the
project. If the above recommendations are followed, the amount of time required by the arborist for the final report
should be minimal.

Report Prepared by: Project Arborist: Report Reviewed by:
| -'H -i_ _::_ : |h({:,' I/ I-'\-:' pra % E
Caroline Nicholas Thomas M. Stein, Arborist Gordon Mann
Arborist Assistant International Society of Arboriculture Consulting Arborist and Urban Forester
ISA Certified Arborist WE-12854A Registered Consulting Arborist #480
ISA Tree Risk Assessment Qualification ISA Certified Arborist and Municipal

Specialist #WE-0151AM

CaUFC Certified Urban Forester #127

ISA Qualified Tree Risk Assessor #1005
Nevada County Fire Safe Council Defensible
Space Advisory Training

Enc.: Appendix 1 —Tree Protection Plan
Appendix 2 — Tree Data
Appendix 3 — General Practices for Tree Protection
Appendix 4 — Appraisal Value Table
Appendix 5 — Tree Protection Specifications
Appendix 6 — Photographs
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APPENDIX 2 — TREE DATA

Tree| Tag |Heritage | Heritage | Street | Off- | Common | Botanical DBH |DBH |Circ. | Diameter (Measured| Tree |Arborist |Notes Recommenda- Construction Protective Suitability Appraised | Justification
# # Oak Other | Tree |site|Name Name Multi- | (in.) | (in.) [Measured| Canopy |Height |Rating tions Impact Measures for Value, for Removal
Tree Tree Stems At (in.) Radius (ft.) to be Taken |Preservation | Rounded
31.4"+ | 47.1"+ (in.)* (ft.) $)
circ. circ.
1 5289 No Yes Yes Yes Southern Magnolia 34 107 24 27 34  2-Major Streettreein 9 ft park Perform advanced  Slight Impactto Perform Poor $10,000.00 N/A
magnolia grandiflora Structure strip. Exposed roots  decay detection at  CRZ due to clearance
or health with mechanical 3-4 ft above grade  driveway apron  pruning prior
problems damage. Large lateral and provide further installation. to demo.
at 4 ft N .Heavy recommendations  Slightimpactto Install PTF as
crossing limbs. Partial canopy dueto  shownin
calloused pruning clearance App.1.
wounds. Shedding requirements. Monitor
bark. Lion tailed. irrigation
Sparse canopy. needs 2x/mo;
Possible decay in Irrigate as
central leader. needed.
Anticipate root
conflicts with
sidewalk, curb
replacement. Located
7.5 ft S of water
meter
2 5290 No Yes Yes Yes Southern Magnolia 22 69 48 26 20 2-Major Street tree. Exposed Perform advanced  Slightimpactto Perform Fair $5,200.00 N/A
magnolia grandiflora Structure rootsto 4 ft. 8 ft N of decay detectionat canopydueto  clearance
or health water meter. 3-4 ft above grade  clearance pruning prior
problems Shedding bark. Out of and provide further requirements. to demo.
balance N. Moderate recommendations. Install PTF as
dieback upper shown in
canopy. Included bark App.1.
at branching at 5-6 ft. Monitor
Possible decay at irrigation
scaffold attachments. needs 2x/mo;
Anticipate root Irrigate as
conflicts with needed.
sidewalk, curb and
water meter/line
replacement. Located
7.5 ft S of water
meter.
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Tree| Tag |Heritage | Heritage | Street | Off- | Common |Botanical DBH |DBH |Circ. | Diameter | Measured | Tree |Arborist |Notes Recommenda- Construction Protective Suitability Appraised | Justification
# # Oak Other | Tree |site |[Name Name Multi- | (in.) | (in.) [Measured| Canopy |Height|Rating tions Impact Measures for Value, for Removal
Tree Tree Stems At (in.) Radius (ft.) to be Taken |Preservation | Rounded
31.4"+ | 47.1"+ (in.)* (ft.) ($)
circ. circ.
3 5291 VYes No No  Yes Corkoak Quercus 12 38 54 20 18 2-Major  Growing on north Perform Clearance  Mod. Impactto  Perform Poor $2,800.00 N/A
suber Structure property line. Flareis  Pruning. canopydueto  clearance
or health obscured by Ivy. Tree encroachment.  pruning prior
problems leans south at grade to demo.
then bends south at 5 Install PTF as
feet and 10 feet, shown in App.
resulting in an 1.
overhang of the
parcel of
approximately 19
feet.
4 5292 No No No No Saucer Magnolia x 13 41 12 16 15 3-Minor Flare obscured by None at this time. Developer N/A Good N/A Encroachment;
magnolia soulangeana Problems landscape. Branches proposes in building
at 2 ftinto 5 scaffolds. removal for dev. envelope.
Old pruning wounds
with decay. 13 ft E of
house, 11 ft W of
garage. Height
estimated.
5 5293 No Yes No No Coast Sequoia 23 72 54 20 70  3-Minor  Canopy radius & Perform end wt Mod. impactto  Perform Good $9,500.00 N/A
redwood sempervirens Problems height estimated. reduction and aerial CRZ due to clearance
Flare obscured by inspection for garage demo pruning (if
debris. Located 3 ft N branch defects. and new garage, needed) prior
of property line home to demo.

between structures.

foundation.

Perform demo
of garage w/in
CRZ by
reaching into
CRZ from
outside
protection
zone. Install
PTF as shown
in App. 1.
Monitor irr.
Needs 2x/mo
&irr. As
needed.
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Tree| Tag |Heritage | Heritage | Street | Off- | Common |Botanical DBH |DBH |Circ. | Diameter | Measured | Tree |Arborist |Notes Recommenda- Construction Protective Suitability Appraised | Justification

# # Oak Other | Tree |site |[Name Name Multi- | (in.) | (in.) [Measured| Canopy |Height|Rating tions Impact Measures for Value, for Removal

Tree Tree Stems At (in.) Radius (ft.) to be Taken |Preservation | Rounded
31.4"+ | 47.1"+ (in.)* (ft.) ($)
circ. circ.

6 5294 No No No  No Unknown Unknown 14 44 54 0-Dead Extreme lean tothe  Remove To be removed  N/A N/A N/A Dead

west. (dead)

7 5295 Yes No No Yes Coastlive Quercus 20 63 54 32 60 3-Minor All dimensions None at this time. Slight impactto  Perform Good $8,900.00 N/A

oak agrifolia Problems estimated. Lower canopy due to clearance
trunk and flare clearance pruning prior
obscured by fence. requirements. to demo.
Codominant at 7 ft. Install PTF as
Out of balance W. shown in App.
Overhanging parcel 1
30 ft. Electrical
service wires in
canopy with no
conflict.

8 5296  Yes No No  Yes Coastlive Quercus 30 94 54 40 60  2-Major  All dimensions None at this time. Slight impactto  Perform Good $16,000.00 N/A

oak agrifolia Structure estimated. Tag on canopy dueto  clearance

or health fence. Located 5 ft N clearance pruning prior

problems of property line. requirements. to demo.
Overhanging 20 ft. Install PTF as
Out of balance NE. shown in App.
Lower trunk obscured 1
by fence. Electric wire
in canopy with
conflict.

9 5297 No No No No Fig Ficus sp. 7 22 48 9 8 2-Major  All dimensions Removal Developer N/A Poor N/A Poor condition
Structure estimated. Trunk and proposes
or health flare obscured by Ivy. removal due to
problems Tree branches at6 poor condition.

feet above grade and
out of balance south.
Suppressed by offsite
trees.

10 5298 No No No  No Privet Ligustrum sp. 7 22 54 7 17  2-Major  Height and canopy Removal Developer N/A Poor N/A Encroachment;
Structure radius estimated. proposes in proposed
or health Leans south at grade. removal due to driveway.
problems Codominant encroachment.

branching at 7 feet

above grade. 4 feet

east of structure.
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Tree| Tag |Heritage | Heritage | Street | Off- | Common | Botanical DBH |DBH |Circ. | Diameter | Measured | Tree |Arborist |Notes Recommenda- Construction Protective Suitability Appraised | Justification
# # Oak Other | Tree |site|Name Name Multi- | (in.) | (in.) [Measured| Canopy |Height|Rating tions Impact Measures for Value, for Removal
Tree Tree Stems At (in.) Radius (ft.) to be Taken |Preservation | Rounded
31.4"+ | 47.1"+ (in.)* (ft.) ($)
circ. circ.
11 5299 No No No  No Privet Ligustrum sp. 7 22 54 9 18 2-Major Branches at 6inches Mod. To sig. impact Developer Perform Poor N/A N/A
Structure into two stems, which to CRZ due to proposes clearance
or health have grafted driveway removal due to  pruning prior
problems together. DBH shown excavation. Slight encroachment.  to demo.
above is the total of  impact to canopy Perform root
the two stems. Out of due to clearance pruning under
balance north. requirements. direction of
Suppressed because project
growing 2 feet north arborist.
of tree number 5300 Install PTF as
recommend removal. shown in App.
Canopy radius, and 1. Monitor irr.
height estimated Needs 2x/mo
&irr. As
needed.
12 5300 No No No  No Privet Ligustrum sp. 5,7 9 28 54 13 22 2-Major Alldimensions Removal Developer N/A Poor N/A Poor condition,
Structure estimated. Branches proposes improve
or health at 1 foot above grade removal due to growing
problems into two stems. poor condition. conditions for
Growing on south tree #11.
property line.
TOTAL INVENTORIED TREES = 12 trees (622 aggregate circumference inches)
TOTAL RECOMMENDED REMOVALS = 4 (116 aggregate circumference inches)
TOTAL RECOMMENDED REMOVALS FOR DEVELOPMENT= 6 trees (179 aggregate circumference inches)
Rating (0-5, where 0 is dead) = O=1tree; 2=8 trees; 3=3 trees
Total Protected Street Trees = 2 trees (176 aggregate circumference inches)
Total Protected Oak Trees 31.4"+ = 3 tree (195 aggregate circumference inches)
Total Protected Other Trees 47.1"+ = 3 trees (248 aggregate circumference inches)
TOTAL PROTECTED TREES = 6 trees (443 aggregate circumference inches)
*DBH calculated using sum of areas, not diameter.
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APPENDIX 3 — GENERAL PRACTICES FOR TREE PROTECTION

Definitions:

Root zone: The roots of trees grow fairly close to the surface of the soil, and spread out in a radial direction
from the trunk of tree. A general rule of thumb is that they spread 2 to 3 times the radius of the canopy, or
1 to 1% times the height of the tree. It is generally accepted that disturbance to root zones should be kept as
far as possible from the trunk of a tree.

Inner Bark: The bark on large valley oaks and coast live oaks is quite thick, usually 1” to 2”. If the bark is
knocked off a tree, the inner bark, or cambial region, is exposed or removed. The cambial zone is the area of
tissue responsible for adding new layers to the tree each year, so by removing it, the tree can only grow new
tissue from the edges of the wound. In addition, the wood of the tree is exposed to decay fungi, so the trunk
present at the time of the injury becomes susceptible to decay. Tree protection measures require that no
activities occur which can knock the bark off the trees.

Methods Used in Tree Protection:

No matter how detailed Tree Protection Measures are in the initial Arborist Report, they will not accomplish
their stated purpose unless they are applied to individual trees and a Project Arborist is hired to oversee the
construction. The Project Arborist should have the ability to enforce the Protection Measures. The Project
Arborist should be hired as soon as possible to assist in design and to become familiar with the project. He
must be able to read and understand the project drawings and interpret the specifications. He should also
have the ability to cooperate with the contractor, incorporating the contractor’s ideas on how to accomplish
the protection measures, wherever possible. It is advisable for the Project Arborist to be present at the Pre-Bid
tour of the site, to answer questions the contractors may have about Tree Protection Measures. This also lets
the contractors know how important tree preservation is to the developer.

Root Protection Zone (RPZ): Since in most construction projects it is not possible to protect the entire root
zone of a tree, a Root Protection Zone is established for each tree to be preserved. The minimum Root
Protection Zone is the area underneath the tree’s canopy (out to the dripline, or edge of the canopy), plus 1’.
The Project Arborist must approve work within the RPZ.

Irrigate, Fertilize, Mulch: Prior to grading on the site near any tree, the area within the Tree Protection fence
should be fertilized with 4 pounds of nitrogen per 1000 square feet, and the fertilizer irrigated in. The
irrigation should percolate at least 24 inches into the soil. This should be done no less than 2 weeks prior to
grading or other root disturbing activities. After irrigating, cover the RPZ with at least 12” of leaf and twig
mulch. Such mulch can be obtained from chipping or grinding the limbs of any trees removed on the site.
Acceptable mulches can be obtained from nurseries or other commercial sources. Fibrous or shredded
redwood or cedar bark mulch shall not be used anywhere on site.

Fence: Fence around the Root Protection Zone and restrict activity therein to prevent soil compaction by
vehicles, foot traffic or material storage. The fenced area shall be off limits to all construction equipment,
unless there is express written notification provided by the Project Arborist, and impacts are discussed and
mitigated prior to work commencing.

A protective barrier of 6’ chain link fence shall be installed around the dripline of protected tree(s). The
fencing can be moved within the dripline if authorized by the project arborist or city arborist, but not
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closer than 2’ from the trunk of any tree. Fence posts shall be 1.5” in diameter and are to be driven 2’
into the ground. The distance between posts shall not be more than 10°. Movable barriers of chain link
fencing secured to cement blocks can be substituted for “fixed” fencing if the project arborist and city
arborist agree that the fencing will have to be moved to accommodate certain phases of construction.
The builder may not move the fence without authorization from the project or city arborist.

Where the city or project arborist has determined that tree protection fencing will interfere with the
safety of work crews, tree wrap may be used as an alternative form of tree protection. Wooden slats at
least 1” thick are to be bound securely, edge to edge, around the trunk. A single layer or more of
orange plastic construction fencing is to be wrapped and secured around the outside of the wooden
slats. Major scaffold limbs may require protection as determined by the city or project arborist. Straw
waddle may also be used as a trunk wrap by coiling waddle around the trunk up to a minimum height
of 6’ from grade. A single layer or more of orange plastic construction fencing is to be wrapped and
secured around the straw waddle.

Signage should be placed on the protective tree fence no further than 30" apart. The signage should
present the following information:

e The tree protection fence shall not be moved without authorization of the Project or City
Arborist.

e Storage of building materials or soil is prohibited within the Tree Protection Zone.

e Construction or operation of construction equipment is prohibited within the tree protection
zone.

In areas with many trees, the RPZ can be fenced as one unit, rather than separately for each tree.
Do not allow run off or spillage of damaging materials into the area below any tree canopy.
Do not store materials, stockpile soil or park or drive vehicles within the TPZ.

Do not cut, break, skin or bruise roots, branches, or trunks without first obtaining authorization from
the city arborist.

Do not allow fires under and adjacent to trees.
Do not discharge exhaust into foliage.
Do not secure cable, chain or rope to trees or shrubs.

Do not trench, dig, or otherwise excavate within the dripline or TPZ of the tree(s) without first
obtaining authorization from the city arborist.

Do not apply soil sterilant under pavement near existing trees.
Only excavation by hand, compressed air or hydro-vac shall be allowed within the dripline of trees.

Elevate Foliage: Where indicated, remove lower foliage from a tree to prevent limb breakage by equipment.
Low foliage can usually be removed without harming the tree, unless more than 25% of the foliage is
removed. Branches need to be removed at the anatomically correct location in order to prevent decay

© November 25, 2024 Page 14 of 32 Cal TLC
All Rights reserved Auburn, CA
A51



Thomas James Homes 420 Pope Street, City of Menlo Park, CA

organisms from entering the trunk. For this reason, a contractor who is an ISA Certified Arborist should
perform all pruning on protected trees.®

Expose and Cut Roots: Breaking roots with a backhoe, or crushing them with a grader, causes significant injury,
which may subject the roots to decay. Ripping roots may cause them to splinter toward the base of the tree,
creating much more injury than a clean cut would make. At any location where the root zone of a tree will be
impacted by a trench or a cut (including a cut required for a fill and compaction), the roots shall be exposed
with either a backhoe digging radially to the trunk, by hand digging, or by a hydraulic air spade, and then cut
cleanly with a sharp instrument, such as chainsaw with a carbide chain. Once the roots are severed, the area
behind the cut should be moistened and mulched. A root protection fence should also be erected to protect
the remaining roots, if it is not already in place. Further grading or backhoe work required outside the
established RPZ can then continue without further protection measures.

Protect Roots in Deeper Trenches: The location of utilities on the site can be very detrimental to trees. Design
the project to use as few trenches as possible, and to keep them away from the major trees to be protected.
Wherever possible, in areas where trenches will be very deep, consider boring under the roots of the trees,
rather than digging the trench through the roots. This technique can be quite useful for utility trenches and
pipelines.

Route pipes outside of the area that is 10 times the diameter of the protected tree to avoid conflicts with
roots. Where it is not possible to reroute pipes or trenches, the contractor shall bore beneath the dripline of
the tree. The boring shall take place not less than 3’ below the surface of the soil in order to avoid
encountering feeder roots. Alternatively, the trench can be excavated using hand, pneumatic of hydro-vac
techniques within the RPZ. The goal is to avoid damaging the roots while excavating. The pipes should be fed
under the exposed roots. Trenches should be filled within 24 hours, but where this is not possible the side of
the trench adjacent to the trees shall be kept shaded with 4 layers of dampened, untreated burlap, wetted as
frequently as necessary to keep the burlap wet.

Protect Roots in Small Trenches: After all construction is complete on a site, it is not unusual for the landscape
contractor to come in and sever a large number of “preserved” roots during the installation of irrigation
systems. The Project Arborist must therefore approve the landscape and irrigation plans. The irrigation system
needs to be designed so the main lines are located outside the root zone of major trees, and the secondary
lines are either laid on the surface (drip systems), or carefully dug with a hydraulic or air spade, and the
flexible pipe fed underneath the major roots.

Design the irrigation system so it can slowly apply water (no more than %” to 4" of water per hour) over a
longer period of time. This allows deep soaking of root zones. The system also needs to accommodate
infrequent irrigation settings of once or twice a month, rather than several times a week.

Monitoring Tree Health During and After Construction: The Project Arborist should visit the site at least once a
month during construction to be certain the tree protection measures are being followed, to monitor the
health of impacted trees, and make recommendations as to irrigation or other needs.

6 |nternational Society of Arboriculture (ISA), maintains a program of Certifying individuals. Each Certified Arborist has a number and
must maintain continuing education credits to remain Certified.
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Thomas James Homes 420 Pope Street, City of Menlo Park, CA

Root Structure
The majority of a tree’s roots are contained in a radius from the main trunk outward approximately two to
three times the canopy of the tree. These roots are located in the top 6” to 3’ of soil. It is a common
misconception that a tree underground resembles the canopy (see Drawing A below). The correct root
structure of a tree is in Drawing B. All plants’ roots need both water and air for survival. Surface roots are a
common phenomenon with trees grown in compacted soil. Poor canopy development or canopy decline in
mature trees is often the result of inadequate root space and/or soil compaction.

o

Drawing A

Common misconception of where tree roots are assumed to be located

N e i e e < o]
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Drawing B
The reality of where roots are generally located
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Thomas James Homes 420 Pope Street, City of Menlo Park, CA

Structural Issues
Limited space for canopy development produces poor structure in trees. The largest tree in a given area,
which is ‘shading’ the other trees is considered Dominant. The ‘shaded’ trees are considered Suppressed. The
following picture illustrates this point. Suppressed trees are more likely to become a potential hazard due to
their poor structure.

Suppressed Tree

Dominant Tree .
Canopy weight dl to

Growth is one side
upright

Prig Limbs and foliage
Canopy is grow away from
balanced by dominant tree
limbs and
foliage equally

The tree in this picture has a co-
dominant leader at about 3' and
included bark upto 7 or 8. Included
bark occurs when two or more limbs
have a narrow angle of attachment
resulting in bark between the stems —
instead of cell to cell structure. Thisis
considered acritical defect in trees
and is the cause of many failures.

Narrow Angle

Included Bark between the
. drTrows

Figure 6. Codominant sfems are inherently wesk because the

stems are of similar diameter.
Photo from Evaluation of Hazard Trees in Urban Areas by Nelda P. Matheny and
James R. Clark, 1994 International Society of Arboriculture
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Pruning Mature Trees for Risk Reduction
There are few good reasons to prune mature trees. Removal of deadwood, directional pruning, removal of
decayed or damaged wood, and end-weight reduction as a method of mitigation for structural faults are the
only reasons a mature tree should be pruned. Live wood over 3” should not be pruned unless absolutely
necessary. Pruning cuts should be clean and correctly placed. Pruning should be done in accordance with the
American National Standards Institute (ANSI) A300 standards. It is far better to use more small cuts than a few
large cuts as small pruning wounds reduce risk while large wounds increase risk.

Pruning causes an open wound in the tree. Trees do not “heal” they compartmentalize. Any wound made
today will always remain, but a healthy tree, in the absence of decay in the wound, will ‘cover it” with callus
tissue. Large, old pruning wounds with advanced decay are a likely failure point. Mature trees with large
wounds are a high failure risk.

Overweight limbs are a common structural fault in suppressed trees. There are two remedial actions for
overweight limbs (1) prune the limb to reduce the extension of the canopy, or (2) cable the limb to reduce
movement. Cables do not hold weight they only stabilize the limb and require annual inspection.

Normal limb structure

Over weight, reaching
limb with main stem
diameter small
compared with amount
of foliage present

Photo of another tree — not at this site

Photo of another tree — not at this site.
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Lion’s — Tailing is the pruning practice of removal of “an excessive number of inner and/or lower lateral
branches from parent branches. Lion’s tailing is not an acceptable pruning practice” ANSI A300 (part 1) 4.23. It
increases the risk of failure.

Pruning — Cutting back trees changes their
natural structure, while leaving trees in their
natural form enhances longevity.

Arborist Classifications
There are different types of Arborists:

Tree Removal and/or Pruning Companies. These companies may be licensed by the State of California to do
business, but they do not necessarily know anything about trees;

Arborists. Arborist is a broad term. It is intended to mean someone with specialized knowledge of trees but is
often used to imply knowledge that is not there.

ISA Certified Arborist: An International Society of Arboriculture Certified Arborist is someone who has been
trained and tested to have specialized knowledge of trees. You can look up certified arborists at the
International Society of Arboriculture website: isa-arbor.org.

Consulting Arborist: An American Society of Consulting Arborists Registered Consulting Arborist is someone
who has been trained and tested to have specialized knowledge of trees and trained and tested to provide
high quality reports and documentation. You can look up registered consulting arborists at the American
Society of Consulting Arborists website: https://www.asca-consultants.org/
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Decay in Trees
Decay (in General): Fungi cause all decay of living trees. Decay is considered a disease because cell walls are
altered, wood strength is affected, and living sapwood cells may be killed. Fungi decay wood by secreting
enzymes. Different types of fungi cause different types of decay through the secretion of different chemical
enzymes. Some decays, such as white rot, cause less wood strength loss than others because they first attack
the lignin (causes cell walls to thicken and reduces susceptibility to decay and pest damage) secondarily the
cellulose (another structural component in a cell walls). Others, such as soft rot, attack the cellulose chain and
cause substantial losses in wood strength even in the initial stages of decay. Brown rot causes wood to
become brittle and fractures easily with tension. Identification of internal decay in a tree is difficult because
visible evidence may not be present.

According to Evaluation of Hazard Trees in Urban Areas (Matheny, 1994)
decay is a critical factor in the stability of the tree. As decay progresses in the
trunk, the stem becomes a hollow tube or cylinder rather than a solid rod. This
change is not readily apparent to the casual observer. Trees require only a
small amount of bark and wood to transport water, minerals and sugars.
Interior heartwood can be eliminated (or degraded) to a great degree without
compromising the transport process. Therefore, trees can contain significant
amounts of decay without showing decline symptoms in the crown.

Compartmentalization of decay in
trees is a biological process in which
the cellular tissue around wounds is
changed to inhibit fungal growth
and provide a barrier against the
spread of decay agents into

the barrier zones is the formation of
while a tree may be able to limit
decay progression inward at large pruning cuts, in the event that there
are more than one pruning cut located vertically along the main
trunk of the tree, the likelihood of decay progression and the associated structural loss of integrity of the
internal wood is high.

e USAL505078

additional cells. The weakest of
the vertical wall. Accordingly,

Oak Tree Impacts
Our native oak trees are easily damaged or killed by having the soil within the Critical Root Zone (CRZ) disturbed or
compacted. All of the work initially performed around protected trees that will be saved should be done by people
rather than by wheeled or track type tractors. Oaks are fragile giants that can take little change in soil grade,
compaction, or warm season watering. Don’t be fooled into believing that warm season watering has no adverse effects
on native oaks. Decline and eventual death can take as long as 5-20 years with poor care and inappropriate watering.
Oaks can live hundreds of years if treated properly during construction, as well as later with proper pruning, and the
appropriate landscape/irrigation design.
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APPENDIX 4 — APPRAISAL VALUE TABLE

Client: Thomas James Homes: Tree Appraisal at 420 Pope Street, Menlo Park
Tree DBH Species Trunk Area Unit Cost Basic Price Physical Functional External Total Depreciated Rounded Cost % Loss | Assignment
# (in) (in?) ($/in?) ($) Deteriorati | Limitations | Limitations | Depreciation Cost () ($) Result
on ($)
1 34 So. Magnolia 907.46 92.81 84223.20 0.28 0.6 0.7 0.12 10022.56 10000.00 0 10000.00
2 22 So. Magnolia 379.94 92.81 35263.00 0.35 0.6 0.7 0.15 5183.66 5200.00 0 5200.00
3 12 Cork Oak 113.04 138.05 15605.07 0.37 0.7 0.7 0.18 2803.71 2800.00 0 2800.00
Coast
5 23 415.265 62.82 26085.64 0.65 0.7 0.8 0.36 9495.17 9500.00 0 9500.00
Redwood
7 20 Coast Live Oak 314 78.53 24659.50 0.57 0.8 0.8 0.36 8943.18 8900.00 0 8900.00
8 30 Coast Live Oak 706.5 78.53 55483.88 0.45 0.8 0.8 0.29 15979.36 16000.00 0 16000.00
Additional Costs 0 S0
Assignment Result (Rounded): $ 52,400

*The value of the trees was determined using the Trunk Formula Method, described in the Guide for Plant Appraisal, and on the Species Classification and Group
Assignment published by the Western Chapter, International Society of Arboriculture (ISA).

Unit costs determined using Urban Tree Farm, Fulton, CA price (eff. 2/27/23) for 24-inch box trees plus 8.5% tax, not including delivery.

**Assignment Result does not include removal of existing tree, site preparation, delivery, installation and post-planting care costs.
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HERITAGE TREE AND CITY TREE PROTECTION

SPECIFICATIONS FOR CONSTRUCTION
Public Works

333 Burgess Dr., Menlo Park, CA 94025 CITY OF
tel 650-330-6760

Background

Tree protection measures are required for all heritage trees and city owned trees being retained on or immediately
adjacent to active construction sites.

Violation of any of the below provisions may result in heritage tree violation fines, issuance of a stop work order, or
other disciplinary action.

Instructions

1. Retain a city approved consulting arborist as the Project Arborist to design and monitor tree protection
specifications. The Project Arborist shall report violations of the tree protection specifications by the Contractor
to the City Arborist as an issue of non-compliance.

2. Design and implement tree protection measures before construction begins.

e A tree protection fencing verification letter is required prior to building permit issuance.

3. Report damage of heritage tree(s) by construction activities to the Project Arborist or City Arborist within six (6)
hours. Remedial action should be taken within 48 hours.

4. Delineate a Tree Protection Zone (TPZ) around the dripline of protected tree(s). The Project Arborist may
establish, with approval by the City Arborist, a larger or smaller TPZ based on the species tolerance, health and
vigor of the tree(s).

5. Construct a protective barrier around the TPZ (see Figure 1 below) with the following specifications:

e Fencing shall be six (6)-foot-tall chain link;

e Fence posts shall be 1.5 inches in diameter, driven 2 feet into the ground, at most 10 feet apart;

e Signage (in both English and Spanish) should be printed on an 11" x 17" yellow-colored paper and secured
in a prominent location on each protection fence. Signage shall include the Project Arborist’s contact
information;

e Fencing may be moved to within the TPZ if authorized by the Project Arborist and City Arborist. The fence
must remain at least 1.5 times the diameter of the tree from its trunk (i.e. The fence must remain at least 30-
inches from the trunk of a 20-inch tree); and

e Movable barriers of chain link fencing secured to cement blocks may be substituted for fixed fencing if the
Project Arborist and City Arborist agree that the fencing will have to be moved to accommodate certain
phases of construction. The builder may not move the fence without authorization from the Project Arborist
or City Arborist.

Figure 1: Fenced tree protection zone
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Matheny, N., Smiley, E. T., Gilpin, R., & Hauer, R. (2023). Managing trees during construction (3rd ed.).
International Society of Arboriculture.
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Place a 6-inch layer of coarse mulch or woodchips covered with ¥-inch plywood or alternative within the TPZ
prior to construction activity. Placement of this protective covering will reduce soil compaction and root impacts.
It will also help the soil retain moisture for the roots.

As specified by the Project Arborist, ensure adequate irrigation is supplied to the trees on a regular basis.

Irrigation helps the trees tolerate root impacts better. Hand watering or drip irrigation lines would suffice. In

most cases, irrigation is needed once every 2-3 weeks depending on soil moisture levels.

Prohibit the following activities within the TPZ. DO NOT:

e Place heavy machinery for excavation;

Allow runoff or spillage of damaging materials;

Store or stockpile materials, tools, or sail;

Park or drive vehicles;

Trench, dig, or otherwise excavate without first obtaining authorization from the City Arborist or Project

Arborist;

e Change soil grade; and

e Trench with a machine.

When work must occur within the TPZ of a heritage tree (as authorized by the Project Arborist or City Arborist)

install trunk protections (see Figure 2 below) with the following specifications:

e Securely bind wooden slats at least 1-inch-thick around the trunk (preferably on a closed-cell foam pad).
Secure and wrap at least one layer of orange plastic construction fencing around the outside of the wooden
slats for visibility;

e DO NOT drive fasteners into the tree;

e Install trunk protection immediately prior to work within the TPZ and remove protection from the tree(s) as
soon as work moves outside the TPZ;

e Protect major scaffold limbs as determined by the City Arborist or Project Arborist; and

e If necessary, install wooden barriers at an angle so that the trunk flare and buttress roots are also protected.

Figure 2: Trunk Protection

Matheny, N., Smiley, E. T., Gilpin, R., & Hauer, R. (2023). Managing trees during construction (3rd ed.).
International Society of Arboriculture.

10. To avoid injury to tree roots:

60

e Only excavate carefully by hand, compressed air, or high-pressure water within the dripline of trees;

e When the Contractor encounters roots smaller than 2-inches, hand-trim the wall of the trench adjacent to
the trees to make even, clean cuts through the roots;

e Cleanly cut all damaged and torn roots to reduce the incidence of decay;

e Fill trenches within 24 hours. When it is infeasible to fill trenches within 24 hours, shade the side of the
trench adjacent to the trees with four layers of dampened, untreated burlap. Wet burlap as frequently as
necessary to maintain moisture; and




e When the Contractor encounters roots 2 inches or larger, report immediately to the Project Arborist. The
Project Arborist will decide whether the Contractor may cut roots 2 inches or larger. If a root is retained,
excavate by hand or with compressed air under the root. Protect preserved roots with dampened burlap.

11. Route pipes outside of the area that is 10 times the diameter of a protected tree to avoid conflict with roots.

12. Where it is not possible to reroute pipes or trenches, bore beneath the dripline of the tree. Do not bore less than
3-inches below the surface of the soil to avoid damage to small feeder roots.

13. Avoid the following conditions. DO NOT:
e Cut, break, skin, or bruise roots, branches, or trunks without authorization from the City Arborist;

Allow fires under and adjacent to trees;

Discharge exhaust into foliage;

Direct runoff toward trees;

Secure cable, chain, or rope to trees; and

Apply sail sterilants under pavement near existing trees.

Periodic inspections

The Project Arborist must provide periodic, on-site tree protection inspections during construction which:
Occur at least once every four (4) weeks;

Monitor the effectiveness of the Tree Protection Plan;

Provide recommendations for any necessary additional care or treatment; and

Will be followed by monthly construction monitoring reports emailed directly to the City Arborist.
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CITY OF

MENLO PARK
WARNING TREE PROTECTION AREA

ONLY AUTHORIZED PERSONNEL MAY ENTER THIS AREA

No excavation, trenching, material storage, cleaning, equipment access, or dumping is allowed
behind this fence.

Do not remove or relocate this fence without approval from the project arborist. This fencing
must remain in its approved location throughout demolition and construction.

Project Arborist contact information:

Name: Gordon Mann or Ed Stirtz

Business: California Tree and Landscape Consulting, Inc.
Phone number: (530) 745-4086
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ADVERTENCIA: AREA DE PROTECCION DE ARBOLES

SOLO EL PERSONAL AUTORIZADO PUEDE INGRESAR A ESTA AREA

No se permite la excavacion, zanjas, almacenamiento de materiales, limpieza, acceso de
equipos, o vertido de residuos detras de esta cerca.

No retire ni reubique esta cerca sin la aprobacion del arborista del proyecto. Esta cerca debe
permanecer en su ubicacion aprobada durante todo el proceso de demolicién y construccion.

Informacion de contacto del arborista de este proyecto:

Nombre: Gordon Mann or Ed Stirtz
Empresa: California Tree and Landscape Consulting, Inc.
Numero de teléfono: (530) 745-4086
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APPENDIX 6 — PHOTOGRAPHS

TREE # 2 AND 1 (OFF-SITE, STREET TREES)
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TREE # 3 (OFF-SITE)
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TREEH 4
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420 Pope Street, City of Menlo Park, CA

Thomas James Homes
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TREeE # 6 (DEAD) TREE # 7 (OFF-SITE)
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TREE#9 TRee#'s12,11 AnD 10
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EXHIBIT D

LOCATION: 420 Pope |PROJECT NUMBER: APPLICANT: Gagan OWNER: SF21G LLC

Street

PLN2024-00026 Kang

PROJECT CONDITIONS:

1. The use permit shall be subject to the following standard conditions:

a.

The applicant shall be required to apply for a building permit within one year from the
date of approval (by January 27, 2026) for the use permit to remain in effect.

Development of the project shall be substantially in conformance with the plans
prepared by Thomas James Homes consisting of 31 plan sheets, dated received
January 17, 2025 and approved by the Planning Commission on January 27, 2025,
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 Sanitary District,
Menlo Park Fire Protection District, and utility companies’ regulations that are directly
applicable to the project.

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.

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

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

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

Heritage trees in the vicinity of the construction project shall be protected pursuant to
the Heritage Tree Ordinance and the arborist report prepared by California Tree and
Landscape Consulting, dated November 25, 2024.

Prior to building permit issuance, the applicant shall pay all fees incurred through staff
time spent reviewing the application.

The applicant or permittee shall defend, indemnify, and hold harmless the City of Menlo
Park or its agents, officers, and employees from any claim, action, or proceeding
against the City of Menlo Park or its agents, officers, or employees to attack, set aside,
void, or annul an approval of the Planning Commission, City Council, Community
Development Director, or any other department, committee, or agency of the City
concerning a development, variance, permit, or land use approval which action is
brought within the time period provided for in any applicable statute; provided, however,
that the applicant’s or permittee’s duty to so defend, indemnify, and hold harmless shall
be subject to the City’s promptly notifying the applicant or permittee of any said claim,
action, or proceeding and the City’s full cooperation in the applicant’s or permittee’s
defense of said claims, actions, or proceedings.




LOCATION: 420 Pope |PROJECT NUMBER: APPLICANT: Gagan OWNER: SF21G LLC
Street PLN2024-00026 Kang

PROJECT CONDITIONS:

k. Notice of Fees Protest — The applicant may protest any fees, dedications, reservations,
or other exactions imposed by the City as part of the approval or as a condition of
approval of this development. Per California Government Code 66020, this 90-day
protest period has begun as of the date of the approval of this application.

2. The use permit shall be subject to the following project-specific condition:

a. Simultaneous with the submittal of a complete building permit application, the applicant
shall submit a draft Access Alley Maintenance Agreement for the portion of the alley
between 420 Pope Street and either of the two entrances of the alley, subject to review
and approval of the Planning and Engineering Divisions. Prior to issuance of a building
permit, the applicant shall submit documentation that the approved Access Alley
Maintenance Agreement has been recorded at the San Mateo County Clerk-Recorder's
Office, subject to review and approval of the Planning and Engineering Divisions.

b. Following the submittal of the draft Access Alley Maintenance Agreement, the
Engineering Division will conduct a field inspection of the selected alley stretch and will
determine whether any upgrades to the current conditions are required. If upgrades are
necessary:

i. The applicant shall modify the plans to include an alley conditions upgrade
diagram, specifying that the surface will be improved as directed by the
Engineering Division, prior to completion of the project. The modified plans
shall be subject to review and approval of the Planning and Engineering
Divisions, and shall be required prior to building permit issuance.

ii. Prior to final inspection of the building permit, the applicant shall conduct all
required alley upgrades, subject to review and approval of the Engineering and
Planning Divisions.
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Community Development

STAFF REPORT

Planning Commission

Meeting Date: 1/27/2025
ATy OF Staff Report Number: 25-005-PC
MENLO PARK
Public Hearing: Consider and adopt a resolution to approve a use

permit for excavation within the required rear
setback for a retaining wall on a property located in
the R-1-S (Single-Family Residential Suburban)
zoning district, at 2319 Warner Range Avenue, and
determine this action is categorically exempt under
CEQA Guidelines Section 15303's Class 3
exemption for new construction or conversion of
small structures.

Recommendation

Staff recommends that the Planning Commission adopt a resolution approving a use permit for excavation
within the required rear setback for a rear retaining wall on a property located in the R-1-S (Single-Family
Residential Suburban) zoning district, at 2319 Warner Range Avenue, and determine this action is
categorically exempt under CEQA Guidelines Section 15303's Class 3 exemption for new construction or
conversion of small structures. The draft resolution, including the recommended actions and conditions of
approval, is 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 proposed project.

Background

Site location

The subject parcel is located in the Sharon Heights neighborhood. The other residential parcels in the area
are also part of the R-1-S zoning district. The greater vicinity features a wider variety of zoning districts and
uses, including multi-family residential, schools, parks, and commercial land uses. Like the rest of Sharon
Heights, the terrain in this area is varied, and retaining walls are relatively common for driveway/walkway
access and to create usable yard areas. The nearby residences vary between single-story and two-story
homes, with some older residences in the ranch style, and newer houses in a variety of styles. A location
map is included as Attachment B.

Building permit review and initial construction

On April 5, 2023, the applicant submitted for a Building Pre-Application for a new two-story, single-family
residence with an attached Accessory Dwelling Unit (ADU). In review of the associated Building permit
(BLD2023-00963), the Planning Division determined that while the residence itself would be on a standard
lot and would not require any Planning Commission review, the applicant was also proposing greater than
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one foot of excavation in the rear and side yards for a retaining wall, which requires use permit review and
approval by the Planning Commission. The Planning Division recommendation was to apply for that review
as soon as possible, so that both the use permit and building permit could be acted on at approximately the
same time, but the applicant preferred to revise the building permit to eliminate the excavation within yards,
such that the residence could be issued for construction. The applicant would then simultaneously pursue
the use permit, and then later apply for an additional building permit for the retaining wall, assuming the use
permit was granted. Alternately, if the Planning Commission were to deny the use permit request,
construction of the main residence could be completed per the approved Building plans, without any
setback excavation.

After the building permit was issued on October 24, 2023, without any yard excavation shown on the plans,
construction on the main residence commenced. During construction, the City Arborist applied a Heritage
Tree Violation, as is discussed in a later section.

Analysis

Project description

The subject property is currently under construction with a two-story, single-family residence and attached
ADU. The residence includes a basement level, but all of the lightwells are in compliance with setback
requirements, so no use permit approval is required for them. The grade of the parcel is lowest at the front,
and rises to the rear. Prior to construction, the existing development had some retaining walls in the
backyard, although they were not within the rear setback.

The applicant is proposing to build a new retaining wall to create a new, larger flat rear yard area. Because
this excavation is within the 20-foot rear setback, it requires Planning Commission use permit approval per
Zoning Ordinance Section 16.08.100. The project plans and the applicant’s project description letter are
included as Attachment A, Exhibits A and B respectively.

Plan set sheet A2 shows the retaining wall with a dark, solid line, with the area of rear setback excavation
relayed via hatching. While the original draft Building plans also showed side yard excavation, this element
was removed, and only rear yard excavation is currently proposed. As shown on sheet A8.3, the retaining
wall would vary in height, up to an approximate maximum of 7.5 feet. Per standard building permit
procedures, the retaining wall would be issued on its own permit, and the plan checker would review a site-
specific soils report and detailed structural calculations in order to ensure the wall’'s stability.

The applicant states in the project description letter that the excavation is proposed to achieve a larger and
flatter backyard, to enhance the quality of outdoor living.

Design and materials

The proposed retaining wall would be constructed in the lagging wall method, with metal columns driven
into the soil supported with concrete footings. Between the columns, pressure-treated wood would support
the soil on the uphill side. The applicant states that this method would allow for reduced concrete,
excavation, and damage to the existing root systems of the trees. By virtue of the grade change, distance,
and location of the existing main residence, the retaining wall would not be particularly visible from the
public right-of-way. Similarly, existing fencing to remain would limit views from adjacent properties.

Trees and landscaping

The applicant has submitted an arborist report (Attachment A, Exhibit C), detailing the species, size, and
conditions of on-site and nearby trees. A total of 20 trees were assessed, of which five are heritage trees.
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During the in-progress construction of the residence, tree #20H (24-inch coast live oak) was not properly
protected and was compromised beyond repair. The City Arborist issued a notice of violation (HTR2023-
00180), which was appealed to the Public Works Director, who denied the appeal and confirmed the
violation. The resolution for this violation was established as the planting of two 48-inch avocado trees after
the completion of construction, and the payment of a violation fee of $11,100, based on the appraised value
of the coast live oak. The fee has been paid, and the City Arborist will consider the violation fully addressed
after replanting of the avocado trees.

In addition, the applicant applied for a Heritage Tree Removal permit (HTR2024-00116) for tree #19H (28-
inch Canary Island pine), located close to the proposed retaining wall in the rear-right corner of the property.
That request was approved by the City Arborist on August 21, 2024, with a condition that removal was
allowed after Building permit issuance, by which staff meant the potential future retaining wall permit.
However, the wording was not necessarily as specific as it could have been given that a building permit had
already been issued for the main structure, and the applicant team removed the tree at some point in
summer/fall 2024. Upon review, the Public Works Department determined that an additional heritage tree
violation was not necessarily warranted due to the somewhat vague wording of the condition, and that staff
should work to be as clear as possible if a similar situation arises in the future. The associated replanting
requirement of six 36-inch box Saratoga laurels remains applicable even if the use permit is not approved,
and will be verified prior to final inspection of the building permit.

To protect all other trees on and near the site, the arborist report has identified such measures as tree
protection fencing, application of mulch/woodchips within the tree protection zones, and use of hand tools
for certain trees. All recommended tree protection measures identified in the arborist report would be
implemented and ensured as part of condition 1h. Although the replantings discussed earlier are already
required by Public Works and Building protocols, staff has added project-specific condition 2a in order to
provide a backup verification.

Correspondence

The original project description letter states that the owners would be doing outreach to neighbors about the
proposal; however, the applicant has not confirmed if the outreach occurred. In any event, applicant
outreach to neighbors is an optional/recommended item, not a requirement. Staff has not received any
comments or inquiries from the public regarding the proposed retaining wall excavation.

Conclusion

Staff believes that the proposed excavation would improve the usability of the rear yard. The retaining wall
would not be particularly visible from the public right-of-way or neighboring properties, and its stability and
safety would be ensured through standard building permit review protocols. Tree issues would be fully
resolved to the City Arborist’s satisfaction once the required replantings occurs. 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.
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Public Notice

Public notification was achieved by posting the agenda, with the agenda items being listed, at least 72
hours prior to the meeting. Public notification also consisted of publishing a notice in the local newspaper
and notification by mail of owners and occupants within a 300-foot radius of the subject property.

Appeal Period

The Planning Commission action 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. Draft Planning Commission Resolution approving the use permit
Exhibits to Attachment A
A. Project Plans
B. Project Description Letter
C. Arborist Report
D. Conditions of Approval
B. Location Map

Report prepared by:
Thomas Rogers, Principal Planner

Report reviewed by:
Kyle Perata, Assistant Community Development Director
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ATTACHMENT A

PLANNING COMMISSION RESOLUTION NO. 2024- Oxx

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
MENLO PARK APPROVING A USE PERMIT FOR EXCAVATION
WITHIN THE REQUIRED REAR SETBACK FOR A RETAINING WALL
ON A PROPERTY WITHIN THE R-1-S (SINGLE FAMILY SUBURBAN
RESIDENTIAL) ZONING DISTRICT, AT 2319 WARNER RANGE
AVENUE.

WHEREAS, the City of Menlo Park (“City”) received an application requesting a use
permit for excavation within the required rear setback for a retaining wall on a property
within the R-1-S (Single Family Suburban Residential) zoning district (collectively, the
“Project”) from Salar Safaei (“Applicant”) located at 2319 Warner Range Avenue (APN
074-203-040) (“Property”). The Project use permit is depicted in and subject to the
development plans and project description letter, which are attached hereto as Exhibit A
and Exhibit B, respectively, and incorporated herein by this reference; and

WHEREAS, the Property is located in the Single Family Suburban Residential (R-1-S)
district. The R-1-S district allows excavation within required setbacks through a use
permit; and

WHEREAS, other than the proposed excavation, the proposed project would comply with
all objective standards of the R-1-S district for the overall parcel; and

WHEREAS, the Applicant submitted an arborist report prepared by, incorporated herein
as Exhibit C, which was reviewed by the City Arborist and found to be in compliance with
the Heritage Tree Ordinance, and proposes mitigation measures to adequately protect
heritage trees in the vicinity of the project; and

WHEREAS, the proposed Project was reviewed by the Engineering Division and found
to be in compliance with City standards; and

WHEREAS, the Project, requires discretionary actions by the City as summarized above,
and therefore the California Environmental Quality Act (“CEQA,” Public Resources Code
Section 821000 et seq.) and CEQA Guidelines (Cal. Code of Regulations, Title 14,
815000 et seq.) require analysis and a determination regarding the Project’s
environmental impacts; and

WHEREAS, the City is the lead agency, as defined by CEQA and the CEQA Guidelines,
and is therefore responsible for the preparation, consideration, certification, and approval
of environmental documents for the Project; and

WHEREAS, the Project is categorically exempt from environmental review pursuant to
Cal. Code of Regulations, Title 14, 815303 et seq. (New construction or conversion of
small structures); and
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Resolution No. 2025-0xx

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

WHEREAS, at a duly and properly noticed public hearing held on January 27, 2025, the
Planning Commission fully reviewed, considered, and evaluated the whole of the record
including all public and written comments, pertinent information, documents and plans,
prior to taking action regarding the Project.

NOW, THEREFORE, THE MENLO PARK PLANNING COMMISSION HEREBY
RESOLVES AS FOLLOWS:

Section 1. Recitals. The Planning Commission has considered the full record before it,
which may include but is not limited to such things as the staff report, public testimony,
and other materials and evidence submitted or provided, and the Planning Commission
finds the foregoing recitals are true and correct, and they are hereby incorporated by
reference into this Resolution.

Section 2. Conditional Use Permit Findings. The Planning Commission of the City of Menlo
Park does hereby make the following Findings:

The approval of the use permit for excavation within the required rear setback for a retaining
wall is granted based on the following findings, which are made pursuant to Menlo Park
Municipal Code Section 16.82.030:

1. That the establishment, maintenance, or operation of the use applied for will,
under the circumstance of the particular case, not be detrimental to the health,
safety, morals, comfort and general welfare of the persons residing in the
neighborhood of such proposed use, or injurious or detrimental to property and
improvements in the neighborhood or the general welfare of the city because:

a. Consideration and due regard were given to the nature and condition of
all adjacent uses and structures, and to general plans for the area in
guestion and surrounding areas, and impact of the application hereon; in
that, the proposed use permit is consistent with the R-1-S zoning district
and the General Plan because excavation within the setback is allowed
to issuance of a use permit.

b. The excavation and retaining wall would not be particularly visible from
the public right-of-way or neighboring properties, and would allow for a
more usable back yard.

c. The proposed Project is designed to meet all the applicable codes and
ordinances of the City of Menlo Park Municipal Code and the Commission
concludes that the Project would not be detrimental to the health, safety,
and welfare of the surrounding community as the safety and stability of
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Resolution No. 2025-0xx

the excavation and new retaining wall would be ensured through standard
review protocols of the associated Building Permit.

Section 3. Conditional Use Permit. The Planning Commission approves Use Permit No.
PLN2023-00039, which use permit is depicted in and subject to the development plans
and project description letter, which are attached hereto and incorporated herein by this
reference as Exhibit A and Exhibit B, respectively. The Use Permit is conditioned in
conformance with the conditions attached hereto and incorporated herein by this
reference as Exhibit D.

Section 4. ENVIRONMENTAL REVIEW. The Planning Commission makes the following
findings, based on its independent judgment after considering the Project, and having
reviewed and taken into consideration all written and oral information submitted in this matter:

1. The Project is categorically exempt from environmental review pursuant to Cal.
Code of Regulations, Title 14, 815303 et seq. (New construction or conversion
of small structures).

Section 5. SEVERABILITY

If any term, provision, or portion of these findings or the application of these findings to a
particular situation is held by a court to be invalid, void or unenforceable, the remaining
provisions of these findings, or their application to other actions related to the Project,
shall continue in full force and effect unless amended or modified by the City.

I, Kyle Perata, Assistant Community Development Director of the City of Menlo Park, do
hereby certify that the above and foregoing Planning Commission Resolution was duly

and regularly passed and adopted at a meeting by said Planning Commission on January
27, 2025, by the following votes:

AYES:
NOES:
ABSENT:

ABSTAIN:

IN WITNESS THEREOF, | have hereunto set my hand and affixed the Official Seal of
said City on this day of January, 2025.

PC Liaison Signature
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Kyle Perata
Assistant Community Development Director
City of Menlo Park

Exhibits

A. Project plans

B. Project description letter
C. Arborist report

D. Conditions of approval

Resolution No. 2025-0xx
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SIGNATURES
RENDERED FRONT PERSPECTIVE VIEW

Job Title
2319 WARNER RANGE

Job Address
2319 Warner Range Ave, Menlo Park, CA
94025

PROJECT DESCRIPTION pate
07.07.2024
PROPOSED PROJECT AT 2319 WARNER RANGE IS TO
INSTALL A NEW SITE RETAINING WALL IN THE REAR OF THE Issued For
PROPERTY IN THE THE REQUIRED REAR SETBACK PLANNING
REQUIRING A USE PERMIT. PURPOSE OF THIS RETAINING
WALL IS TO CREATE A USABLE BACKYARD.
Job No
NOTE: MAIN HOUSE AND ADU HAVE BEEN APPROVED AND 2319
UNDER CONSTRUCTION UNDER A SEPRATE PERMIT.
Drawn By: Checked By:
Author Checker
Scale
Sheet Title
COVERSHEET
Sheet No.
() RENDERED REAR PERSPECTIVE VIEW :
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TRACT MAP

@ RENDERED FRONT ELEVATION
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CONSULTANTS:

NOTES:

+  HERS RATING VERIFICATION ITEMS:

- HVAC COOLING MINIMUM AIRFLOW AND FAN
EFFICIENCY

- HVAC DISTRIBUTION SYSTEMS & DUCT SEALING

- BUILDING IAQ MECHANICAL VENTILATION

CONTRACTOR TO PROVIDE EVIDENCE OF THIRD PARTY
VERIFICATION (HERS) TO BUILDING INSPECTOR PRIOR TO
FINAL INSPECTION

+ GREEN BUILDING CODE VERIFICATION:
THS PROJECT IS SUBJECT T0 THE MANDATORY
MEASURE REQUIREMENTS OF THE 2019 CALIFORNIA
BUILDING CODE, SEE VERIICATION CHECKLIST ON SHEET
AL0. THIRD PARTY VERIFICATION REQUIRED FOR
IMPLEMENTATION OF ALL REQUIRED MEASURES, PRIOR TO
FINAL INSPECTION,

+ CONSTRUCTION SITE FIRE SAFETY:
ALL CONSTRUCTION SITES MUST COMPLY WITH
APPLICABLE PROVISIONS OF THE CFC CHAPTER 33 AND

SPECIFICATION SI-7
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AL SAAR G SASAEI DESIGH GROUP.

S

BUSSETL STANGHANEED AP BC+c
TeL iy a0
it STRRGCHANOESIGNE AL COM

)
L SRangaLTE2s oM

sous enaeer
NFOBVSHACONSULTANTS COM

PROJECT INFORMATION

LEGAL INFORMATION

LOT AREA:

ALLOWABLE BUILT AREA :
MAX BUILDABLE AREA:
2800 SF+ 25*(12499-7000) =
MAX ALLOWABLE ADU
MAX ALLOWED INCL. ADU

PROPOSED BUILT AREA:
GARAGE.
SECOND LEVEL:

TOTAL PROPOSED BUILT AREA
COUTED AGAINST MAX FAL:

FLOOR AREA EXCLUDED FROM FAR:
LOWER LEVEL (BASEMENT):
TOTAL HABITABLE AREA:

TOTAL PROPSED BUILT AREA INCLUDING
GARAGE & LOWER LEVEL:

MAIN HOUSE REAR COVERED PORCH:
MAIN HOUSE FRONT PORCH:

+/-12499.61 SF.

4174.75
800 SF ADU
4974.75 SF
4,167.5 SF.

2014.36 SF.
462.25 SF.
1697.70 SF.

4174.31 SF.

2808.12 SF.
800.00 SF.

732018 SE

7782.43 SF

403.72 SF.
58.67 SF

MAIN HOUSE FIRST FLOOR + MAIN HOUSE FRONT PORCH +

MAIN HOUSE REAR PORCH
TOTAL COVERED AREA:

3739 SF (29.91%)

PARCEL NUMBER. 074203040
ZONING CODE; RLS SNGLEFAMLY
DESCRIPTION: SNGLE FamLy

RESIDENTIAL HOME
APPLICABLE CODES 2022
cac, orc.cre oMe
CRC, CEC, ¢
WENLO PARK O CODE

CONSTRUCTION TYPE: Vs

PLANNING PERMIT NUMBER PLN2023:00039) Use Permit

PROJECT DESIGN DATA:
2022 CALIFORNIA RESIDENTIAL CODE

2022 CALIFORNIA BUILDING CODE

2022 CALIFORNIA PLUMBING CODE

2022 CALIFORNIA MECHANICAL CODE

2022 CALIFORNIA GREEN BUILDING STANDARD CODE
2022 CALIFORNIA ELECTR

5025 CALIFORNIA ENERGY CODE & STANDARDS

2022 CALIFORNIA FIRE CODI

MENLO PARK MUNICIPAL CODE

ALONG WITH ALL OTHER LOCAL AND STATE LAWS AND.
REGULATIONS.

SCOPE OF WORK

1. INSTALL A RETAINING WALL AT THE REAR YARD IN THE
REQUIRED REAR SETBACK FOR LANDSCAPING AND
BACKYARD USABLE SPACE.

PROJECT DESCRIPTION

PROPOSED PROJECT AT 2319 WARNER RANGE IS TO
INSTALL A NEW SITE RETAINING WALL IN THE REAR OF THE
PROPERTY IN THE THE REQUIRED REAR SETBACK
REQUIRING A USE PERMIT_PURPOSE OF THIS RETAINING
WALL IS TO CREATE A USABLE BACKYARD,

NOTE: MAIN HOUSE AND ADU HAVE BEEN APPROVED AND
UNDER CONSTRUCTION UNDER A SEPRATE PERMIT.

DRAWING INDEX

ARCHITECTURAL

A0 COVERSHEET
A0.0 PROJECT DATA

SURVEY.
SUT SURVEY

AL SITEPLAN (E)
A2 SITEPLAN (P)

A21 SITE PLAN (P) WITHOUT SURVEY
A2

2

A3 SITE RETAINING WALLS SECTIONS

49" 3D PERSPECTIVES & STREETSCAPE
ELEVATION

AL0 LOT DEPTH AND WIDTH DIAGRAM

ARB-1 ARBORIST REPORT
ARB-2 ARBORIST REPORT
ARB-3 ARBORIST REPORT
ARB-4 ARBORIST REPORT

STRUCTURAL
RETAINING WALL
SWR-2 SITE RETAINING WALL

v

COVERHSEET

c1
C-2 GRADING & DRAINAGE
C-3  SUBTRAINIAN DRAINAGE PLAN
C4 DETALS
€5 EROSION CONTROL PLAN

C-6 BEST MANAGEMENT PRACTICES
TTLE24

EXCLUDED

CALGREEN CHECKLIST
EXCLUDED
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SIGNATURES

Job Title
2319 WARNER RANGE

Job Address
2319 Warner Range Ave, Menlo Park, CA
94025

Date
07.07.2024

Issued For
PLANNING

Job No.
2319

Drawn By. Checked By:

Author

Scale

3/16" =1'-0"

Sheet Title

PROJECT DATA

Sheet No.
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| CERTIFY THAT THIS PARCEL'S BOUNDARY WAS ESTABLISHED BY ME OR UNDER
]

R
MY SUPERVISION AND IS BASED ON A FIELD S

RVEY IN CONFORMANCE WITH THE

LAND SURVEYOR'S ACT. ALL MONUMENTS ARE OF THE CHARACTER AND OCCUPY
THE POSITIONS INDICATED AND ARE SUFFICIENT TO ENBALE THE SURVEY TO BE
RETRACED.

RYAN A. MIX, PLS 8743

DISCLAIMER:
SMP ENGINEERS OR ITS OFFICERS OR AGENTS SHALL NOT BE RESPONSIBLE FOR
THE ACCURACY OR COMPLETENESS OF ELECTRONIC COPIES OF THIS PLAN.

NOTE:

THIS MAP_REPRESENTS TOPOGRAPHY OF THE SURFACE FEATURES ONLY.
UNLESS SPECIFIED ON THIS MAP, LOCATIONS OF THE UNDERGROUND UTILITIES
INTENDED NOR IMPLIED. FOR THE LOCATIONS OF UNDERGROUND
UTILITES CALL "USA" (1-800—642-2444). SURFACE FEATURES ARE LOCATED
BY MEANS OF A STATION AND OFFSET FROM THE CONTROL LINE.

BASIS OF BEARINGS:
THE CALCULATED BEARING NORTH 23'46'06” EAST TAKEN FROM FOUND
SURVEY MONUMENTS AS SHOWN ON MAP ENTITLED ™

1, MENLO PARK, SAN MATEQ COUNTY, CALIFORNIA" IN BOOK 49 OF MAPS,
PAGES 43—44. FILED IN THE OFFICE_OF THE COUNTY RECORDER OF THE
COUNTRY OF SAN MATEO, IN THE STATE OF CALIFORNIA.

ARE NEITHER

PROJECT BENCHMARK:
CITY OF MENLO PARK BM # 5
ELEVATION=232.56' (NAVD 88 DATUM)

SITE BENCHMARK:
SURVEY CONTROL SET MAG NAIL
ELEVATION=218.78' (ASSUMED DATUM)

SHARON HEIGHTS UNIT NO

NOTES
1. ALL DIMENSIONS ARE GIVEN IN FEET AND DECIMALS THEREOF.

2. THE GROSS AREA OF LAND OF RECORD IS 12,499.61 SQ. FT. +.

3

RS

ALL EXISTING BUILDINGS ARE WOOD.

THE MAP WAS BASED ON A GRANT DEED DOC.# 143756 BY FOUNDERS TITLE CO.
DATED 10/25/1988, RECORDED IN SAN MATEO COUNTY.

FOR PRECISE SPECIES OF TREES A CERTIFIED ARBORIST SHALL BE CONSULTED

. THIS DRAWING REPRESENTS A TOPOGRAPHIC SURVEY PREPARED IN
CONFORMANCE WITH THE REQUIREMENTS OF THE LAND SURVEYDRS ACT. THE
PROPERTY LINES SHOWN HEREON ARE COMPILED FROM RECORD DATA AND

REPRESENT THE
TOPOGRAPHICAL FEATURES SURVEYED AND SHOULD

BEST GRAPHICAL FIT BETWEEN RECORD INFORMATION AND THE
OULD NOT  BE RELIED UPON OR

USED FOR ANY OTHER PURPOSES. PURSUANT TO THE CLEENT'S DIRECTION A
BOUNDARY SURVEY WAS NOT PERFORMED AT THIS TIME WHICH MAY HAVE

DETERMINED THE ACTUAL PROPERTY LINES.
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Impacts on Protected Trees

SITE DESCRIPTION

The property at 2319 Warner Range Ave was a residential lot typical of the neighborhood.
There was a house with attached garage on-site with a driveway on the left-hand side. The tree
stock was a mix of ornamentals and natives of various sizes with a densely planted area in the
back yard behind a retaining wall

TREE INVENTORY

This tree preservation plan includes an attached inventory of all trees on the property

regardless of species, that were at least 12 feet tall and 6-inch DSH.

This inventory also includes as necessary, any neighboring Heritage Trees with work proposed
within 10 times their diameter (DBH). Any street trees within the public right-of-way were also
included, regardless of size, as required by the City.

‘The Inventory includes each tree’s number (as shown on the TPZ map), measurements,
condition, level of impact (due to proximity to work), tolerance to construction, and overall
suitability for retainment. The inventory also includes the appraised value of each tree using
the Trunk Formula Method (10" Edition).

PROJECT DESCRIPTION

After review of proposed plan set, it was my understanding that a new retaining wall would be
built in the back yard. A subdrain was also planned around the property. New walkways,
patios, and a driveway were planned. Please see attached Tree Protection Plan Map.

PARED BY: BUSARA FIRES
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Introduction

ARBORIST ASSIGNMENT

On November 30, 2022, at the request of Salar Safaei, | visited 2319 Warner Range Ave. in the
role of Project Arborist. The purpose was to perform the assessments and data collection as
necessary to create an industry-standard Tree Protection Report for their project permit. It was.
my understanding that the existing house would be demolished and a new two-story home
with basement, garage, and attached ADU would be built in its place. A new subdrain was to be
run around the property. Assessments in this report were based on review of the following:

« Plan Set Sheets A0 - A2.1 (dated 06.01.2024) by Safae Design Group
0 Including existing and proposed site plans and cover sheet
« Grading and Drainage Plans C1- C5 by SMP Engineers (revised 06/12/23)

My inventory included a total of 20 trees over six inches (6" DBH). There were five (5) trees of
Heritage size: two (2) coast live oak (Quercus agrifolia), one (1) Canary Island pine (Pinus
canariensis), a (1) Shamel ash (Fraxinus uhdei), and one (1) Hollywood juniper (Juniperus
chinensis). 10 trees on the property were requested for removal, and one tree had been
removed under a separate permit (Tree #20H). All neighboring trees were sufficiently distant
from the work (>10x DBH).

USES OF THIS REPORT

According to City Ordinance, any person who conducts grading, excavation, demolition, or
constru ity on a property is to do 50 in a manner that does not threaten the health or
viability or cause the removal of any Heritage Tree. Any work performed within an area 10
times the diameter of the tree (i.e., the tree protection zone) requires the submittal of a tree
protection plan for approval by the City before issuance of any permit for grading or
construction.

n ac
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HOW CONSTRUCTION CAN DAMAGE TREES
Damage to Roots
Where are the Roots?

‘The most common types of injury to trees that occur during property improvements are related
to root cutting or damage. Tree roots extend farther out than people realize, and the majority
are located within the upper 24 inches of soil. The thickest roots are found close to the trunk,
and taper and branch into ropey roots. These ropey roots taper and branch into an intricate
system of fine fibrous roots, which are connected to an even finer system of fungal filaments.
This vast below-ground network is tasked with absorbing water and nutrients, as well as
anchoring the tree in the ground, storage, and communication.

Damage from Excavation

Any type of excavation will impact adjacent trees by severing roots and thus cutting off the
attached network. Severing large roots, or trenching across the root plate, destroys large
networks. Even work that appears to be far from a tree can impact the fibrous root system.
Placing impervious surfaces over the ground, or installing below ground structures, such as a
pool, or basement wall, will remove rooting area permanently from a site.

Damage from Fill

‘Adding fill can smother roots, making it diffcult for them to access air and water. The roots
and other soil lfe need time to colonize the new upper layers of soil

Changes to Drainage and Available Water

Changes to the hydrology of the site, caused for instance by new septic fields, changes to grade,
and drainage systems, can also cause big changes in available water for trees. Trees can die
from lack of water or disease if their water supply dries up or gets much wetter than they are
usedto.
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“This report was written by Busara Firestone, Project Arborist, to serve as a resource for the
property owner, designer, and builder. As needed, | have provided instructions for retaining,
protecting, and working around trees during construction, as well as information on City
requirements. The owner, contractor and architect are responsible for knowing the information
included in this arborist report and adhering to the conditions provided.

Limitations

Trees assessed were limited to the scope of work identified in the assignment. | have estimated
the trunk diameters of trees with barriers to access or visibility (such as those on neighboring
parcels or behind debris). Although general structure and health were assessed, formal Tree
Risk were not conducted unle ified.
conducted unless specified. All assessments were the result of ground-based, visual
spections. No excavation or aerial inspections were performed. Recommendations beyond
those related to the proposed construction were not within the scope of work.

ic work was not

My tree impact and preservation assessments were based on information provided in the plans
Ihave reviewed to date, and conversations with the involved parties. 1assumed that the
guidelines and setbacks recommended in this report would be followed. Assessments,
conclusions, and opinions shared in this report are not a guarantee of any specific outcome. If
additional information (such as engineering or landscape plans) is provided for my review,
these assessments would be subject to change.

City Tree Protection Requirements

Heritage Tree Definition
A “Heritage Tree” is a tree that has protected status by the City of Menlo Park. The City can

classify trees with Heritage status for their remarkable size, age, or unique value. However, in

PREPARED BY: BUSARA FIRESTONE
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Soil Compaction and Contamination

In addition, compaction of soil, or contamination of soil with wash-water, paint, fuel, or other

2319 Warner Range Ave. » Safael « rev. 06/25/24
ARBORIST REPORT
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general, native oaks of 10 inches or more, and any tree having a trunk with a diameter of 15
inches or more has Heritage status (measured at 54 inches above natural grade, or at the
branching point for multi-trunk trees).

Construction-Related Tree Removals

According to the City of Menlo Park, applicants are required to submit a site plan with the
Heritage Tree Removal Application Permit even if they have submitted a site plan to the City for
a planning or building permit. The site plan facilitates the review by the City Arborist.

For removals of two or more trees, applicants shall be required to submit a planting plan
indicating the species, size and location of the proposed replacement trees on a site plan.
Heritage Tree Permits related to Construction will also be charged for City-retained arborist
expenses.

Violation Penalties

Any person who violates the tree protection ordinance, including property owners, occupants,
tree companies and gardeners, could be held liable for violation of the ordinance. The
ordinance prohibits removal or pruning of over one-fourth of the tree, vandalizing, mutilating,
destruction and unbalancing of  heritage tree without a permit.

If a violation occurs during construction, the City may issue a stop-work order suspending and
prohibiting further activity on the property ntil a mitigation plan has been approved, including
protection measures for remaining trees on the property. Civil penalties may be assessed
against any person who commits, allows or maintains a violation of any provision of the
ordinance. The fine will be an amount not to exceed $5,000 per violation, or an amount
equivalent to the replacement value of the tree, whichever is higher.
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General species tolerance to construction, and condition of the trees (health and structural

integrity), was also noted on the Inventory. These major factors, as well as tree age, soil
characteristics, and species desirability, all factored into an individual tree’s suitability rating, as

chemicals used in the building process, can ge to the rooting that can
last many years. Tree protection fencing creates a barrier to protect as many roots as possible
from this damage, which can be caused by travelling vehicles, equipment storage, and other
construction activities that may occur even outside the construction envelope.

Mechanical Injury

Injury from the impact of vehicles or equipment can occur to the root crown, trunk, and lower
branches of a tree. The bark protects a tree — creating a skin-like barrier from disease-causing
organisms. The stem tissues support the weight of the plant. They also conduct the flow of
water, sugars, and other important compounds throughout the tree. When the bark and wood
is injured, the structure and health of the tree is compromised.

IMPACTS TO HERITAGE TREES
SUMMARY

Five (5) Heritage Trees and one (1) Street tree would be impacted by the project: two (2) coast
live oak (Quercus agrifolia), one (1) Canary Island pine (Pinus canariensis), a (1) Shamel ash
(Fraxinus uhdei), a (1) southern magnolia (Magnolia grandifiora), and one (1) Hollywood juniper
(uniperus chinensis). 10 trees on the property were recommended for removal, and one had
already been removed under a separate permit. Please see removal justifications in the
following section.

My evaluation of the impacts of the proposed construction work for all affected trees was
summarized in the Tree Inventory. These included impacts of grading, excavation for u
installation, retaining walls, drainage or any other aspect of the project that could impact the
service life of the tree. Anticipated impacts to trees were summarized using a rating system of
“severe,” “high,” “moderate,” “low,” or “very low.”

PREPARED BY: BUSARA FIRESTONE
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on the Inventory.  Suitability of trees to be retained was rated as “high,”
“moderate,” “low.” Trees with low suitability would be appropriate candidates for removal.
Please see Glossary for definitions of ratings.

TREE REMOVALS
Removal Justification for trees is as follows:

o Trees #1, #2 #8, #11, and #15 - #18 were not Heritage Trees:
0 I recommended Trees #1 and #2 (crape myrtles) for removal because they would
be expected to sustain “high” to “severe” impacts from construction of the front
paver walkway. They would not be expected to survive the project.

o1 Tree #8 (Xylosma stum), and Tree #15
Lagerstroemia indica), and Trees #16 - #18 (mayten, Maytenus boaria) for
removal because they would be expected to undergo “high” to “severe” impacts
from the proposed construction of the home and back yard retaining wall and
would not be expected to survive the project.

°

I recommended Tree #11 (pineapple guava, Acca sellowiana) for removal
because it was in “very poor” condition. The tree had low vigor, as well as
damage and decay in the lower trunk.

« Tree #19H (pine): This tree would be expected to sustain “severe” impacts (more than
30% root loss) from the proposed retaining wall and would not be expected to survive
the project. Removal would be justified as per Menlo Park Administrative Guidelines
section 13.24,050 Clause a.5 “development.”

. ive oak): This tree d under Permi 180.
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IMPACTS TO HERITAGE TREES

Tree #4 (11.5 southern magnolia, Magnolia grandifiora, Street tree): This tree would
be anticipated to sustain “moderate” impacts from the proposed driveway and
stabilized construction entrance. Please see “Special Tree Protection Measures”
section of this report for guidelines on working within 6x DBH of this tree.

Tree #10H (15” Shamel ash): This tree, approximately seven feet (7) from the back
yard retaining wall and subdrain, would be expected to sustain “moderate” impacts
(10% - 25% root loss). Please see “Special Tree Protection Measures” section of this
report for guidelines on working within 6x DBH of this tree.

Tree #12H (18" Hollywood juniper): This tree would be anticipated to be “moderately”
impacted by the proposed retaining wall and subdrain approximately eight feet (8')
away. Please see “Special Tree Protection Measures” section of this report for
guidelines on working within 6x DBH of this tree.

Tree #14H (21" coast live 0ak): Excavation for the retaining wall and subdrain was
planned 511" away from this tree. | estimated that root loss would be approximately
30%. Redesign to reduce impact has been explored based on my recommendation.
However, this version of the plan achieves the back patio space requested by the client.
Justification and comparison of different layouts will be required by the municipal
reviewer. Retainment may be possible with monitoring or alternative building methods.
Health and structure may worsen even if conditions for retainment are met. Please see
“Special Tree Protection Measures” section of this report for guidelines on working
‘within 6x DBH of this tree.
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Arborist Inspection

The City requires that tree protection fencing be installed before any equipment comes on-
site and inspected by the Project Arborist, who shall submit a verification letter to the City
before issuance of permits. Tree protection fencing to be inspected by Cit

demo and/or building permit issuance.

DURING CONSTRUCTION

Special Tree Protection Measures — Trees #4, #10H, #12H, and #14H

1) Tree #4 - 115" magnolia, Street tree
a. Demolition of existing hardscape should be performed in a manner that avoids
tearing roots: Using the smallest effective machinery, break up pieces of the
concrete and lift pieces up and away from trees. Cut roots embedded in paving
rather than tearing them (see instructions on root cuts).

2

Hardscaping (driveway): When excavating within 12 feet of this tree, use hand
tools. Leave roots encountered undisturbed if possible. Excavation depth for
tallation of new landscape materials within 12 feet of tree should be no more
than four inches (4) into existing soil grade. Do not compact native soil under
paving materials. If roots must be cut, please see section titled “Root Pruning.”
No paving materials or any excavation or grading within three feet (3') of trunk.

2) Tree #1aH

a. Cutto grade and retaining wall adjacent to Tree #14H

 Use hand tools only when excavating within 11 feet of the trunk of Tree #14H
within the top 36 inches of soil depth. If roots of one-inch diameter or larger must
be cut, they should be cut cleanly with a sharp, clean sawblade perpendicular to the
direction of growth (a “square cut”). The cut should be made where the bark of the
root is undamaged and intact. Root pruning should be supervised by the Project
Arborist.
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Tree Protection Recommendations

PRE-CONSTRUCTION

Establish Tree Protection Zones (TPZ)

The Tree Protection Zone (TPZ) shall be a fenced-off area where work and material storage is
not allowed. They are established and inspected prior to the start of work. This barrier
protects the critical root zone and trunk from compaction, mechanical damage, and chemical
spills.

Tree protection fencing is required to remain in place throughout construction and may only
be moved or removed with written authorization from the City Arborist. The Project Arborist
may authorize modification to the fencing when a copy of the written authorization is
submitted to the City.

The City requires that tree protection fencing be installed before any equipment comes on-
site and inspected by the Project Arborist, who shall submit a verification letter to the City
before issuance of permits.

Tree protection fencing is required to remain in place throughout construction and may only
be moved or removed with written authorization from the City Arborist. The Project Arborist

may authorize to the fencing when a copy of the writts is
submitted to the City.
The inside the Tree Protection Zone. DO NOT:

Place heavy machinery for excavation
Allow runoff or spillage of damaging materials

Store or stockpile materials, tools, or soil

Park or drive vehicles

Trench, dig, or otherwise excavate without first obtaining authorization from the City
Arborist or Project Arborist

Change soil grade

Trench with a machine

RED BY: BU:
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 Cuts across the root plate within a distance of less than 3X the diameter of the
tree canlead to tree decline and instability. Therefore, the cut to grade/ location of
the retaining wall should be a minimum of seven feet (7') from trunk face to prevent
instability of tree from the damage of structural roots.

3) Trees #10H and #12H

a 1

: Do not
trench within 8 feet of Tree #10H and 9 feet of Tree #12H if possible. Consider
using boring (tunneling) machines set up outside the dripline of the tree. If
trenching is necessary, use hand tools or vacuum soil extraction in the top 36
inches of soil. y roots of one inch or larg ged with bark
intact. The pipes can then be pushed through the trench or tunnel, beneath the
roots. Gravel may be filled around live roots. Most roots are found within the
top 24 inches of soil.

=

Cut to grade and retaining wall adjacent to Trees #10H and #12H

« Use hand tools only when excavating within 8 feet of the trunk of Tree #10H
and 9 feet of Tree #12H within the top 36 inches of soil depth. If roots of one-inch
diameter or larger must be cut, they should be cut cleanly with a sharp, clean
sawblade perpendicular to the direction of growth (a “square cut”). The cut should
be made where the bark of the root is undamaged and intact. Root pruning should
be supervised by the Project Arborist.

« Cuts across the root plate within a distance of less than 3X the diameter of the
tree can lead to tree decline and instability. Therefore, the cut to grade/ location of
the retaining wall should be a minimum of four feet (4') from trunk face of Tree
#10H and 5 feet of Tree #12H to prevent instability of tree from the damage of
structural roots.

2319 Warner Range Ave. » Safaei * rev. 06/25/24
ARBORIST REPORT
Page 10 of 22
Allow fires under and adjacent to trees
Discharge exhaust into foliage

Direct runoff towards trees
Cut, break, skin, or bruise roots, branches, or trunks without authorization from the City
Arborist

Secure cable, chain, or rope to trees
Apply soil sterilant under pavement near e

Specific recommended protection for trees s as follows:

o Tree #3(11.5” magnolia, Street tree): Establish standard TPZ fencing to a radius of 12
feet, or to the greatest extent possible as limited by the proposed driveway and
entrance ttached “TPZ Map” for fencing

locations.

Trees #10H, #12H, and #14H (mix of species): These trees may be fenced as a group
within the same perimeter. Establish standard TPZ fencing radius to 15 feet, or to the
greatest extent possible as limited by the proposed retaining wall.

TPZ FENCING SPECIFICATIONS:

1) Establish tree protection fencing radius by installing six (6)-foot tall chain link fencing
mounted on eight (8)-foot tall, 1.5-inch diameter galvanized posts, driven 24 inches into
the ground and spaced no more than 10 feet apart.

2) Post signs on the fencing (in English and Spanish) printed on 11"x17” yellow-colored
paper (signage attached at end of report) with Project Arborist's contact information.
Signage should be on each protection fence in a prominent location.

&

Movable barriers of chain link fencing secured to cement blocks may be substituted for
fixed fencing f the Project Arborist and City Arborist agree that the fencing will have to
be moved to accommodate certain phases of construction. The builder may not move
the fence without authorization from the Project Arborist or City Arborist.
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Root Pruning

Roots often extend farther beyond the tree than people realize. Even outside of the fencing
protecting the critical root zone, there are roots that are important to the wellbeing of the tree.
Builders may notice torn roots after digging or trenching. If this happens, exposed ends should
be cut cleanly.

However, the best way to cut roots is to cut them cleanly before they are torn by excavating
equipment. Roots may be exposed by gentle excavation methods and then cut selectively.
Alternatively, a tool specifically designed to cut roots may be used to cut through the soil on the
tree-side of the excavation line prior to digging so that roots are ot torn.

Any root pruning must be supervised by the Project Arborist.

Irrigation

Water moderately and highly impacted trees during the construction phase. As a rule of
thumb, provide one to two inches per month. Water slowly so that it penetrates 18 inches into
the soil, to the depth of tree roots. Do not water native oaks during the warm dry season (June
- September) as this activates oak root fungus. Instead, make sure that the soil s sufficiently
insulated with mulch (where possible). Remember that unsevered tree roots typically extend
three to five times the distance of the canopy.

Project Arborist Supervision

I recommend the Project Arborist meet with the builder on-site:

Soon after excavation

During any root pruning

Monthly inspection reports: As requested by the property owner or builder to
document tree condition, verify on-going compliance with tree protection plan, and

1SA-CERTIFIED ARBORIST AWE-8525A
WIWW.BOFIRESTONE.COM
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TRUNK WRAP SPECIFICATION:

ly bir lats at least 1-inch- (pref e
cellfoam pad). Secure and wrap at least one layer of orange plastic construction fencing
around the outside of the wooden slats for visibility;

DO NOT drive fasteners into the tree;

Install trunk protection immediately prior to work within the TPZ and remove protection
from the tree(s) as soon s work moves outside the TPZ;

Protect major scaffold limbs as determined by the City Arborist or Project Arborist; and
f necessary, install wooden barriers at an angle so that the trunk flare and buttress
roots are also protected.

Preventing Root Damage

al TPZ the ground to reduce soil
compaction and retain soil moisture. Place a 6-inch layer of coarse mulch or woodchips
covered with %-inch plywood or alternative within the TPZ prior to construction activity. Mulch
in excess of four inches would have to be removed after work is completed. Mulch should be
spread manually 5o as not cause compaction or damage.

Pruning Branches

Irecommend that trees be pruned only as necessary to provide minimun clearance for
proposed structures and the passage of workers, vehicles, and machines, while maintaining a
natural appearance. Any large dead branches should be pruned out for the safety of people
working on the site.

Pruning should be specified in writing adhering to ANSI A300 Pruning Standards and performed
according to Best Practi dorsed by the Society of
Arboriculture. Any pruning (trimming) of branches should be supervised by an ISA-certified
arborist.

Any property owner wanting to prune heritage tree more than one-fourth of the canopy
and/or roots, must have permission from the City.

2319 Warner Range Ave. » Safaei » rev. 06/25/24
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provide ions for any necessary d impact mitigation

(required every 4 weeks by the City).

Any time workis
afollow-up letter shall be provided, documenting the mitigation has been completed to
specification.

be supervised by a Project Arborist,

POST-CONSTRUCTION
Ensure any mitigation measures to ensure long-term survival including but not limited to:
Continued Tree Care

Provide adequate and appropriate irrigation. As a rule of thumb, provide 1- 2 inches of
water per month. Water slowly so that it penetrates 18 inches into the soil, to the depth of the
tree roots. Native oaks usually should not be provided supplemental water during the warm,
dry season (June — September) as this activates oak root fungus. Therefore, native oaks should
only be watered October — May when rain has been scarce.

Mulch insulates the soil, reduces weeds, reduces compaction, and promotes myriad benefits
to soillife and tree health. Apply four inches of wood chips (or other mulch) to the surface of
the soil around trees, extending at least to the dripline when possible. Do not pile mulch
against the trunk.

Do not fertilize unless a specific nutrient deficiency has been identified and a specific plan
prescribed by the project arborist (or  consulting arborist).

Post-Construction Monitoring

Monitor trees for changes in condition. Check trees at least once per month for the first year
post-construction. Expert monitoring should be done at least every 6 months or f trees show
signs of stress. Signs stress include unseasonably sparse canopy, leaf drop, early fall color,
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browning of needles, and shoot die-back. Stressed trees are also more vulnerable to certain

disease and pest infestations. Call the Project Arborist, or a consulting arborist if these, or
other concerning changes occur in tree health.

City Arborist Inspection

Afinal inspection by the City Arborist is required at the end of the project. This s to be done
before i ing i down. should be planted by this
time as well.

Conclusion

The building project planned at 2319 Warner Range appeared to be a valuable upgrade to the
property. If any of the property owners, project team, or City reviewers have questions on this
report, or require Project Arborist supervision or technical support, please do not hesitate to
contact me at (408) 497-7158 or busara@bofirestone.com.

Signed,
e s - —

Busara (Bo) Firestone | Isa Certified Arborist WE-#85254 | ASCA Registered Consulting Arborist

RCA #758 | ISA Qualified Tree Risk Assessor | ASCA Tree and Plant Appraisal Qualification | Member —
i} , st | et Arborist
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CERTIFICATE OF APPRAISAL

1, Busara Rea Firestone, CERTIFY to the best of my knowledge and belief:

are true and correct

2 "

, opinions, by the

and limiting conditions, and that they are my personal, unbiased professional analysis, opinions, and

conclusions.

3. That! have no present or prosp the pl ppraisal, and
that | have no personal interest or bias with respect to the parties involved.

4, v upona or direction in value that
favors the cause of the client, , the att t of a stipulated
result, or the occurrence of a subsequent event,

5. That my analysis, opini d thi I in

Guide for edition, 2000) ouncil of Tree
and Landscape Appraisers.

6 in this appraisal are the value of the plants
considering reasonable factors of plant appraisal

7. That my appraisal is based on the information known to me at this time. If more information is
disclosed, | may have further opinions.

signed,

= S
Busara (Bo) Firestone
ISA Certified Arborist #WE-8525A

06/25/2024

2150 LACEY DR, MILPITAS, CA 95035 i RO ETAR
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Supporting Information

GLOSSARY

Terms appear in the order they appear from left to right on the inventory column headings.

DBH / DSH: Diameter at 4.5 above grade. Trees which split into multiple stems at 4.5’ are
measured at the narrowest point below 4.

/ DSH: diameter of
combined area of all trunks.

tree, from the

SPREAD: Diameter of canopy between farthest branch tips

TREE STATUS: A “Heritage Tree" is a tree that has protected status by the City of Menlo Park. The
City can classify trees with Heritage status for their remarkable size, age, or unique value. However,
in general, native oaks of 10 inches or more, and any tree having a trunk with a diameter of 15
inches or more has Heritage status (measured at 54 inches above natural grade, or at the branching
point for multi-trunk trees).

c d based visual structural and being:

“Excellent’

81 - 100%; Good health and structure with significant size, location or quality.

"Good" = 61-80%; Normal vigor, full canopy, no observable significant structural defects, many

years of service life remaining.
“Fai
stress

1-60%; Reduced vigor,

icant structural defect(s), and/or other significant signs of

"Poor" = 21- 40%; In potentially irreversible decline, structure and aesthetics severely
compromised

“Very Poor" = 6-20%; Nearly dead, or high risk of failure, negative contribution to the landscape

"Dead/Unstable" = 0 - 5%; No live canopy/buds or failure imminent
IDEAL TPZ RADIUS: Recommended tree protection radius to ensure healthy, sound trees. Based on

species tolerance, age, and size (total combined stem area) as per industry best practice standards.

PREPARED BY: BUSARA FIRESTONE
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Compromising the radius in a specific area may be acceptable as per arborist approval.

Municipal

s in our region simpl

this nuanced process by using the distance to the dripline, 10X
DBH, or 6X DBH as acceptable setbacks from construction.

AGE: Relative to tree lifespan; “Young” <1/3; “Mature" 1/3 - 2/3; "Overmature” >2/3

IMPACT: Anticipated impact to an individual tree includin

SEVERE - In direct conflict, removal necessary if plans proceed (distance to root cuts/fill

‘within 3X DBH or root loss of > 30% anticipated).

HIGH ~ Work planned within 6X DBH and/or anticipated root loss of 20% - 30%. Redesign
to reduce impact should be explored and may be required by municipal reviewer.

Retainment may be possible with monitoring or alternative building methods. Health and
structure may worsen even if conditions for retainment are met.

MODERATE - Ideal TPZ encroached upon in limited areas. No work or very limited work
within 6X TPZ. Anticipated oot loss of 10% - 25%. Special building guidelines may be

provided by Project Arborist. Although some symptoms of stress are possible, tree is not
likely to decline due to construction related activities.

LOW - Anticipated oot loss of less than 10%. Minor o no encroachment on ideal TPZ.
Longevity uncompromised with standard protection.

VERY LOW - Ideal TPZ well exceeded. Poten

root loss of 0% - 5%. Longevity uncompromised

ipact only by ingress/egress. Anticipated

NONE - No anticipated impact to roots, soil environment, or above-ground parts.

TOLERANCE: General species tolerance to construction (HIGH, MODERATE, or LOW) s given in

truct

ety of

Managing Trees During Cc

Second Edition, by

SUITABILITY ASSESSMENT: An individual tree's suitability for preservation considering impacts,
condition, maturity, species tolerance, site characteristics, and species desirability. (HIGH,

MODERATE, or LOW)

APPRAISAL RESULT: The reproduction cost of tree replacement as calculated by the Trunk Formula

Technique.
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2319 WARNER RANGE, MENLO PARK, CA

TREE PROTECTION ZONE MAP

Tree protection fencing requirements as required by the City of Menlo Park:

1) Establish tree protection fencing radius by instaling six (€)-foot al chain ink fencing mounted on
eight (8)-foot 1al,1.5-inch diameter gaivanized posts, driven 24 inches Into the ground and spaced o
more than 10 feet apart.

2) Pest signs on the fencing (in English and Spanish) printed on 11"X17" yellow-celered paper (signage
Graced) with Project Arsorls®s contact nformation. Signage shaud be on each arotection ferce n ¢
prominent lozarion.

3) Movable barriers of chain link fencing secured fo cement blocks may be substituted for fixed
fencing if the Project Arborist and City Arborist agree that the fencing will have 1o be moved o ac-
commodate certain phases of construction. The bulder may ot move the fence without authorization
from the Project Arborist or City Arborist.

4) Place a G-inch layer of coarse mulch or woodchips covered with %-inch plywood or aifernatve
within he TPZ over bare ground prior to construction activity.
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FOUNDATION NOTES.
1. THE CONTRACTOR SHALL CHECK INFORMATION SHOUN ON FOUNDATION PLAN WITH THE
ARCHITECTURAL FLANS PRIOR TO ANTY EXCAVATION OR EARTH
WORK, 8EE GENERAL NOTES, TYPICAL, UNO.

2. BTRUCTURAL DESIGNER 18 TO FIELD SPECTFY CHANGES AS NEEDED.

4. SUB-GRADE TO BE MOISTENED FER SOILS REFORT PRICR TO FOUR OF GRADE BEAM
AS DIRECTED BY SOILS ENGINEER

5. ALL FOUNDATION TRENCHES SHOULD BE OBSERVED BY THE PROJECT SOIL ENGINEER TO ASCERTAIN
THAT PROPER PENETRATION HAS BEEN ACHIEVED. FOR ALL OTHER SOTL RECOMMENDATIONS
AND FIELD OBSERVATION REGUIREMENTS SEE THE $OIL REFORT.

PROJECT ENGINEER IN CHARGE OF THE STRUCTURAL DESIGN PRIOR TO PLACEMENT OF

& ALL RETAINING WALL REINFORCING SHOULD BE OBSERVED BY THE
THE CONCRETE AND NEEDS TO BE ACCEFTED.

LEGENDS:

ﬁ CONC. 8ITE RETAINING WALL, TTP.

182 CONC. PIER,
e - PIDE LAGGING,
SEE DETAIL V/8UR-2 u exig, TP, 8EE SCHEDULE ‘I/8UR-2",
TR, UNO. / uNo. YR, UNO.
. x ., ., . ., ., ., :

e F + ¥ 2 e +

COoNe. STER,
SEE DETAIL "2/6UR-2' (A6 REQ.)

MAIN HOUSE

GARAGE

SITE RETAINING WALLS PLAN

(SEE NOTES)

FOR ALL DIMENSIONS REFER
TO CIVIL PLANS, DO NOT
SCALE STRUCTURAL PLANS, TYPICAL

REVISIONS | BY
1 >o8/23 DR

212013 [P
5> 02224 DR
& > 06nans [pr.

(408) 377-4000
(408) 377-4001

Email: mrahmani@rahy

Tel
Fax:

«8 Rahmani & Associates, Inc.

DESIGN & STRUCTURAL ENGINEERING CONSULTANTS

1870 Hamilton Avenue
San Jose, CA 95125

SITE RETAINING WALLS
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PAVING OR FINISHi GRADE,
PLAN

SEE ARCH./CIVL

2

5

76" MAX.

GUARD RAIL,
AS REQ., SEE DETAL- BELOW
¢ | PIER
&|coL.
|

STEEL COLUMN;
EE PLAN

V777777772

XY

=

Y2022

LAGGING, SEE
PLANK SCHEDULE,
TYP., UNO.

PLANK SCHEDULE

MAX. 127 NATIVE

COMPACTED BACKFILL

FILTER
FABRIC

DRAINFIELD: 4" RIGID

PERF. PIPE, HOLES

DOWN, W/ 3/4" o DRAIN ROCK BACK FILL,
WRAPPED W/ FILTER FABRIC PER SPECS.
PLACE 4" ABOVE FOOTINIG,

PER REQUIREMENTS OF

SOIL REPORT TYP. L.N.O.

7

N
2

NS

Z

.
>

IS
7

a—a

18" ¢ CONC:
PIER, SEE PLAN ™

MIN. 150" OR B'~0" INTO THE BEDROCK

WHICHEVER DEEPER PER SOIL ENG. REPORT

-

NOTES:
1. THE ACTUAL PIER DEPTH SHALL
BE VERIFIED & ACCEPTEDIN THE
FIELD BY THE GEOTECHNICAL ENGINEER,
2. FOR ALL SOIL REQUIREMENTS
SEE THE SOIL REPORTS, TYP.,

N.O.

3. THE PROJECT ENGINEER IN CHARGE

OF STRUCTRUAL DESIGN SHALL DBSERVE
& ACCEPT ALL PLACEMENT REINFORCING,
TYP., UNO.

PLANKS,
SEE SCHEDULE

WALL HEIGHT PNK S
Hg2'-0" 3x12
2'-0"<Hg5'~0" 4x12
5'-0"<Hg6'~0" 6x12
8'—0"<HL7'-6" 8x12
NOTE:.

¢ coLumn &
PIER, TYP.,
UN.D.

— ¢ COLUMN &
PIER, TYP.,
/ UN.O.

b &
- —
‘ PIER BELOW,

SEE PLAN

STEEL COLUMN;
SEE SCHEDULE

PLANK SUPPORT AT STEEL COLUMN

WELDER QUALIFICATION REQUIREMENTS,
WELDING PROCEDURI

ALL WELDING SHALL
CERTIFIED WELDERS,

G COLUMN &
PLANK AS FER, TYP.
OCCUR IN

OTHER DIR. N

N

STEEL COLUMN;
SEE SCHEDULE.

N

4
L4X4X3/8
FULL LENGTH OF
COL. AT_PLANK
SUPPORT

PLANKS,
SEE SCHEDULE

PLANK SUPPORT AT STEEL COLUMN

1-1/2"% STD

—
PIPE ROD @ EA. COL.

1-1/2"8 HORIZONTAL OR CABLE——
RAIING PER ARCH. PLA

NS

SPACING BETUEEN INTERMEDIATE RALS,
/ 7O BE 4 MAX. DIAMETER TYF. UNO.

ol
“uax?
Y.
MIN. 42"

TTP. GUARD RAIL DETAIL AT RET. WALL

1) BECTION AT WOOD SITE RET. WALL

SEE_ARCH.
DWES.

#4 NOSING BAR
HOOK 12 EA. END

{-1-1/2" CIR,

2- 4, TOP & BOTTOM

127 MIN.

Rose

2) STEPS ON GRADE (AS REQ.)

REVISIONS  [BY

2 ) @1223 |DP

22/0124 DR,
6 poe24/24 DP.
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SITE RET. WALL DETAILS

2219 WARNER RANGE AVE.

NEW CUSTOM HOME FOR:
MENLO PARK, CA

VISTA HOMES

DATE  p3n7/23
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ABBREVIATIONS

DESCRIPTION. DESCRIPTION.

AB | AGGREGATE BASE (CLASS AS NOTED) [ LP | LIP OF CUTTER

AC | ASPHALT CONCRETE L, | Lo PONT

A | AREA DRAN g [ e

BC | BACK OF CURE

5| BACC FLOW PREENTER 05| GhiiNaL GROND

| B PGEV | PGLE VAULT

B | Cosb Ao cTER Ep/L| PROPERTY LN

| GARACE FisH FLooR (BACK) PERF | PLASTIC PERFORATED PIPE

EL%L CENTERRE SwALE PSE | PUBLIC SERVICE EASEMENT

o s PVC | POLYVNYL CHLORDE

P | CONTROL PONT R/W | RI

o | SRty RCP | RENFORCED CONCRETE PIPE
s |s RAIN

O | ORoE MET SOMH | STORM DRAIN NANHOLE

€61 | ELECTRC S| STANDARD

€ | EDGE OF PAVEMENT ELEVATION e R MAHOLE

EUC | EUCALYPTUS TREE | SORAK

(EMEX| EXISTING T | ToP oOF CURB

FF | FNISHED FLOOR T | TOP OF FOUNDATION

FG | FINISH GRADE 05 | T0E OF SLAB

FH | FIRE HYDRANT TOW | TOP OF WALL

FL | FLOWNE TP | TOP OF PAVEMENT

FNC | FENCE TYP)

FOG | FOG LINE USS" | INDERGROUND SANITARY SENER

B | GRADE BREAK UE | ULy EAs

GT | ARAGE FWISHED FLOOR (FRONT) | uom | oSS iR NOTED

cuY | Guy W UW | UNDERGROUND WATER

e | HGH Pmm VCP | VITRFED CLAY PIPE

P | IRON PPE WL | WHITE UNE STRIPE

INV | INVERT WLK | WALKWAY

P | JONT POLE WM | WATER METER

48| JONCTION BOX (UTIITY) WV | WATER VALVE

EXISTING PROPOSED DESCRIPTION

PROPERTY LINE

[ FILL AREA LIMIT
c— CUT AREA LT
CONTOUR
WATER LINE
s—— STORM DRAIN PIPE. (SOLID)
ss SANTARY SEWER PIPE
sup—— SUBDRAIN PIPE (PERFORATED)
—o Ot ellV OVERHEAD UTLITIES WITH POLE
G S LNE
3 ELECTRIC LINE (UNDERGROUND)
—r JONT TRENCH
X sv STREET LIGHT VAULT
[ ] CLEANOUT
SANTARY SEWER MANHOLE
® STORM DRAIN MANHOLE
e ELECTROLIER
™ WATER METER
TREE WITH TRUNK
—x — & WOODEN FENCE
10223 SPOT ELEVATION
TREE PROTECTION FENCE

5 TALL CHAN LINK
SWALE.

DIRECTION OF FLOW IN PIPE

AREA DRAIN/ INLET

OVERLAND RELEASE PATH

N GRADING DIRECTION
\
(E) TREE TO BE REMOVE
.} DOWN-SPOUT
o POP-UP EMITTER

DETAIL NUMBER
SHEET NUMBER

GRADING AND DRAINAGE PLANS
NEW SINGLE FAMILY HOUSE

2319 WARNER RANGE AVE. MENLO PARK, CA 94025
APN: 742-03-040

WEST BAY SANITARY SEWER NOTES:

- THE PROPERTY LINE CLEANOUT MUST BE PLACED IN A LOCATION
THAT PROVIDES EASY ACCESS FOR MAINTENANCE EQUIPMENT AND IS
DUTSIDE OF ANY ENCLOSURES, A MINIMUM OF 6’ IS REQUIRED
BETWEEN THE PROPERTY LINE CLEANDUT AND STRUCTURE.

A BACKFLOW PREVENTION OR DVERFLOW DEVICE IS RECEIMMENDED
IMMEDIATELY UPSTREAM OF THE REQUIRED CLEANDUT NEAR

PROPERTY LINE TO PREVENT BACKFLOV DF SEVAGE INTO B
NG.

- IF THE EXISTING LATERAL FROM THE PROPERTY LINE CLEANDUT
TO THE SEWER DISTRICT MAIN WILL BE ABANDONED AND A NEW
LATERAL CONNECTION WILL BE MADE AT A DIFFERENT LOCATION
THE EXISTING LATERAL CONNECTION SHALL BE REMOVED AND THE
SEWER DISTRICT MAIN REPAIRED BY THE PROJECT APPLICANT . A
MINIMUM OF 12° IN LENGTH OF THE ABANDONED LATERAL
[MMED[ATELY UPSTREAM FROM THE PRE\/[EIUS CIIINNECT[EIN PIIIINT

GGED WITH CEMENT SLURRY, I
N NEW AND 0L CONNECTION 15 5
ENTIRE SECTION OF THE SEWER MAIN BETVEEN THESE CONNECTION

CONNECTION AND SEWER MAIN REPAIR.

- SANITARY SEWER CONNECTION AND TESTING MUST BE MADE IN
THE PRESENCE OF A SEWER DISTRICT REPRESENTATIVE.

E SEWER DISTRICT OFFICE SHALL BE CONTACTED TO SCHEDULE

OCCUR ON FRIDAYS, WEEKENDS OR HOLIDAYS UNLESS SPECIAL
ARRANGEMENTS ARE MADE WITH THE SEWER DISTRICT.

- A VIDED INSPECTION OF THE SEWER MAIN (MANHOLE TO MANHOLE>
WHERE THE NEW LATERAL CONNECTS TO THE SEVER DISTRICT MAIN
AND/OR THE EXISTING CONNECTION IS TO BE REMOVED SHALL BE
PERFORMED BY THE APPLICANT OR CONTRACTOR AND SUBMITTED TO
THE SEWER D[STRICT FOR REVIEW AFTER LATERAL CEINNECTIEIN HAS
BEEN MADE AND/OR THE MAIN REPAIRED, THE

SHALL BE PERFDRMED I ACCORDANCE VITH o REGUIRERENTS
DESCRIBED IN THE SPECIAL PROVISIONS FOR CLOSED CIRCUIT
TELEVISION [NSPECT[EIN EIF SANITARY SEWER MAINS (A COPY CAN
BE OBTAINED FROM OUR WEBSITE AT
HTTP1//PUBLICWORKS.SMCGOV.ORG/SEWER-SERVICES). THE SEWER
DISTRICT WILL REVIEW THE VIDED INSPECTION TO DETERMINE
WHETHER THE WORK PERFORMED IS ACCEPTABLE, ALL UNACCEPTABLE
WORK SHALL BE CORRECTED TO THE SEWER DISTRICT'S
SATISFACTION AT THE APPLICANT'S EXPENSE.

£ MUST BE TAKEN TO PROTECT THE EXISTING SEVER

DISTRICT MUST BE NOTIFIED OF ANY DAMAGES TO THE SANITARY
SEWER FACILITIES AND NAY REPAIRS MUST BE INSPECTED BY A
SEWER DISTRICT REPRESENTATIVE.

SEWER ]NSPECTIEIN PERMITS (SIPs) MUST BE OBTAINED BY THE
AF’F’L[EANT DR CONTRACTOR FOR THE INSPECTION OF:
NG OF T EXISTING, LATERAL RTOR T8 DEMOLITION OF
SOE ExtsTvg ' BUILDING
PROPOSED SEWER DISTRICT STANDARD CLEANDUT AT THE

g

CITY STREET FRONTAGE NOTES'

LL FRONTAGE IMPROVEMENTS THAT ARE DAMAGED, CRA(
UPL]FTED DR DEPRESSED DURING THE COURSE OF CDNSTRUCT]DN OR
THAT WERE DAMAGED PRIOR TO CONSTRUCTION, SHALL BE REMOVED,
REPLACED AND/OR REPAIRED. REPLACED AND REPAIRED SECTIONS
SHALL MEET CITY STANDARDS ALONG THE ENTIRE PROPERTY
FRONTAGE, CITY WILL NOT BEAR THE COSTS OF RECONSTRUCTION.

-ALL FRONTAGE IMPROVEMENT WORK SHALL BE IN ACCORDANCE
VITH THE LATEST VERSION OF THE CITY STANDARD DETALLS.

A;SEPARATE ENCROACHMENT PERWIT IS REQUIRED FOR ANY \/ORK
WITHIN THE PUBLIC RIGHT OF THE APPLICANT/CONTRACTOR
SHALL DBTATI THE. PERUIT PROM THE CIT1-6 ENGINEERING. DIVISION
PRIOR TO START OF ANY WORK WITHIN THE CITY'S RIGHT-OF-WAY
DR PUBLIC EASEMENT AREAS. THE APPLICANT SHALL OBTAIN
PERMITS FROM UTILITY COMPANIES PRIOR TO APPLYING FOR CITY
ENCROACHMENT PERMIT, TO VIEW ENCROACHMENT PERMIT
REQUIREMENTS PLEASE VISIT THE CITY’S WEBSITE AT:
httpi//wwwmenloparkorg/202/Enroachnent-Pernits

GRADING AND DRAINAGE NOTES:

L Surface Wnter‘ shall ke directed away from all bu\ld\ntgs Into drainage

Swales, gutters, storm draln inlets and dralnage

2. Commect raot down spouts o 6% solid pvc (4" for individuol down-spouts)
© minimun 1% slope and min. 67 ground cover. Connect pipes to on-site

Inlets. See architectural plans for roof downspout locations,

3. On site storm drain lines shall consist of solid PVC-SIR3S minimun or better,
4, Storm drain inlets shall be precast concrete, Christy U23 type or equivalent.

5. Property owner must malntaln the dralnage system Including the dranage swales

o ke working order at all tine,
TRAFFIC NOTE.
CONTRACTOR TO MINIMIZE PARKING AND LOADING IN THE STREET

NOTE:

MARK ON-SITE INLETS WITH THE WORD “NO DUMPING! FLOVS TO BAY*

NOTE

ALL UNSPECIFIED PERVIOUS SURFACES OF THE SITE WILL BE COVERED WITH MULCH,

GRADES WITHIN THE FIRST 10 FEET ADJACENT TO A STRUCTURE MUST HAVE A
57 SLOPE ON PERVIOUS SURFACES, AND A 27 SLOPE ON IMPERVIOUS SURFACES

PER 8181804A3 OF THE CALIFORNIA BUILDING CODE (CBO).

UNDER NO CIRCUMSTANCE SHALL DRAINAGE RESULTING FROM THIS PROJECT,

DURING DR POST CONSTRUCTION, DIRECTLY SHEET FLOW ACROSS AN ADJOINING
PROPERTY. RUNOFF SHALL BE CONTAINED ON-SITE UP TO THE 10-YEAR STORM

LOCATION MAP

PROJECT LOCATION N.T.S.

SHEET INDEX:

COVER SHEET/ NOTES/ DETALLS

GRADING AND DRAINAGE PLAN

LIGHTWELL DRAINAGE, UTILITY AND SUBDRAIN PLAN

DETAILS
c-5 EROSION CONTROL PLAN
c-6 CONSTRUCTION BMP

BASIS OF BEARINGS:

THE CALCULATED BEARING NORTH 2346'06" EAST TAKEN FROM FOUND
SURVEY MONUMENTS AS SHOWN ON MAP ENTITLED "SHARDN HEIGHTS UNIT NO
1, MENLO PARK, SAN MATEO COUNTY, CALIFORNIA" IN BOOK 49 OF MAPS,
PAGES 43—44. FILED IN THE OFFICE OF THE COUNTY RECORDER OF THE
COUNTRY OF SAN MATEO, IN THE STATE OF CALIFORNIA.

PROJECT BENCHMARK:

CITY OF MENLO PARK BM # 5
ELEVATION=232.56' (NAVD 88 DATUM)

SITE BENCHMARK:
SURVEY CONTROL SET MAG NAI
ELEVATION=218.78' (ASSUMED DATUM)

FARTHWORK TABLE

PROPERTY LINE
©) LATERAL CONNECTION TO THE SEWER DISTRICT MAIN. FILL (CY) | CUT (CY) | IMPORT (CY) | EXPORT (CY)
o) LATERAL BETWEEN THE PROPERTY LINE CLEANDUT AND THE
SEWER DISTRICT MAIN, HOUSE/ BASEMENT 7 1,573
e REMOVAL OF THE EXISTING LATERAL CONNECTION AND SEVER
MAIN REPAIR
DRIVEWAY 27 0
WALKWAY/ PATIO 15 217
SITE o 122
TOTAL 49 1912 0 1,863

TOTAL = 4,499 SOFT

v

T
PAl0 323 9T
ik
o S »
B
N AR
&\
Ry S\E
o
S5
5 3
g E
PN
PROPOSED IMPERVIOUS AREA

TOTAL = 7,584 SOFT

)
EXISTNG IMPERVIOUS AREA TO BE

REPLACED WITH NEW MPERVIOUS AREA
TOTAL = 4,488 SOFT

1. EARTHWORK QUANTITIES ON THIS TABLE ARE FOR INFORMATION ONLY.
CONTRACTORS ARE TO PERFORM THEIR OWN QUANTITY TAKE OFFS.

GRADING AND DRAINAGE PLANS SHALL BE REVIEWED AND APPROVED BY THE PROJECT
GEOTECHNICAL ENGINEER.

1-B00-227-2601
FORE T

NOTICE TO CONTRACTORS

CONTRACTOR TO NOTIFY USA (UNDERGRDUND
SERVICE ALERT) AT 800-227-2600 A MINIMU

OF 2 WORKING DAYS BEFORE BEGINNING UNDER—
GROUND WORK FOR VERIFICATION OF THE LOCATION
AND DEPTH OF UNDERGROUND UTILITIES.

S
1-B00-227-2

ENGINEERS

CIVIL ENGINEERS
LAND SURVEYORS
I

1534 CAROB LANE

TEL: (650) 941-8055
FAX: (650) 341-8755
EMAIL:
‘SRAZAVIGSMPENGINEERS.COM

OVNER / DEVELOPER:

coPvRIBHT (©) 2024
SUP ENGINEERS
G ENGINEERS

COVER SHEET
NEW SINGLE FAMILY HOUSE

2319 WARNER RANGE AVE. MENLO PARK, CA 94025
GRADING AND DRAINAGE PLANS

Ravisions:

06/12/2023
Scate:

PREPARED BY:

CHECKED BY:
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dob #
222146
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n

NOTE:

GRADES WITHIN THE FIRST 1

CONSTRUCTION,
CONTAINED ON-SITE UP TO THI

AND A

FF_225.00

BASEMENT
T0S 212.67

BW 21217

LIGHTWELL|
T0S 212.17

FEET ADJACENT TO A STRUCTURE MUST HAVE A S% SLOPE ON
PERVIOUS , 7. SLOPE ON IMPERVIOUS SURFACE PER § 1804.A3 OF THE
CALIFORNIA BUILDING CODE <OPBC).

UNDER NO CIRCUMSTANCE SHALL DRAINAGE RESULTING FROM THIS PROJECT
DIRECTLY SHEETFLOW ACROSS AN ADJDINING PROPERTY.
E \I0-YEAR STOR

NOTE:

ENGINEERS

CIVIL ENGINEERS
LAND SURVEYORS
I

1534 CAROB LANE

TEL: (650) 941-8055
FAX: (650) 341-8755
EMAIL:
‘SRAZAVIGSMPENGINEERS.COM

OVNER / DEVELOPER:

coPvRIBHT (©) 2024
SUP ENGINEERS
G ENGINEERS

A ALL EXISTING CRACKED OR DAMAGE FEATURES ALONG THE PROPERTY FRONTAGE MUST BE REPAIRED
IN KIND, ALL FRONTAGE IMPROVEMENT WORK SHALL BE IN ACCORDANCE WITH THE LATEST VERSION
OF THE CITY STANDARD DETALLS. (httpsi//wwwnenlopark.ora/211/Standard-Details)
. DURING OR POST B. ANY FRONTAGE IMPROVEMENTS WHICH ARE DAMAGED AS A RESULT OF CONSTRUCTION WILL BE
RUNOFF  SHALL BE REQUIRED TO BE REPLACEL
C. AN ENCROACHMENT PERMIT FROM THE ENGINEERING DIVISION IS REQUIRED PRIOR TO ANY
CONSTRUCTION ACTIVITIES [IN THE PUBLIC RIGHT OF WAY.
D. IN COORDINATION WITH CITY ARBORIST, CHIRISTIAN BONNER, FURNISH NEW DRIVEWAY APPROACH,
WALKWAY,AND VALLEY GUTTER PURSUANT TO HE LATEST CITY STANDARDS, T THE SATISFACTION
OF THE PUBLIC WORKS DEPARTMENT, ALONG THE ENTIRE FRONTAGE OF PROPERTY. KEEP THE SAME
CONFIGURATION AS NEIGHBORING PROPERTY.
“
=
a
—T S P
w — —
E} I e e —
g =" e | gy #3 ~
o e H0H x ~
- _— ~
0 o : TREE
T T 2 conc. v-one e
v T 26,50 W25 2050
— REE N B4 224,00 '[ B 2400 [[H6
» o e
s TS 245 T0s 2625 05 22625
EE Sy I
\ — FL 226,00 e 8 e
R e T — == ZE 8 gy
105 226.45) 2% 8
S e 2 S Eieane
/L el | 1705 22650 D
TG 22413
‘ R Ay B e e
8 . I o 5 & 13118 228,00
6° PVC @ NIN 12(TF) ¢ = T0S/224.25, Jos 2408 | ¥ fos dfhas g 2o 2 3 104 NV 227,04
% . o TS 72030 TS 7A€ ‘ L1y 28,50
v & o & 400 //l B Fito
INLET- e 8 v v T0S '229.00
16 22450 s TE Ay t b [ ! e H‘ H‘ oAl W 72650
INV'E” PVC (0UT) 223.5¢ " A2 Tl vz
240 NV 72350 \ 7 e [<705 228.50
INV 223,00 Iy 9 1052t NGl f“s 250
| 105\227.50
\ S (£1P) INDIGATES ROOF DOWN—SPUTS CONNECTED
HP SWALE T CLOSED GRAWITY DRANAGE. SYSTEM 105 226.20
230 FL 22380 VERFY LOCKTIONS WTH ROOF PLAY
T057224.00 Y0
10522
FG 226.30
FG 22525 M
220 NEW HOUSE A
T05 2250 FF 225.00 105 228.00
2 A BASEMENT 212.67 Lr0s 22500
4 PAD % 211.42
210 9 22295 7105 22475
GARAGE,
I® 2z
e 622300 TG 22400
[EiTos 2280
200 t [ T05 224,30 W 221.50
105 22478 "
wmn_ p wmn ’
y e e— 75 12550
Tobg2257. R P 1
2 2, NV 22149 — . o
6 222,20 - 3 e
320\ w 29475 TREE
&4 22250 #
et [ 5
7 w3 A
2z e B 105 22219 < (ST T2 CORRUGATED PYC PPE ) -

/

/

/

— on

\

©) oW 21381
T

1

3

NV 6 P
IR o Lob

WARNE i
(R/W: 507)

e 5
' BUNH 042 HDBE [PER DETAL
ey =Tk e Hort e PG 17 ( )
By 71550 — PRIERATED. I DRAN ROCK
— INLET (247 CORRUGATED PG ‘PIPE )
- [ o v ogs PR 4 OPE e eTAL)

W~ 221.00

e
Ollrtoh w5 St

INV 6T VE: (N) 221.20-
NV 48" HOPE 216.67

(E) VALLEY GUTTER

NO’
[C

VAILEY GUTTER AND ASH

SHALL FURNISH A NEW 3 CONCI

TE:
THE (E) FRONTAGE REVEALS UPLFTED AND CRACKED CONCRETE
PHALT PARKING STRIP, AND THE APPLICANT

URNISH 4 ETE VALLEY GUTTER AND 7 ASPHALT
PARKING STRIP, PURSUANT TO THE LATEST CITY STANDARDS, 10 THE
SATISFACTION OF THE PUBLIC WORKS DEPARTMENT.

GRADING AND DRAINAGE PLAN
NEW SINGLE FAMILY HOUSE

2319 WARNER RANGE AVE. MENLO PARK, CA 94025
GRADING AND DRAINAGE PLANS

Ravisions:

06/12/2023
Scate:
=10
PREPARED BY:

CHECKED BY:
SR

dob #
222146

Sheet

20F 6

Cc-2

A22



i w7

\

\!
\ 4 AR
] el S
’a“&%%%% ) ssmvi,f 7
e T

ik eyl ; T
2 (£) ssco—*7, BUBBLER BOX (FOR SUBDRAIN)
__— T¢ 22275 (GRATE D)

VC-(N) 22275

X

]
\ o 2o

€) S LATERAL T0 BE REUSED

_— lWARNER RANGE WAY

(R/W: 507)

BUBBLER BOX (FOR IGHTWELL).
T6-22380(RATE D)

IW-2" PVE: () 222.50
BATTON OF BOX 221.00
QVERFLOW RUNS; TOSTREET, GUFTER.

EX VATER NETER & SERVCE T0-BE
REUSED AND/O URGRADED S NEEDED

NOTE:

Y
>
Q
- in
—
o ~—
" TTTREE . TReE TREE ~
7wl L —~
o N x —
—
= s e T
s
T 22850 10 22975 y 23050 —
R 5 22400 [ st [l WS /?’w BB T
BW22h00  TREE
-227- S X'\E
W 23150
™ 22650 3 BY 72400 5 PUE.
NS £
\ TREE N I >(P SUBDRAI
#ex At
BW224.00|
W 73050
== & BN 22400,
W B ™ b 2050
NV 210 Seche By 2420
i
\ f {1y 228 50
\ E BT
=
] N et W80
e NS T T SR PO T e
3 TR X
14 o = 9 . — .
| 4" PPP @ 1% W/ CLEANOUT ! {—INV, 4' PPP 123.80(IN]
\ e Bl susbrnre—” AT THE CORNERS |(TYP) R W CED (aReg
H o e Al
\ G/ S E
\ 0 5’/L
1621207 5—12
21650 T =
\ tw 2osgs ¢\ M
NEW HOUSE AL B2y, A
£ FF 225.00 @ l
s sioran BASEMENT 212.67 E\ /5 B
NY-223.50 PAD + 21142 S & 7
\ — _Es B
76 224,00 (su(un) COVER) USHMELL PUNPNELL: gs \b%(
I 4 PR (W) 22300 Wy i () 20050 [5 5
NV 2§ BERE (1) 208.20 =
\ INV WELL 205. 10( 0 s INV WELL 205,50 =N ﬁ
WY 2 R (o0 22 =g ®
\ ! N) GS & ELEC. — = = g ]
#l57C verers (egae) s =
\ gﬁ LF~ 2" PVC-
" 3 1
\ | PN AV
21407 | 158
\ 2 ol
W 22425 TREE REE
\ % ¥ f
v * S

ENGINEERS
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END CAR

_he

R OR TG ELEVATION
R PLAN

DOWNSPOUTS
PIPE MATCHING SIZE OF SD PIPE

STORM DRAIN PIPE PER PLAN

CLEANOUT FINISH © LOCATION TO
CONFIRM TO HARDSCAPE

LANDSCAPE OR WALKWAY

45" CONNECTION

FIPE MATCHING SIZE OF SD PIPE

MIN. 1.5 COVER

INVERT (INV) ELEVATION
PERPLAR v connecTion

45" COUPLING 4" PVC @ MIN. 1% TO INLET ELEVATION VIEW

m—
CLEAN OUT AT CORNERS.

X 1 WIDE
1 TOP SO BACK FILL
COMPACTED 90% OR PER SOILS REPORT TRENCH
FINISH GRADE 10
~ N 17

BACKWATER VALVE

CLEANED AND WASHED PEA GRAVEL
WTH 3/4” DRAIN RO

FOUNDATION 5300
[ > oK
L S5 LATERAL :GLPEERFDRATED PIPE,
n

SANITARY SEWER BACKFLOW

PREVENTER DETAIL

N.T.S

ROOF DOWN—-SPOUT CONNECZ;ITUQ' STORM DRAIN CLEANOUT DETAIL
TS. N.T.S

VEGETAHON\

N

3" MAX. FLOW DEPTH

3,

EARTH SWALE DETAIL

MIRAFI 140 N FILTER FABRIC
WITH 24" OVER-LAP AT SEAMS,
TO ENCLOSE DRAIN ROCK AT ALL
SIDES

N.T.S
HEAVY DUTY. NATIVE SOIL BACK—FILL
FLAT GRATE 7
w 2" DIAMETER \

— T
} B DETENTION BASIN PIPE
X : == E X 48" HDPE, PERFORATED,
= a PERFORATION DOWN
—— 2
GRAVITY OUTLET
Sz PLAN
PER_PLAN
NO. 57 STONE OPEN-GRADED SUBBASE

THICKNESS : MIN. 67 AT SIDES AND TOP,
MIN. 12" AT BOTTOM

SECTION W-W

<JW

PLAN

STORM DRAIN INLET & DETENTION

FILTER FABRIC

S DOWN

&

INV. PER PLAN

SUBDRAIN TRENCH DETAIL

GRATE LD

FLAP GATE

GRAVITY
FLov

(VARES, SEE PLAN)

(€) cROUND

BUBBLER BOX DETNATIé

INLET WITH TRAP

N.T.S

NOTES:

2. BOX SHALL BE SET WITH ADJACENT GRADES SLOPING AWAY TO PREVENT

RAINWATER & LANDSCAPE WATER FROM ENTERING.

3. BOX SHALL BE SET IN LANDSCAPE AREA TO FACILITATE PERCOLATION.

INV ELEVATION PER PLAN

1. RIGID PLASTIC, AC., C.l, OR STEEL PIPE ALLOWED TO BOX FROM PUMP.

4. BOX SHALL NOT HAVE CONCRETE BOTTOM TO FACILITATE PERCOLATION.

5. BOX MUST BE LOCATED AT LEAST 10 FEET FROM BACK OF SIDEWALK AND 3
FEET MIN. AWAY FROM SIDE AND REAR PROPERTY LINES, APPROX. LOCATED IN

SWALE, VEGETATED OR RETENTION AREA.

24" CORRUGATED PLASTIC PIPE (TO BE PUNCHED ON INTO 48" PIPE TYP)

24" CORRUGATED PLASTIC PIPE

[ 2" ROUND ROCK

\,

24" CORRUGATED PLASTIC PIPE

48" END CAP

INV PER PLAN ——

48" END CAP

BASIN 7

\ SECTION X-X
2°¢ PERFORATED PVC, 12" LONG SLEEVE  —

WITH 3/4"DIA. SIZE DRAIN ROCK

RUNGS PRE-CAST INTO
CONCRETE FSE(RES PER

CAST IRON FRAME
MANUFACTU AND COVER

3" & 6" HIGH PRECAST CONCRETE
GRADE RINGS (AS REQD). GROUT
JOINTS.

PROVIDE AN AUDIBLE HIGH WATER
LEVEL ALARM (ZOELLER M!

LIGHTWELL FLOOR MUST BE ATa,
LEAST 6" MINIMUM BELOW ANY ]
DOOR, WINDOW, OR OPENING IN
THE LIGHTWELL WALLS.

SYSTEM AS APPLICABLE.
OUT .« PRECAST 24 TO 36" ECCENTRIC
CONE

2 6"
REMOVABLE GRATE

INSTALL BACKFLOW PREVENTION
DEVICE AT DISCHARGE LINE — TYP.

1/3 HP. SUBMERSIBLE SUMP_PUMP
ITTLE GIANT BEC SERIES WITH
PIGGYBACK FLOAT' OR APPROVED
EQUAL PROVIDE CHECK VALVE ON
DISCHARGE LINE, PROVIDE BATTERY
: OR CENERATOR BACK UP IN CASE
“ OF A POWER FAILURE.

S STD. PRECAST VERTIGAL WALL
SECTIONS IN 12°, 18", 24", 30", &
4 36" HEIGHTS (AS REQURED.)

CONTRACTOR MAY SUBSTITUTE
CONCRETE MANHOLE STRUCTURE
WITH 36 HDPE PIPE WITH
WRITTEN APPROVAL

POUR BASE IN FIELD TO SUIT

TG ETE LGS
R

CONSTRUCT A 2° WEEP HOLE AT THE BOTTOM OF PUNPWELL

PUMPWELL DETAIL FOR OVERFLOW & SUBDRAIN INLET,

PROVIDE AN AUDIBLE HIGH WATER LEVEL
ALARM &ZUELLER MODEL #10-0126 WITH
NI ENCLOSURE + ORY AUXILIARY
Y, CONTACT OR APPROVED EQUAL) IN A
LOCATION TO ALERT OW! LEMS
AS APPLICABLE.

PUMPS SHALL BE HARD WIRED TO PANEL

PER APPLICABLE LOCLA/NATIONAL

CODES. LOCATION PER ELECTRICIAN.

X1 1/2" PVC SCH 40 DISCHARGE LINE TO

STORM DRAIN. PROVIDE ADEQUATE COVER

(2 M OVER DISGHARGE LIES 10 A0
(CIDENTAL DAMAGE. FOR LINE WITH LESS

THAN 2' COVER USE GALVANIZED STEEL

PIPE OR PROVIDE PROTECTIVE SLEEVE.

INSTALL CHECK VALVE AT DISCHARGE

LINE - TYP.

DUAL 1/3 HP SUBMERSIBLE SUMP PUMPS
"LITTLE GIANT BEC SERIES" OR APPROVED
EQUAL WITH CHECK VALVE ON DISCHARGE
LINE. PUMPS SHALL BE HARD WIRED TO
DUPLEX CONTROL PANEL WITH DRY
AUXILIARY AND SET UP 7O ALTERNATIVE
CYCLE. PUMPS SHALL BOTH ACTIVATE

OF SUMP. PROVIDE BATTER BACK UP IN
CASE OF POWER FAILURE.

N) U-32 CHRISTY BOX SEALED ON ALL

SIDES_AND WITH CONCRETE BOTTOM OR
POURED MONOLITHICALLY PER STRUCTURAL
DRAWINGS.

NOTES:

DO NOT CONNECT ANY SUBSURFACE
DRAINAGE (BEHIND RETAINING WALLS)
TO THIS SUMP PUMP.

ALERT OWNER OF PROBI
I OR CONNECT T0 BUILDING SECURITY SYSTEM
X

SHOULD WATER REACH LEVEL 2" BELOW RIM

OVERFLOW FOR BASEMENT LIGHTWELL DRAIN

& CURE
MIN

NOTES:

1.

2.
3

4.
5.
6.

7.

N.T.S
WINDOW OR DOOR LEDGE
3" PVC OVERFLOW PIPE
90" FITTING
3"X6" REDUCER IF NECESSARY

4” PIPE DRAIN FITTING

"T" FITTING

4"X6" REDUCER IF NECESSARY
4" PVC DRAIN PIPE

45" BEND FITTINGS

SLOPE INTERIOR SLAB OF LIGHTWELL @ 1% MIN IN ALL DIRECTIONS TO
DIRECT FLOW TOWARDS INLET.

MAINTAIN 6" MIN FROM BOTTOM OF SILL/DOOR TQ BOTTOM OF LIGHTWELL.
INSTALL "NEENAH R—4344" GRATE AND 3" PVC OUT GOING PIPE IN
LIGHTWELLS NOT INTENDED TO HAVE FOOT TRAFFIC.

INSTALL 4" METAL GRATE AND 4" PVC OUTGOING PIPE IN AREAS INTENDED TO

N C OVERFLOW PIPE_AS SHOWN.
CONTRACTOR SHALL SUBMIT TD THE OWNER IN WRITING THE NEED FOR
PERIODIC MAINTENANCE AND REMOVAL OF DEERIS.

REFER TO STRUCTURAL PLAN FOR WALL CONSTRUCTION DETAIL.

PUMPWELL DETAIL FOR BASEMENT LIGHTWELL DRAIN

N.T.S.

N.T.S.

PUMP NOTES:

®

& oo

N.T.S.

HARD WIRE THE PUMPS TO PREVENT ANY UNPLUGGING.

PUMPS TO BE CONNECTED TO BACKUP GENERATORS OR BATTERIES TO
PREVENT FLODDING IN CASE OF BLACKOUT.

PROVIDE BACK FLOW PREVENTOR VALVE FOR PUMP OUTLET,

PROVIDE RESERVE PUMP FOR EACH PUMP WELL.

PROVIDE FLOATING DEVICE, CONNECTED TO SOUND/ LIGHT ALARM, TO NOTIFY
RESIDENTS OF POSSIBLE RISE OF WATER IN PUMPWELL.

6. PROVIDE TWO SEPARATE SYSTEM AND PUMP WELLS FOR: o) SUBDRAIN AND b)
LIGHTWELL AREA DRAINS

|/ INLET Wi TRaP
24” CORRUGATED PLASTIC PIPE (TO BE PUNCHED ON INTO 48" PIPE TYP)

&
’
4

T
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106.43"

N69°29'00"W

ia
J
]
(

TREE PROTECTION FENCING (TYP)

FIBER ROLL (TYF)
2' OFFSET 10 PAL

R —— —— = = AR A — —

WITHIN"240; FROM-PROJECT SITE OR &S DIRECTEL

CONCRETE_WASHOUT AREA
fm}

WARNER R
(R/w:
_

,82'G9 3,0€,€G.8IN

STABLZED CONSTRUCTION ENTRANCE,
IN. G X MIN. 20° WDE X 127
WtRansiton sonr 0% e Aortenre
OVER GEO-TEXTILE FABRIC

DEEP

TR
TRey #
B

ddmm
Tl

PROTECT (F) STHREETLMLETS

NGE way
50")
— TEm——

GRAPHIC SCALE
ERTY

—

STOCKPILE. AREA &

REFUES PILE AREA

—_
—

—_—

—_

7009epn
\5*’\‘3% .
D BY INSPEGTOR <V

—

o

.

LMIT_OF GRADING

FIBER ROLL NOTES

: Place fher roll n ey &
on uphil or flow side of
5 62 Hopes and ‘misaes,

NOTE

FOR STABALZED TRANSITON PONT
USE 3"-6" AGGREGATE OVER GEOTEXTILE FABRIC

and not. ovrlopped. Placs.
roll, every &'

= WARNER RANGE AVE.
N PROVDE APPROPRIATE. TRANSITION
Y BETVEEN STABILIZED GONSTRUCTION
PROFILE ENTRANCE AND PUBLIC RICHT-OF—WAY
25

Stacipie et fitrc
0% MIRAR (OR EQUAL)
o' BiSTuE ceound
s Qe fic

GROUND. WARNER RANGE AVE.

PLAN

Maintenance
— e entrance shal be maintained in o condition that il pravent
tracking or flowing sadiment onto public rights—of-way. Thic may
require periodic top cressing with additiondl stone a3 condilions
damond, and rapair and /or claan out any maasurea used to trop
sediment.
~ Al sediment spiled, dropped. woshed, r tracked onto publc

r\ng of-way s ved immediatel;

ey, whes <hal be ceaned o remore sediment
i 5 opiance onto:puble i orwey. Th shel o done at
‘an area skabilized with crushed stone, which drains into an
approved sediment trop o sediment basin.

STABILIZED CONSTRUCTION ENTRANCE
(TO BE MAINTAINED)

Swale

2 WOODEN STAKES OR

REBAR PER HAY BALES (TYP) STAPLE AS REQUIRED

ROUGH WOODEN FRAME;
NATIVE MATERIAL

\c IN CORNERS
SECTION A—A
NOT 70 SCALE

CONCRETE WASHOUT AREA
N.T.S.

NOTES
PERFORM CLEARING AND EARTH-MOVING ACTIVITIES ONLY DURING DRY WEATHER. MEASURES TO ENSURE
ADEQUATE EROSION AND SEDIMENT CONTROL SHALL BE INSTALLED PRIOR TO EARTH-MOVING ACTIVITIES AND
CONSTRUCTION,

MEASURES TO NSURE ADEQUATE EROSION D SEDIVENT CONTROL A EQUIRED YEAR MOUND, STABLZE A
Al ND APRIL

FIBER ROLL
N.T.S.

3. Install fiber roll 12" from limit of grading

T > STACKED HAY BALES (2)

171" STAKE .

DRAIN
GRATE |+

stope :
(25:7)

ba

PONDING HEIGHT

FIBER ROLLS

rench 57 dep and place sicavatd sof 127

" Foer rols shal be abutted ct the ends
alternata stokes on both sides of the

(25:1)

FOSSIL FILTER

PLAN VIEW

NOTES:
1. PLACE_FIBER ROLLS AROUND THE
INLET CONSISTENT WITH BASIN SEDIMENT
BARRER DETAL ON THIS SHEET. FIBER
ROLLS ARE TUBES MADE FRON STRAW
BOUND W/ PLASTIC NETTING. THEY ARE
APPROX. B" DIA. AND 20 ~16 FT. LONG
SEDMENT TRAP
TRENCH. 2. FBER ROLL INSTALLATION REQURES
THE PLACEMENT AND SECURE STAKING OF
THE FBER ROLL IN A TRENGH, 3* DEEP,
DUG ON CONTOUR. RUNOFF WUST NOT
BE ALOWED T0_FUN'UNDER OR ARDUND
FiBER

FIBER ROLLS
TIGHTLY WARPED

WOOD STAKES OR
VETAL REBAR.

3, THE TOP o THE SIRUGTURE (FONDING

STRUCTURE MAY BE NEGESSARY.
4. FOSSIL FILTERS SHALL BE
INCORPORATED IN ALL CATCH BASINS AND
1S 247 AND LiGER aND SHALL
BE INSTALLED PER_ MANUFAC
HORSI FILIERS AR
KRETAR ENTERPRISES
422 LARKFIELD CENTER, SUITE 271,

SANTA ROSA, CA 95403, PHONE (800)
579-8813.

EMEED FIBER ROLL 3'-5"
INTO SOL, (SEE FIBER ROLL
DETALL ES)

PROVIDE 1' WIDE BY 6"
DEEP_ SEDIMENT TRAP.
TRENCH AROUND INLET.

SECTIONA-A

STORM INLET SEDIMENT TRAP-FIBER ROLLS

Secure fabric with
staples, rock bags,
or similar weight

Rope.

PERSPECTIVE
TEMPORARY COVER ON STOCK PILE

GRAVEL BAGS \
L

N.T.S.
(E) OURS & GUTTER.

-

ow_

(E) CATCH BASIN

® www/
TRAFFIC CONES/

N.T.S.

WEDGE_LOOSE STRAW
BETWEEN HAY BALES

12 MIL PLASTIC LINING —]

fLow

(€) carcH mw/

i
8 B,
K

REUSABLE ROUGH
WOODEN FRAME

WEIGHT IN CORNERS

PLAN
NOT 70 SCALE

GRAVEL BAGS
STACKED 2 HIGH

GRAVEL BAGS (PEA SIZE, CLEAN)
STAGKED ONE HIGH
AT VER OPENING

=
\

=

SILT BAG/ Fl
76 B REGULARLY MANTANED

SECTION B-B

EXISTING DRAINAGE INLET PROTECTION

EROSION AND SEDIMENT CONTROL NOTES AND MEASURES

0

STORE, HANDLE, AND DISPOSE OF CONSTRUCTION MATERIALS AND WASTES PROPERLY, SO AS TO PREVENT THEIR
CONTACTWITH STORMWATER:

‘CONTROL AND PREVENT THE DISCHARGE OF AL POTENTIAL POLLUTANTS, INCLUDING PAVEMENT CUTTING WASTES,
PAINTS, CONCRETE, PETROLEUM PRODUCTS, CHEMICALS, WASH WATER OR SEDIMENTS, AND NON-STORMWATER
DISCHARGES TO STORM DRAINS AND WATERCOURSES.

USE SEDIMENT CONTROLS OR FILTRATION
WATER QUALITY CONTROL BOARD (RWQCE) PERMIT(S) AS NECESSARY.

AVOID CLEANING, FUELING, OR MAINTAINING VEHICLES ON-SITE, EXCEPT IN A

1. The faciities shown on this Plan ore designed to control Erosion
and sediment during the rainy season, October 1st to Aprl 30
Facilties perable prior to Dctober 1 of any yeor. Groding
cperations. durmg he rainy secsen, Vi Teme. Gerded slopes shall
be protected with erosion control measures immediotely following

grading on the slopes. 10, During the rolny season, ol poved areos sholl be kept dleor of corth moleriol
This plon covers only the first winter following grading with and debris. The site shall be maintained so as to minimize sedimert
gesumed ate conditions s sown on the Erosion Control Flan. runoff to orm drainoge aystems, inoudhg exating eroinage awoles ond

Prior to . the completion of site improvement sholl be
evaluated and revisions mode 10, this plan s necsssary with the
opproval of the city engineer. Plans are to be resubmitted for city
appravd prior Lo September 1 of each subsequent year until site

WHERE WASH
WATER IS CONTAINED AND TREATED.

LIMIT AND TIME APPLICATIONS OF PESTICIDES AND FERTILIZERS TO PREVENT POLLUTED RUNOFF.

i POINTS,

TO STABILIZED,

AVOID TRACKING DIRT OR OTHER MATERIALS OFF-SITE; CLEAN OFF-SITE PAVED AREAS AND SIDEWALKS USING DRY
SWEEPING METHODS,

TRAN 410 PROVIDE STRUCTION T0 ALL EMPLOYEES AND SUBCONTRACTORS REGARDING THE WATERSHED
PROTECTION EMENT PRACTICES.

PLACEMENT OF EROSION NATERIALS AT THESE LOCATIONS ARE REQUIRED ON WEEKENDS AND DURING RAW
VENTS: PER PLA

THE ATEAS DELINEATED ON THE PLANS FOR PARKING, GRUBBING, STORAG, ETC, SHALL NOT 88 ENLARGED OR
RUN OVE

ToHAVE MATERIALS ON-SITE DURING THE "OFF-SEASON

DUST CONTROL IS REQUIRED YEAR ROUND,

MATERIALS SHALL BE

USE OF PLASTIC SHEETING BETWEEN OCTOBER 1 AND APRIL 30 1S NOT ACCEPTABLE, UNLESS FOR USE ON
'STOCKPILES WHERE THE STOCKPILE IS ALSO PROTECTED WITH FIBER ROLLS CONTAINING THE BASE OF THE
STOCKPILE.

TREE PROTECTION SHALL BE IN PLACE BEFORE ANY DEMOLITION, GRADING, EXCAVATING OR GRUBEING IS
SARTED

cepte
3. Cor\struc(\on entrances shaH be mstaHed prior to commencement
of groding. All construction traffic enteri poved r

Tusk erogs the stablized construction enirancenays.

4. Gontractor shall mointain stabiized entrance of sach vehicle
access point to existing paved streets. Any mud or debris tracked
onto public streets shall be removed dally and os required by the
city.

5. 1f hydroseeding i not sed or or 1s not effestively 10/10, then
ther mmediate methods shall be implemented, such s’ Erosion
control blankets, or a three—step application of: 1) seed, mulch,
fertiizer 2) blown straw 3) tackifier and mulch.

. Inlt protection shall be instolled ot open il (o prevent
sediment from entering the storm drain system. Inlets not u

o rion it areston contral ore o be blodked 1o prevent eniry
of sediment

7. Lots with houses under construction will not be hydroseeded
Erosion protection for each lot with ouse under construction shall
confirm to the Typical Lot Erosion Control Detail shown on this sheet.
8 This erosion and sediment control plan may nat cover all the
s\tuuhons that may arise during construction due (0 unun(\cwuted
field conditions. Variations and additions may be s plan
in the field. Notify the city representative of any ﬂe\d chunges.

9. This plan s intended to be used for Interim erosion and sediment
control only and s not to be used for final elevations or permonent
improvements.

Gontractor shall be responsble for monitoring erosion and sediment 3.

10.
contral prier, during, and after storm events.

11. Reasonable care shall be taken when hauling any earth, e
debris, paper or any other substance over any public street, alley or other public
place. Should

private property, immediately remedy shall occur.

12. Sanitary facilities shall be maintained on the site.

N.T.S.

sand, gravel, ston:

any blow, spill, or track over and upon said public or adjocent

water courses.
13. Construction operations shall be carried out in such a manner that erosion
and water pollution will be minimized. State ond local laws concerning pallution
abatement shal

Il be complied wi

| —STACKED HAY BALES
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Ravisions:

14, Contractors shall provide dust control os required by the appropriote
state, and local agency requirements.

13. With the opproval of the city inspactor,
removed after areas above them have been stabilized.

MAINTENANCE NOTES

1. Maintenance is to be performed os follows:

>

Repoir domages coused by soil erosion or construction ot the
end of each working day.
Swales shall be inspected periodically and maintained os needed.
Sediment trops, berms, ond swales are to be inspected after
each storm and repairs made as needed.
Sediment shall be removed and sediment traps restored to its
original dimensions when sediment has accumulated to o depth of
one foot.
Sediment removed from trap shall be depos\ted in o suitable

ond in such o that it wil not ero
. Rils ond qullies must be repaired.

ow

°

monner

~

All existing drainage inlets on St. George Lane within the limit of the
. shall be protected with sand bags during construction

detall. Sand bag
depth is one half the height of one san
Existing concrete ditch sediment trap shall be cleaned out routinely
during construction.

erosion and sediment controls maybe

inlet protection shall be c\euned out whenever sediment
d b

federal,

R
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EXHIBIT B

(J 2319 Warner Range Ave. Menlo Park. CA

Update: 07.27.2024

There has been no further communication, changes or new information as a part of the efforts
towards the continuation of this project. No additional outreach efforts have been made or
received by the neighbors or the property owner.

Update: 06.01.2024

The use permit is requested solely for the purposes of retaining walls and grading required in
the minimum required setback in the rear of the property. The proposed retaining walls
encroaching in the required setback are being requested in order to add a better quality
backyard, to the new home approved to be built on a separate permit. backyard of this
residence is very limited due to the shape of the property lines and public utility easement of this
property. However, during the redesign of the project due to poor soil conditions — we have
eliminated the side retaining walls have revised the plans only to require retaining walls in the
rear of the property encroaching in to the rear required setbacks in order to attain a slightly
larger and flatter backyard for elevating the quality of outdoor living of the proposed residence.
The proposed retaining walls at max will encroach 12 feet in to the require setback and at least
1’ in some areas.

The proposed retaining wall materials shall be built with “lagg wall” style. Meaning there will be
metal | beam columns driven into the soil supported with concrete footings. From post to post,
there will be pressure treated pieces of wood installed in between the two posts. This style will
allow for reduced concrete, excavation, and damage to the existing root systems of the trees
existing on the job site and will allow for growth of future trees planted for screening.

Neighborhood Outreach:
Please note that there has been no further communication and/or outreach between Design
team, owners, or other neighbors about this project.

Proposed project at 2319 Warner Range is a new two-story single-family Residence on an
interior lot with an attached ADU and an attached two car garage. This portion of the project has
undergone review through the planning and building department and due to the lot being
conforming it is excluded from the use permit application. However, there are some landscaping
retaining walls in order to achieve a better cohesive design. and is not a part of the use permit
application Main residence is highlighted with high-end materials such as aluminum-clad-wood
windows with modern lines, standing-seam metal roof; exterior of the home shall be equipped
with modern farmhouse style vertical and horizontal wood siding as well as hardybacker/
cement board exterior. The combination of materials selected for this project is designed to add
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a high scale characteristic to the neighborhood and add value to the neighboring houses. The
proposed design for this residence includes a 6 bedrooms, 6.5 bathrooms main residence and
1 bedroom 1 bathroom attached ADU. First floor of the main residence includes a kitchen and
family room, dining and living room. Second level of this main residence will have four
bedrooms and four bathrooms. This home has been designed for the needs of the clients and
their family and elder parents to be able to have proper accommodations and comfortable living.
The lot is corner parcel, and is approximately +/- 12500 SF in the R-1-s zoning district. The
proposed design for this project would adhere to all zoning ordinance regulations for setbacks,
lot coverage, floor area limit, height, daylight plane, and parking.

Retaining walls and landscape design:

Proposed design and reason for project requiring a use permit is brought up is due to the
planning requirement of grading more than 12 inches in the required rear and side setback
areas. This retaining wall shall serve as a landscape retaining wall in order to allow the owners
to have a decently sized backyard this retaining wall has been designed in a way that it will
provide the owners of the residence enough room for their kids to play in and enjoy the family
in-door-outdoor style for which the residence has been designed for. In order to minimize the
impact of the retaining walls we have consulted with our arborist team, and civil engineering
team to ensure that the size and grading required to accommodate this design, has been
performed in the least impact-inducing method possible.

Project outreach —

Owners will be reaching out the neighboring properties in person to identify the concern and
letting the neighbors know that we’ll be aiming for the construction and installation of the
retaining walls in the required side and rear setbacks. 3D perspectives of these designs will be
provided as a part of the conversation starters to visually enhance the conversations and make
the understanding of the scope of the project more clearly.

Limitations and challenges of the lot:

Please note that this property has an approximate 60inch or 5’ drop in elevation as we get close
to the rear of the property — however, during the original construction of the residence, they had
installed a retaining wall which is shown on the survey of the property however, this retaining
wall is failing and is not in good shape. Therefore, we’'ll be installing the proposed retaining wall
behind the existing retaining wall with the new and compliant methods of construction to ensure
safety and cohesiveness of the design.

Update as of 11.25.2023

No further communication and or outreach has occurred during the current phase of
construction and development of the project in regards to the use permit application with the
neighbors surrounding the property.

ADU:

Please note ADU is not a part / or required to be a part of the conversation in the design review
commission and shall be excluded from all of the neighboring comments and concerns.
Planning staff please advise neighboring properties that the subject of ADU is not allowed to be
a part of the conversation during the design review hearing process.

For any questions or concerns, please contact our office.
Salar Safaei,

SDG Principal,
415.967.2527




A29

ARBORIST REPORT

TREE PROTECTION PLAN

REVISED JUNE 25, 2024

PREPARED FOR: SALAR SAFAEI

SITE ADDRESS:
2319 WARNER RANGE AVE. e« MENLO PARK, CA 94025

BO FIRESTONE TREES & GARDENS

BUSARA FIRESTONE, CERTIFIED ARBORIST #WE-8525A

2150 LACEY DR., MILPITAS, CA 95035 OLS‘G:/I RCA #7 58

E: BUSARA@BOFIRESTONE.COM C: (408) 497-7158 Registered Consulting Arboristes

WWW.BOFIRESTONE.COM




PREPARED BY: BUSARA FIRESTONE
ISA-CERTIFIED ARBORIST #WE-8525A
WWW.BOFIRESTONE.COM




2319 Warner Range Ave. ¢ Safaei * rev. 06/25/24

ARBORIST REPORT

Pagei

Contents
LY Ao o [ o1 {[o o H TP P O PRURPRPRPRRRPI 1
ARBORIST ASSIGNMENT ...ttt ettt ettt et sie e s e s st e s e st e s e e s neesaneeneesseeeneenaneeas 1
USES OF THIS REPORT ...ttt ettt sttt ettt st e s e e n e smn e e e sneeenees 1
LIMITAtiONS c.vviiiiiiiie e 2
City Tree Protection ReqQUIrEMENTS . ..o, 2
Heritage Tree DefinitioN ...t e s e e s e e e e na e e e e e nnaeee s 2
Construction-Related Tree REMOVAIS........cooviiiiiiieiiieee e 3
Violation PeN@lties. ... ..ooiiiiieiee e e 3
[ aToF: [otd o o I o o) €= =T I g =TT S 4
SITE DESCRIPTION. ... .ttitteitte ettt ettt ettt et sat e et e st e et esbe e sabe e bt e eabeebeesateebeesaseebeesaneenseennee 4
TREE INVENTORY ...ttt ettt ettt sttt ettt et e s ettt esat e et e e sateebeesaeeeabeesateebeesnseenteas 4
PROJECT DESCRIPTION ...ttt ettt ettt ettt ettt st e et esaeeebeesateebeesaeeenneas 4
HOW CONSTRUCTION CAN DAMAGE TREES.....c.eiiiiiiiiiteeie et 5
DamMAEe L0 ROOTS. ...ttt et te bttt sttt ts st tesetsbetetesssesesnsenenennnnne 5
IMPACTS TO HERITAGE TREES.......eeiiitetieeieette ettt ettt ettt sttt et st e s 6
SUIMIMARY .ttt ettt ettt e h e sttt e s at e e bt e s at e et e e s at e e bt e sab e e b e e sabeeabeesabeebeesateenbeesnneenneas 6
TREE REIMIOVALS ...ttt ettt ettt et e ht e st ebt e et e e b e e sab e e bt e sabeebaesateeneeeaee 7
IMPACTS TO HERITAGE TREES ..ottt ettt ettt ettt et bee s 8
Tree Protection RECOMMENAtioNS........eiiiiiiiiiiiiieeetee et 9
PRE-CONSTRUGCTION ..ottt ettt ettt ettt ettt et e s st e et e sab e e bt e s ateebeesateenbeasaneenneas 9
Establish Tree Protection Zones (TPZ) ......occueeeeieeiiiie ettt e stee e s s s 9
Preventing ROOT Damage ...ttt ettt ettt e e e e e e s s st e e e e e e s s e e abbaaeeas 11
PrUNING BranCRES ....veiiii ittt e e s s e e s s bee e e e st ae e e e s sabaeeeesnsnns 11
FAV g o To T 1 Al [ Y o T=Tot [ o OO PRSPPI 12
DURING CONSTRUGCTION. ... .etiitiieteeitteetee sttt ettt sttt ettt st sae e sate e bt e saneebeesaseebeesareebeenaee 12

PREPARED BY: BUSARA FIRESTONE
ISA-CERTIFIED ARBORIST #WE-8525A
WWW.BOFIRESTONE.COM




2319 Warner Range Ave. ¢ Safaei * rev. 06/25/24

ARBORIST REPORT

Page ii

Special Tree Protection Measures — Trees #4, #10H, #12H, and #14H ...........cccceeeevveeenns 12
(00 To ) fl o AU 011 o= PP POPRPPPPPRE 14

[ T == ) A o o RO PPOPRPPPPPRE 14
Project ArboriSt SUPEIVISION ......uuiiiiiiiiee ettt e e e e e e e eere e e e e ennae e e e ennees 14
POST-CONSTRUCTION ...cttiiiiiieeeiiiteeeesiieeeeesittee e ssitte e s s st eeessiteeeessnneeeessasseeessansneeessnnneesssnnnnes 15
(6o Yo N [ [UT=To B N =Tl O | OO OSSPSR 15
POst-ConStruction IMONITOIING ....uuvuuuiiiiiiiiiiiiiiiiiiiiiiiie i rererarerererararare 15

City ArboriSt INSPECLION ..oiiiiiiiiiiiiiee e e e e s e e e s sbae e e s sabaeeeenaes 16
(60T Tol [V 1] o IR PP RPPPPRTPPPRRN 16
SUPPOIEING INFOrMATION Loiiiiiieeicee e e estae e e s s e e e e ssbaaeessnnbaeeeenans 17
GLOSSARY L.ttt ettt s e et e et e e e et e e e e e bt et e e et t e e e e abteeeeaabaeeeeabaaeeeanaraeeeenans 17
2112 [0 1] 27 Y o] PP 19
CERTIFICATE OF APPRAISAL. ..o ittt ettt sttt ettt st st s ese e et ae e ste st st saesaestesbe st st snesssensensessens 20
TREE INVENTORY (TABLE)....ctttiitiieuirtirtee sttt sttt et st e es st e st s s ettt s s s ene e st sensenanes 21
TREE PROTECTION PLAN IMAP ...ttt ettt ettt seesae st st e e e e e e e e ses s s aes s anene 22

PREPARED BY: BUSARA FIRESTONE
ISA-CERTIFIED ARBORIST #WE-8525A
WWW.BOFIRESTONE.COM




2319 Warner Range Ave. ¢ Safaei * rev. 06/25/24
ARBORIST REPORT

Page 1 of 22

Introduction

ARBORIST ASSIGNMENT

On November 30, 2022, at the request of Salar Safaei, | visited 2319 Warner Range Ave. in the
role of Project Arborist. The purpose was to perform the assessments and data collection as
necessary to create an industry-standard Tree Protection Report for their project permit. It was
my understanding that the existing house would be demolished and a new two-story home
with basement, garage, and attached ADU would be built in its place. A new subdrain was to be
run around the property. Assessments in this report were based on review of the following:

e Plan Set Sheets A0 — A2.1 (dated 06.01.2024) by Safaei Design Group
0 Including existing and proposed site plans and cover sheet
e Grading and Drainage Plans C1 — C5 by SMP Engineers (revised 06/12/23)

My inventory included a total of 20 trees over six inches (6” DBH). There were five (5) trees of
Heritage size: two (2) coast live oak (Quercus agrifolia), one (1) Canary Island pine (Pinus
canariensis), a (1) Shamel ash (Fraxinus uhdei), and one (1) Hollywood juniper (Juniperus
chinensis). 10 trees on the property were requested for removal, and one tree had been
removed under a separate permit (Tree #20H). All neighboring trees were sufficiently distant
from the work (>10x DBH).

USES OF THIS REPORT

According to City Ordinance, any person who conducts grading, excavation, demolition, or
construction activity on a property is to do so in a manner that does not threaten the health or
viability or cause the removal of any Heritage Tree. Any work performed within an area 10
times the diameter of the tree (i.e., the tree protection zone) requires the submittal of a tree
protection plan for approval by the City before issuance of any permit for grading or
construction.
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This report was written by Busara Firestone, Project Arborist, to serve as a resource for the
property owner, designer, and builder. As needed, | have provided instructions for retaining,
protecting, and working around trees during construction, as well as information on City
requirements. The owner, contractor and architect are responsible for knowing the information
included in this arborist report and adhering to the conditions provided.

Limitations

Trees assessed were limited to the scope of work identified in the assignment. | have estimated
the trunk diameters of trees with barriers to access or visibility (such as those on neighboring
parcels or behind debris). Although general structure and health were assessed, formal Tree
Risk Assessments were not conducted unless specified. Disease diagnostic work was not
conducted unless specified. All assessments were the result of ground-based, visual
inspections. No excavation or aerial inspections were performed. Recommendations beyond
those related to the proposed construction were not within the scope of work.

My tree impact and preservation assessments were based on information provided in the plans
| have reviewed to date, and conversations with the involved parties. | assumed that the
guidelines and setbacks recommended in this report would be followed. Assessments,
conclusions, and opinions shared in this report are not a guarantee of any specific outcome. If
additional information (such as engineering or landscape plans) is provided for my review,
these assessments would be subject to change.

City Tree Protection Requirements

Heritage Tree Definition

A “Heritage Tree” is a tree that has protected status by the City of Menlo Park. The City can
classify trees with Heritage status for their remarkable size, age, or unique value. However, in
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general, native oaks of 10 inches or more, and any tree having a trunk with a diameter of 15
inches or more has Heritage status (measured at 54 inches above natural grade, or at the
branching point for multi-trunk trees).

Construction-Related Tree Removals

According to the City of Menlo Park, applicants are required to submit a site plan with the
Heritage Tree Removal Application Permit even if they have submitted a site plan to the City for
a planning or building permit. The site plan facilitates the review by the City Arborist.

For removals of two or more trees, applicants shall be required to submit a planting plan
indicating the species, size and location of the proposed replacement trees on a site plan.
Heritage Tree Permits related to Construction will also be charged for City-retained arborist
expenses.

Violation Penalties

Any person who violates the tree protection ordinance, including property owners, occupants,
tree companies and gardeners, could be held liable for violation of the ordinance. The
ordinance prohibits removal or pruning of over one-fourth of the tree, vandalizing, mutilating,
destruction and unbalancing of a heritage tree without a permit.

If a violation occurs during construction, the City may issue a stop-work order suspending and
prohibiting further activity on the property until a mitigation plan has been approved, including
protection measures for remaining trees on the property. Civil penalties may be assessed
against any person who commits, allows or maintains a violation of any provision of the
ordinance. The fine will be an amount not to exceed $5,000 per violation, or an amount
equivalent to the replacement value of the tree, whichever is higher.
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Impacts on Protected Trees

SITE DESCRIPTION

The property at 2319 Warner Range Ave was a residential lot typical of the neighborhood.
There was a house with attached garage on-site with a driveway on the left-hand side. The tree
stock was a mix of ornamentals and natives of various sizes with a densely planted area in the
back yard behind a retaining wall.

TREE INVENTORY

This tree preservation plan includes an attached inventory of all trees on the property
regardless of species, that were at least 12 feet tall and 6-inch DSH.

This inventory also includes as necessary, any neighboring Heritage Trees with work proposed
within 10 times their diameter (DBH). Any street trees within the public right-of-way were also
included, regardless of size, as required by the City.

The Inventory includes each tree’s number (as shown on the TPZ map), measurements,
condition, level of impact (due to proximity to work), tolerance to construction, and overall
suitability for retainment. The inventory also includes the appraised value of each tree using
the Trunk Formula Method (10" Edition).

PROJECT DESCRIPTION

After review of proposed plan set, it was my understanding that a new retaining wall would be
built in the back yard. A subdrain was also planned around the property. New walkways,
patios, and a driveway were planned. Please see attached Tree Protection Plan Map.
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HOW CONSTRUCTION CAN DAMAGE TREES

Damage to Roots

Where are the Roots?

The most common types of injury to trees that occur during property improvements are related
to root cutting or damage. Tree roots extend farther out than people realize, and the majority
are located within the upper 24 inches of soil. The thickest roots are found close to the trunk,
and taper and branch into ropey roots. These ropey roots taper and branch into an intricate
system of fine fibrous roots, which are connected to an even finer system of fungal filaments.
This vast below-ground network is tasked with absorbing water and nutrients, as well as
anchoring the tree in the ground, storage, and communication.

Damage from Excavation

Any type of excavation will impact adjacent trees by severing roots and thus cutting off the
attached network. Severing large roots, or trenching across the root plate, destroys large
networks. Even work that appears to be far from a tree can impact the fibrous root system.
Placing impervious surfaces over the ground, or installing below ground structures, such as a
pool, or basement wall, will remove rooting area permanently from a site.

Damage from Fill

Adding fill can smother roots, making it difficult for them to access air and water. The roots
and other soil life need time to colonize the new upper layers of soil.

Changes to Drainage and Available Water

Changes to the hydrology of the site, caused for instance by new septic fields, changes to grade,
and drainage systems, can also cause big changes in available water for trees. Trees can die
from lack of water or disease if their water supply dries up or gets much wetter than they are
used to.
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Soil Compaction and Contamination

In addition, compaction of soil, or contamination of soil with wash-water, paint, fuel, or other
chemicals used in the building process, can cause damage to the rooting environment that can
last many years. Tree protection fencing creates a barrier to protect as many roots as possible
from this damage, which can be caused by travelling vehicles, equipment storage, and other
construction activities that may occur even outside the construction envelope.

Mechanical Injury

Injury from the impact of vehicles or equipment can occur to the root crown, trunk, and lower
branches of a tree. The bark protects a tree — creating a skin-like barrier from disease-causing
organisms. The stem tissues support the weight of the plant. They also conduct the flow of
water, sugars, and other important compounds throughout the tree. When the bark and wood
is injured, the structure and health of the tree is compromised.

IMPACTS TO HERITAGE TREES

SUMMARY

Five (5) Heritage Trees and one (1) Street tree would be impacted by the project: two (2) coast
live oak (Quercus agrifolia), one (1) Canary Island pine (Pinus canariensis), a (1) Shamel ash
(Fraxinus uhdei), a (1) southern magnolia (Magnolia grandiflora), and one (1) Hollywood juniper
(Juniperus chinensis). 10 trees on the property were recommended for removal, and one had
already been removed under a separate permit. Please see removal justifications in the
following section.

My evaluation of the impacts of the proposed construction work for all affected trees was
summarized in the Tree Inventory. These included impacts of grading, excavation for utility
installation, retaining walls, drainage or any other aspect of the project that could impact the
service life of the tree. Anticipated impacts to trees were summarized using a rating system of
“severe,” “high,” “moderate,” “low,” or “very low.”
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General species tolerance to construction, and condition of the trees (health and structural
integrity), was also noted on the Inventory. These major factors, as well as tree age, soil
characteristics, and species desirability, all factored into an individual tree’s suitability rating, as
summarized on the Inventory. Suitability of trees to be retained was rated as “high,”
“moderate,” “low.” Trees with low suitability would be appropriate candidates for removal.
Please see Glossary for definitions of ratings.

TREE REMOVALS

Removal Justification for trees is as follows:

o Trees #1, #2 #8, #11, and #15 - #18 were not Heritage Trees:
0 |recommended Trees #1 and #2 (crape myrtles) for removal because they would
be expected to sustain “high” to “severe” impacts from construction of the front
paver walkway. They would not be expected to survive the project.

0 |recommended Tree #8 (Xylosma congestum), and Tree #15 (crapemyrtle,
Lagerstroemia indica), and Trees #16 - #18 (mayten, Maytenus boaria) for
removal because they would be expected to undergo “high” to “severe” impacts
from the proposed construction of the home and back yard retaining wall and
would not be expected to survive the project.

0 |recommended Tree #11 (pineapple guava, Acca sellowiana) for removal
because it was in “very poor” condition. The tree had low vigor, as well as
damage and decay in the lower trunk.

e Tree #19H (pine): This tree would be expected to sustain “severe” impacts (more than
30% root loss) from the proposed retaining wall and would not be expected to survive
the project. Removal would be justified as per Menlo Park Administrative Guidelines
section 13.24.050 Clause a.5 “development.”

e Tree #20H (coast live oak): This tree was removed under Permit #HTR2023-00180.
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IMPACTS TO HERITAGE TREES

e Tree #4 (11.5 southern magnolia, Magnolia grandiflora, Street tree): This tree would
be anticipated to sustain “moderate” impacts from the proposed driveway and
stabilized construction entrance. Please see “Special Tree Protection Measures”
section of this report for guidelines on working within 6x DBH of this tree.

e Tree #10H (15” Shamel ash): This tree, approximately seven feet (7’) from the back
yard retaining wall and subdrain, would be expected to sustain “moderate” impacts
(10% - 25% root loss). Please see “Special Tree Protection Measures” section of this
report for guidelines on working within 6x DBH of this tree.

o Tree #12H (18” Hollywood juniper): This tree would be anticipated to be “moderately”
impacted by the proposed retaining wall and subdrain approximately eight feet (8’)
away. Please see “Special Tree Protection Measures” section of this report for
guidelines on working within 6x DBH of this tree.

e Tree #14H (21” coast live oak): Excavation for the retaining wall and subdrain was
planned 5’11” away from this tree. | estimated that root loss would be approximately
30%. Redesign to reduce impact has been explored based on my recommendation.
However, this version of the plan achieves the back patio space requested by the client.
Justification and comparison of different layouts will be required by the municipal
reviewer. Retainment may be possible with monitoring or alternative building methods.
Health and structure may worsen even if conditions for retainment are met. Please see
“Special Tree Protection Measures” section of this report for guidelines on working
within 6x DBH of this tree.
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Tree Protection Recommendations

PRE-CONSTRUCTION

Establish Tree Protection Zones (TPZ)

The Tree Protection Zone (TPZ) shall be a fenced-off area where work and material storage is
not allowed. They are established and inspected prior to the start of work. This barrier
protects the critical root zone and trunk from compaction, mechanical damage, and chemical
spills.

Tree protection fencing is required to remain in place throughout construction and may only
be moved or removed with written authorization from the City Arborist. The Project Arborist
may authorize modification to the fencing when a copy of the written authorization is
submitted to the City.

The City requires that tree protection fencing be installed before any equipment comes on-
site and inspected by the Project Arborist, who shall submit a verification letter to the City
before issuance of permits.

Tree protection fencing is required to remain in place throughout construction and may only
be moved or removed with written authorization from the City Arborist. The Project Arborist
may authorize modification to the fencing when a copy of the written authorization is
submitted to the City.

The following activities are prohibited inside the Tree Protection Zone. DO NOT:

Place heavy machinery for excavation

Allow runoff or spillage of damaging materials

Store or stockpile materials, tools, or soil

Park or drive vehicles

Trench, dig, or otherwise excavate without first obtaining authorization from the City
Arborist or Project Arborist

Change soil grade

e Trench with a machine
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Allow fires under and adjacent to trees

Discharge exhaust into foliage

Direct runoff towards trees

Cut, break, skin, or bruise roots, branches, or trunks without authorization from the City
Arborist

Secure cable, chain, or rope to trees

e Apply soil sterilant under pavement near existing trees

Specific recommended protection for trees is as follows:

e Tree #4 (11.5” magnolia, Street tree): Establish standard TPZ fencing to a radius of 12
feet, or to the greatest extent possible as limited by the proposed driveway and
stabilized construction entrance. See attached “TPZ Map” for recommended fencing
locations.

e Trees #10H, #12H, and #14H (mix of species): These trees may be fenced as a group
within the same perimeter. Establish standard TPZ fencing radius to 15 feet, or to the
greatest extent possible as limited by the proposed retaining wall.

TPZ FENCING SPECIFICATIONS:

1) Establish tree protection fencing radius by installing six (6)-foot tall chain link fencing
mounted on eight (8)-foot tall, 1.5-inch diameter galvanized posts, driven 24 inches into
the ground and spaced no more than 10 feet apart.

2) Post signs on the fencing (in English and Spanish) printed on 11”x17” yellow-colored
paper (signage attached at end of report) with Project Arborist’s contact information.
Signage should be on each protection fence in a prominent location.

3) Movable barriers of chain link fencing secured to cement blocks may be substituted for
fixed fencing if the Project Arborist and City Arborist agree that the fencing will have to
be moved to accommodate certain phases of construction. The builder may not move
the fence without authorization from the Project Arborist or City Arborist.
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TRUNK WRAP SPECIFICATIONS:

e Securely bind wooden slats at least 1-inch-thick around the trunk (preferably on a closed-
cell foam pad). Secure and wrap at least one layer of orange plastic construction fencing
around the outside of the wooden slats for visibility;

e DO NOT drive fasteners into the tree;

e Install trunk protection immediately prior to work within the TPZ and remove protection
from the tree(s) as soon as work moves outside the TPZ;

e Protect major scaffold limbs as determined by the City Arborist or Project Arborist; and

e [f necessary, install wooden barriers at an angle so that the trunk flare and buttress
roots are also protected.

Preventing Root Damage

Bare ground within the TPZ should have material applied over the ground to reduce soil
compaction and retain soil moisture. Place a 6-inch layer of coarse mulch or woodchips
covered with %-inch plywood or alternative within the TPZ prior to construction activity. Mulch
in excess of four inches would have to be removed after work is completed. Mulch should be
spread manually so as not cause compaction or damage.

Pruning Branches

| recommend that trees be pruned only as necessary to provide minimum clearance for
proposed structures and the passage of workers, vehicles, and machines, while maintaining a
natural appearance. Any large dead branches should be pruned out for the safety of people
working on the site.

Pruning should be specified in writing adhering to ANSI A300 Pruning Standards and performed
according to Best Management Practices endorsed by the International Society of
Arboriculture. Any pruning (trimming) of branches should be supervised by an ISA-certified
arborist.

Any property owner wanting to prune heritage tree more than one-fourth of the canopy
and/or roots, must have permission from the City.
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Arborist Inspection

The City requires that tree protection fencing be installed before any equipment comes on-
site and inspected by the Project Arborist, who shall submit a verification letter to the City

before issuance of permits. Tree protection fencing to be inspected by City Arborist before

demo and/or building permit issuance.

DURING CONSTRUCTION

Special Tree Protection Measures — Trees #4, #10H, #12H, and #14H

1) Tree #4 — 11.5” magnolia, Street tree
a. Demolition of existing hardscape should be performed in a manner that avoids
tearing roots: Using the smallest effective machinery, break up pieces of the
concrete and lift pieces up and away from trees. Cut roots embedded in paving
rather than tearing them (see instructions on root cuts).

b. Hardscaping (driveway): When excavating within 12 feet of this tree, use hand
tools. Leave roots encountered undisturbed if possible. Excavation depth for
installation of new landscape materials within 12 feet of tree should be no more
than four inches (4”) into existing soil grade. Do not compact native soil under
paving materials. If roots must be cut, please see section titled “Root Pruning.”
No paving materials or any excavation or grading within three feet (3’) of trunk.

2) Tree #14H
a. Cut to grade and retaining wall adjacent to Tree #14H

e Use hand tools only when excavating within 11 feet of the trunk of Tree #14H
within the top 36 inches of soil depth. If roots of one-inch diameter or larger must
be cut, they should be cut cleanly with a sharp, clean sawblade perpendicular to the
direction of growth (a “square cut”). The cut should be made where the bark of the
root is undamaged and intact. Root pruning should be supervised by the Project
Arborist.
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e Cuts across the root plate within a distance of less than 3X the diameter of the
tree can lead to tree decline and instability. Therefore, the cut to grade/ location of
the retaining wall should be a minimum of seven feet (7’) from trunk face to prevent
instability of tree from the damage of structural roots.

3) Trees #10H and #12H

a. Excavation guidelines for installation of underground drainage feature: Do not
trench within 8 feet of Tree #10H and 9 feet of Tree #12H if possible. Consider
using boring (tunneling) machines set up outside the dripline of the tree. If
trenching is necessary, use hand tools or vacuum soil extraction in the top 36
inches of soil. Leave woody roots of one inch or larger undamaged with bark
intact. The pipes can then be pushed through the trench or tunnel, beneath the
roots. Gravel may be filled around live roots. Most roots are found within the
top 24 inches of soil.

b. Cut to grade and retaining wall adjacent to Trees #10H and #12H

e Use hand tools only when excavating within 8 feet of the trunk of Tree #10H
and 9 feet of Tree #12H within the top 36 inches of soil depth. If roots of one-inch
diameter or larger must be cut, they should be cut cleanly with a sharp, clean

sawblade perpendicular to the direction of growth (a “square cut”). The cut should
be made where the bark of the root is undamaged and intact. Root pruning should
be supervised by the Project Arborist.

e Cuts across the root plate within a distance of less than 3X the diameter of the
tree can lead to tree decline and instability. Therefore, the cut to grade/ location of
the retaining wall should be a minimum of four feet (4’) from trunk face of Tree
#10H and 5 feet of Tree #12H to prevent instability of tree from the damage of
structural roots.
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Root Pruning

Roots often extend farther beyond the tree than people realize. Even outside of the fencing
protecting the critical root zone, there are roots that are important to the wellbeing of the tree.
Builders may notice torn roots after digging or trenching. If this happens, exposed ends should
be cut cleanly.

However, the best way to cut roots is to cut them cleanly before they are torn by excavating
equipment. Roots may be exposed by gentle excavation methods and then cut selectively.
Alternatively, a tool specifically designed to cut roots may be used to cut through the soil on the
tree-side of the excavation line prior to digging so that roots are not torn.

Any root pruning must be supervised by the Project Arborist.

Irrigation

Water moderately and highly impacted trees during the construction phase. As a rule of
thumb, provide one to two inches per month. Water slowly so that it penetrates 18 inches into
the soil, to the depth of tree roots. Do not water native oaks during the warm dry season (June
— September) as this activates oak root fungus. Instead, make sure that the soil is sufficiently
insulated with mulch (where possible). Remember that unsevered tree roots typically extend
three to five times the distance of the canopy.

Project Arborist Supervision

| recommend the Project Arborist meet with the builder on-site:

e Soon after excavation

e During any root pruning

e Monthly inspection reports: As requested by the property owner or builder to
document tree condition, verify on-going compliance with tree protection plan, and
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provide recommendations for any necessary maintenance and impact mitigation
(required every 4 weeks by the City).

Any time development-related work is recommended to be supervised by a Project Arborist,
a follow-up letter shall be provided, documenting the mitigation has been completed to
specification.

POST-CONSTRUCTION

Ensure any mitigation measures to ensure long-term survival including but not limited to:
Continued Tree Care

Provide adequate and appropriate irrigation. As a rule of thumb, provide 1- 2 inches of
water per month. Water slowly so that it penetrates 18 inches into the soil, to the depth of the
tree roots. Native oaks usually should not be provided supplemental water during the warm,
dry season (June — September) as this activates oak root fungus. Therefore, native oaks should
only be watered October — May when rain has been scarce.

Mulch insulates the soil, reduces weeds, reduces compaction, and promotes myriad benefits
to soil life and tree health. Apply four inches of wood chips (or other mulch) to the surface of
the soil around trees, extending at least to the dripline when possible. Do not pile mulch
against the trunk.

Do not fertilize unless a specific nutrient deficiency has been identified and a specific plan
prescribed by the project arborist (or a consulting arborist).

Post-Construction Monitoring

Monitor trees for changes in condition. Check trees at least once per month for the first year
post-construction. Expert monitoring should be done at least every 6 months or if trees show
signs of stress. Signs stress include unseasonably sparse canopy, leaf drop, early fall color,
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browning of needles, and shoot die-back. Stressed trees are also more vulnerable to certain
disease and pest infestations. Call the Project Arborist, or a consulting arborist if these, or
other concerning changes occur in tree health.

City Arborist Inspection

A final inspection by the City Arborist is required at the end of the project. This is to be done
before Tree Protection Fencing is taken down. Replacement trees should be planted by this
time as well.

Conclusion

The building project planned at 2319 Warner Range appeared to be a valuable upgrade to the
property. If any of the property owners, project team, or City reviewers have questions on this
report, or require Project Arborist supervision or technical support, please do not hesitate to
contact me at (408) 497-7158 or busara@bofirestone.com.

Signed,

Busara (Bo) Firestone | ISA Certified Arborist WE-#8525A | ASCA Registered Consulting Arborist

RCA #758 | ISA Qualified Tree Risk Assessor | ASCA Tree and Plant Appraisal Qualification | Member —
American Society of Consulting Arborists | Wildlife-Trained Arborist
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Supporting Information

GLOSSARY

Terms appear in the order they appear from left to right on the inventory column headings.

DBH / DSH: Diameter at 4.5' above grade. Trees which split into multiple stems at 4.5" are
measured at the narrowest point below 4.5,

Mathematic DBH / DSH: diameter of multitrunked tree, mathematically derived from the
combined area of all trunks.

SPREAD: Diameter of canopy between farthest branch tips

TREE STATUS: A “Heritage Tree” is a tree that has protected status by the City of Menlo Park. The
City can classify trees with Heritage status for their remarkable size, age, or unique value. However,
in general, native oaks of 10 inches or more, and any tree having a trunk with a diameter of 15
inches or more has Heritage status (measured at 54 inches above natural grade, or at the branching
point for multi-trunk trees).

CONDITION-Ground based visual assessment of structural and physiological well-being:
"Excellent" = 81 - 100%; Good health and structure with significant size, location or quality.

"Good" = 61-80%; Normal vigor, full canopy, no observable significant structural defects, many
years of service life remaining.

"Fair" = 41-60%; Reduced vigor, significant structural defect(s), and/or other significant signs of
stress

"Poor" = 21- 40%; In potentially irreversible decline, structure and aesthetics severely
compromised

"Very Poor" = 6-20%; Nearly dead, or high risk of failure, negative contribution to the landscape
"Dead/Unstable" = 0 - 5%; No live canopy/buds or failure imminent

IDEAL TPZ RADIUS: Recommended tree protection radius to ensure healthy, sound trees. Based on
species tolerance, age, and size (total combined stem area) as per industry best practice standards.
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Compromising the radius in a specific area may be acceptable as per arborist approval.
Municipalities in our region simplify this nuanced process by using the distance to the dripline, 10X
DBH, or 6X DBH as acceptable setbacks from construction.

AGE: Relative to tree lifespan; “Young” <1/3; “Mature" 1/3 - 2/3; "Overmature" >2/3
IMPACT: Anticipated impact to an individual tree including......

SEVERE - In direct conflict, removal necessary if plans proceed (distance to root cuts/fill
within 3X DBH or root loss of > 30% anticipated).

HIGH — Work planned within 6X DBH and/or anticipated root loss of 20% — 30%. Redesign
to reduce impact should be explored and may be required by municipal reviewer.
Retainment may be possible with monitoring or alternative building methods. Health and
structure may worsen even if conditions for retainment are met.

MODERATE - Ideal TPZ encroached upon in limited areas. No work or very limited work
within 6X TPZ. Anticipated root loss of 10% - 25%. Special building guidelines may be
provided by Project Arborist. Although some symptoms of stress are possible, tree is not
likely to decline due to construction related activities.

LOW - Anticipated root loss of less than 10%. Minor or no encroachment on ideal TPZ.
Longevity uncompromised with standard protection.

VERY LOW - Ideal TPZ well exceeded. Potential impact only by ingress/egress. Anticipated
root loss of 0% - 5%. Longevity uncompromised.

NONE - No anticipated impact to roots, soil environment, or above-ground parts.

TOLERANCE: General species tolerance to construction (HIGH, MODERATE, or LOW) as given in
Managing Trees During Construction, Second Edition, by International Society of Arboriculture

SUITABILITY ASSESSMENT: An individual tree's suitability for preservation considering impacts,
condition, maturity, species tolerance, site characteristics, and species desirability. (HIGH,
MODERATE, or LOW)

APPRAISAL RESULT: The reproduction cost of tree replacement as calculated by the Trunk Formula
Technique.
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CERTIFICATE OF APPRAISAL

I, Busara Rea Firestone, CERTIFY to the best of my knowledge and belief:

1.

Signed,

That the statements of fact contained in this plant appraisal are true and correct.

That the appraisal analysis, opinions, and conclusion are limited only by the reported assumption
and limiting conditions, and that they are my personal, unbiased professional analysis, opinions, and

conclusions.

That | have no present or prospective interest in the plants that are the subject of this appraisal, and

that | have no personal interest or bias with respect to the parties involved.

That my compensation is not contingent upon a predetermined value or direction in value that
favors the cause of the client, the amount of the value estimate, the attainment of a stipulated

result, or the occurrence of a subsequent event.

That my analysis, opinions, and conclusions are developed, and this appraisal has been prepared, in
conformity with the Guide for Plant Appraisal (10™ edition, 2000) authored by the Council of Tree

and Landscape Appraisers.

That the methods found in this appraisal are based on a request to determine the value of the plants

considering reasonable factors of plant appraisal.

That my appraisal is based on the information known to me at this time. If more information is

disclosed, | may have further opinions.

W 1> v~

Busara

(Bo) Firestone

ISA Certified Arborist #WE-8525A

06/25/2024

BO FIRESTONE TREES & GARDENS
BUSARA FIRESTONE, CERTIFIED ARBORIST #WE-8525A

2150 LACEY DR., MILPITAS, CA 95035 (ZLS‘G..% RCA #’7 58

E: BUSARA@BOFIRESTONE.COM P: (408) 497-7158 Registered Consulting Arborisie

WWW.BOFIRESTONE.COM
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15

16

17

18

19

20

KEY:

Heritage
(H)

Common Name

Crape myrtle

Crape myrtle

Golden Raintree

Southern Magnolia

Xylosma

Xylosma

Bronze Loquat

Xylosma

Glossy Privet

Shamel Ash

Pineapple Guava

Hollywood Juniper

Norway Spruce

Coast Live Oak

Crapemyrtle

Mayten

Mayten

Mayten

Canary Island Pine

Coast Live Oak

Botanical Name

Lagerstroemia indica

Lagerstroemia indica

Koelreuteria paniculata

Magnolia grandiflora

Xylosma congestum

Xylosma congestum

Eriobotrya deflexa

Xylosma congestum

Ligustrum lucidum

Fraxinus uhdei

Acca sellowiana

Juniperus chinensis

Picea abies

Quercus agrifolia

Lagerstroemia indica

Maytenus boaria

Maytenus boaria

Maytenus boaria

Pinus canariensis

Quercus agrifolia

Neighboring / City Street Tree

Removal Request

SEE GLOSSARY FOR DEFINITION OF TERMS

Protected
Status

(not heritage)

(not heritage)

(not heritage)

STREET

(not heritage)

(not heritage)

(not heritage)

(not heritage)

(not heritage)

HERITAGE

(not heritage)

HERITAGE

(not heritage)

HERITAGE

(not heritage)

(not heritage)

(not heritage)

(not heritage)

HERITAGE

HERITAGE

DBH
(inches)

85

9.5

10

18

21

6.5

13

10

13

28

24

math.

(inches)

8.5

9.5

10

75

10

15

18

21

6.5

13

10

13

28

24

Height
(feet)

25

25

25

20

20

15

20

20

25

50

10

30

30

55

30

30

20

30

75

60

*6X DBH is recongnized by tree care industry best practices as the distance from trunkface to a
cut across the root plate that would result in a loss of approximately 25% of the root mass. Cuts
closer than this may result in tree decline or instability.
**Based on approximate distance to excavation and extent of excavation (as shown on plans).
*Impact level assumming all basic and special tree protection measures are followed.

Appraisal calculations summary available apon request.

TREE IMPACT ASSESSMEN

Est. Root TPZ mult.
Factor

Spread
(feet)

20

20

20

15

15

15

20

15

25

10

30

20

20

30

30

Condition

GOOD (75%)

GOOD (75%)

POOR (25%)

POOR (25%)

FAIR (50%)

VERY POOR (10%)

FAIR (50%)

FAIR (50%)

FAIR (50%)

FAIR (50%)

VERY POOR (10%)

FAIR (50%)

VERY POOR (10%)

FAIR (50%)

FAIR (50%)

POOR (25%)

POOR (25%)

POOR (25%)

FAIR (50%)

GOOD (75%)

Health, Structure, Form
notes

full canopy, good vigor,
pleasing form

full canopy, good vigor,
pleasing form

20% dieback, declining
in appearance

40% dieback, growing in
hedge, low vigor
irregular form, self-
corrected lean, good
vigor
45° |ean, extensive
damage and decay on
trunk, in shade of
adjacent tree
thin canopy, 35%
dieback, low vigor
foliar pest infestation,
moderate vigor
codominant stems,
moderate vigor
codominant stems,
good vigor
damage and decay in
lower trunk, low vigor
assymetrical form,
densely spaced,
understory tree

35° lean towards
neighbors; spindly,
assymetrical form;
unattractive and
declining in appearance

multiple minor
codominant stems,
moderate vigor
partially shaded,
moderate vigor
many twisted stems,
damage and decay in
main stem
extensive decay in main
trunk
dead stem removed,
asymmetrical form,
shaded

round insect exit holes 1
cm across, partially self-
corrected lean of 10°,
atypical form for the
species, lost original
leader

balanced canopy, good
vigor, pleasing form

Age

MATURE

MATURE

MATURE

MATURE

MATURE

MATURE

MATURE

OVERMATURE

MATURE

MATURE

MATURE

MATURE

MATURE

MATURE

MATURE

OVERMATURE

OVERMATURE

OVERMATURE

MATURE

MATURE

Species
Tolerance

MODERATE

MODERATE

MODERATE

MODERATE

MODERATE

MODERATE

MODERATE

MODERATE

Low

MODERATE

MODERATE

MODERATE

MODERATE

HIGH

MODERATE

MODERATE

MODERATE

MODERATE

MODERATE

HIGH

6X DSH*
(feet)

12

Loss**

20% - 30%

>30%

10% - 25%

10% - 25%

0% - 5%

<10%

10% - 25%

>30%

0% - 5%

10% - 25%

0% - 5%

10% - 25%

<10%

>30%

>30%

20% - 30%

20% - 30%

20% - 30%

>30%

>30%

15

15

15

Ideal TPZ Impact Level

Radius (ft)

10

10

12

10

13

15

18

14

16

13

16

28

16

ke

HIGH

SEVERE

MODERATE

MODERATE

VERY LOW

Low

MODERATE

SEVERE

VERY LOW

MODERATE

VERY LOW

MODERATE

Low

SEVERE

SEVERE

HIGH

HIGH

HIGH

SEVERE

SEVERE

Suitability
Rating

Low

Low

Low

Low

MODERATE

Low

MODERATE

Low

MODERATE

Low

Low

Low

Low

Low

Low

Low

Low

Low

Low

HIGH

Removal
Status

REMOVE (X)

REMOVE (X)

PRESERVE

PRESERVE

PRESERVE

PRESERVE

PRESERVE

REMOVE (X)

PRESERVE

PRESERVE

REMOVE (X)

PRESERVE

PRESERVE

REMOVE (X)

REMOVE (X)

REMOVE (X)

REMOVE (X)

REMOVE (X)

REMOVE (X)

REMOVE (X)

Appraisal
Result

$1,970

$2,460

$740

$500

$410

$170

$950

$660

$140

$670

$130

$2,830

$130

$6,376

$860

$880

$520

$880

$9,000

$11,100

Prepared by Busara Firestone
ISA Certified Arborist #WE-8525A
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Tree protection fencing requirements as required by the City of Menlo Park:

1)  Establish tree protection fencing radius by installing six (&)-foot tall chain link fencing mounted on
eight (8)-foot tdll, 1.5-inch diameter galvanized posts, driven 24 inches into the ground and spaced no
more than 10 feet apart.

2) Post signs on the fencing (in English and Spanish) printed on 11"x17” yellow-colored paper (signage

attached) with Project Arborist's contact information. Signage should be on each protection fence in a
prominent location.

3) Movable barriers of chain link fencing secured to cement blocks may be substituted for fixed
fencing if the Project Arborist and City Arberist agree that the fencing will have to be moved to ac-
commodate certain phases of construction. The builder may not move the fence without authorization
from the Project Arborist or City Arborist.

4) Place a G-inch layer of coarse mulch or woodchips covered with 24-inch plywood or dlternative
within the TPZ over bare ground prior to construction activity.

2319 WARNER RANGE, MENLO PARK, CA
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EXHIBITD

LOCATION: 2319 PROJECT NUMBER: APPLICANT: Salar OWNER: Vic Thadhani

Warner Range Avenue | PLN2023-00039 Safaei

PROJECT CONDITIONS:

1. The use permit shall be subject to the following standard conditions:

a.

The applicant shall be required to apply for a building permit within one year from the
date of approval (by January 27, 2025) for the use permit to remain in effect.

Development of the project shall be substantially in conformance with the plans
prepared by Safaei Design Group consisting of 10 plan sheets, dated received
November 5, 2024 and approved by the Planning Commission on January 27, 2025,
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 Sanitary District,
Menlo Park Fire Protection District, and utility companies’ regulations that are directly
applicable to the project.

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.

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

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

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

Heritage trees in the vicinity of the construction project shall be protected pursuant to
the Heritage Tree Ordinance and the arborist report prepared by Bursara Firestone,
dated June 25, 2024.

Prior to building permit issuance, the applicant shall pay all fees incurred through staff
time spent reviewing the application.

The applicant or permittee shall defend, indemnify, and hold harmless the City of Menlo
Park or its agents, officers, and employees from any claim, action, or proceeding
against the City of Menlo Park or its agents, officers, or employees to attack, set aside,
void, or annul an approval of the Planning Commission, City Council, Community
Development Director, or any other department, committee, or agency of the City
concerning a development, variance, permit, or land use approval which action is
brought within the time period provided for in any applicable statute; provided, however,
that the applicant’s or permittee’s duty to so defend, indemnify, and hold harmless shall
be subject to the City’s promptly notifying the applicant or permittee of any said claim,
action, or proceeding and the City’s full cooperation in the applicant’s or permittee’s
defense of said claims, actions, or proceedings.

PAGE: 1 of 2




LOCATION: 2319 PROJECT NUMBER: APPLICANT: Salar OWNER: Vic Thadhani
Warner Range Avenue | PLN2023-00039 Safaei

PROJECT CONDITIONS:

k. Notice of Fees Protest — The applicant may protest any fees, dedications, reservations,
or other exactions imposed by the City as part of the approval or as a condition of
approval of this development. Per California Government Code 66020, this 90-day
protest period has begun as of the date of the approval of this application.

2. The use permit shall be subject to the following project-specific condition:

a. Prior to building permit final inspection, the applicant shall plant the replacement trees
specified by Heritage Tree Permits HTR2023-00180 and HTR2024-00116, subject to
review and approval of the City Arborist.

PAGE: 2 of 2
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Community Development

STAFF REPORT

Planning Commission

Meeting Date: 1/27/2025
ATy OF Staff Report Number: 25-006-PC
MENLO PARK
Public Hearing: Consider and adopt a resolution to approve a use

permit to allow first-floor interior modifications and
addition of a new second-story to an existing
single-story single-family residence on a
substandard lot with regard to minimum lot width in
the R-1-U (Single Family Urban Residential) zoning
district at 1046 Oakland Avenue. The proposed
addition would exceed 50 percent of the existing
floor area, and is considered equivalent to new
structure; determine this action is categorically
exempt under CEQA Guidelines Section 15301's
Class 1 exemption for existing facilities.

Recommendation

Staff recommends that the Planning Commission adopt a resolution approving a use permit to allow first-
floor interior modifications and addition of a new second-story to an existing single-story single-family
residence on a substandard lot with regard to minimum lot width in the R-1-U (Single Family Urban
Residential) zoning district at 1046 Oakland Avenue. The proposed addition would exceed 50 percent of the
existing floor area, and therefore, the proposal is considered equivalent to new structure. The draft
resolution, including the recommended actions and conditions of approval, is 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 proposed project.

Background

Site location

The subject property is located on the east side of Oakland Avenue between Bay Road and Van Buren
Road, in the Flood Triangle neighborhood. All properties in the immediate vicinity of the subject property are
also zoned R-1-U and are generally occupied by single family residences. Many of the older homes along
Oakland Avenue are constructed in the same ranch style of similar one-story design as the existing
residence. However, there are several new and remodeled one- and two-story residences with a variety of
architectural styles, including modern farmhouse and contemporary. A location map is included as
Attachment B.

Analysis

Project description

City of Menlo Park 701 Laurel St., Menlo Park, CA 94025 tel 650-330-6600 menlopark.gov
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The subject property is a substandard lot with regard to the minimum lot width, being 50 feet wide where a
minimum of 65 feet is required. The property is currently occupied by an approximately 1,766.3-square-foot,
conforming single-story, single-family residence with an attached front loading one-car garage built
approximately around 1947. A use permit is required for this proposal, to add a second story over an
existing residence on a substandard lot, which would exceed over 50 percent floor area of the existing
residence.

The applicant is proposing first floor interior modifications to accommodate a staircase that would lead to a
new second story, and rearrangement of interior space for better functionality. Additionally, there would be
exterior modifications on the first floor to reduce the existing front covered porch by 20 square feet. The
proposed project would also include the demolition of an existing 82 square foot rear shed which would
reduce the existing building coverage from 2,013.1 square feet (36.6%) to 1,910.1 square feet (34.7%). The
maximum allowable building coverage for a two-story home is 35% of the lot size, and this reduction would
enable the second story addition. The remodeled and expanded residence would contain four bedrooms
and three bathrooms. The applicant proposes to retain the existing configuration of a front-loading single-
car garage, a common configuration found in nearby older homes. The residence was originally
constructed with one covered parking space and the applicant may propose to retain the nonconforming
parking configuration as part of the proposed project. The driveway would continue to provide a second
unofficial parking space within the front setback, which would not meet the off-street parking requirement
but would provide some flexibility.

The proposed residence would meet all Zoning Ordinance requirements for setbacks, lot coverage (through
the slight reduction in building coverage), floor area limit (FAL), daylight plane, and height. Of particular note
with regard to Zoning Ordinance requirements:

e The total proposed FAL would be 2,800 square feet, the maximum permitted.

o The first floor would be setback 20 feet in the front and 37 feet, eight inches in the rear, where a
minimum 20 foot setback is required. The sides would have five foot setbacks where a minimum of five
feet is required.

e The second floor would have a 27-foot, nine-inch front setback and 42-foot, eight-inch rear setback,
where a minimum of 20 feet is required. The second floor left-side would have a 12-foot setback and the
right-side would have a nine-foot, nine-inch setback, except at the staircase, where the setback would be
five feet.

e The project would feature two Juliette balconies facing the front yard, and a rear balcony which would
have a 20 foot setback from the left side and 21 feet, four inches from the right side, where a minimum of
20 feet is required. The rear setback would be 31 feet, eight inches, where a minimum of 30 is required.

The project plans and the applicant’s project description letter are included as Attachment A, Exhibits A and
B respectively. A data table summarizing parcel and project attributes is included as Attachment C.

Design and materials

The proposed alteration and expansion would update the exterior of the residence while keeping elements
of the existing craftsman architectural style. The new second floor would match the materials and colors of
the existing residence. The first floor existing entry facade would replace the existing stucco with a dark
grey ceramic tile accent wall. The existing front door would be replaced with a new stained wood door to
match the existing dark brown window frames, with a sidelite generally located centrally along the front
elevation within an existing covered porch. The garage door would be retained. New windows are proposed
to be white vinyl to match existing ones. The existing gable roof style would be expanded to the addition
and the roof material would continue to be composition shingle.

City of Menlo Park 701 Laurel St., Menlo Park, CA 94025 tel 650-330-6600 menlopark.gov
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The majority of the second floor would be setback from the first floor, which reduces the massing of the
second story. Second-story window sill heights would be a minimum of four feet, four inches, with the
exception of a window at the staircase which would be a full length window along the right-side elevation,
and the main bedroom facing the backyard with a two-foot, ten-inch sill height. The main bedroom on the
second floor would open up to a balcony that faces the rear yard. The balcony would meet the 20 foot
minimum side setback for balconies, with 20 feet on the left and 21 feet, four inches on the right. The rear
setback for the proposed balcony would be 37 feet, eight inches where a minimum of 30 feet is required.
Landscaping would be provided along the rear of the property to provide additional screening and mitigate
any privacy concerns. Additionally, the second-story bedrooms # 2 and 3 would feature Juliette balconies
facing the front yard with metal railings, which would provide visual interest on the front fagade and
modernize the existing craftsman architectural style. Juliette balconies are considered architectural design
features and are not subject to balcony setback requirements, provided the feature extends no more than
18 inches from the facade.

Trees and landscaping

There are no heritage-size trees located on the subject property, but there is a heritage-size street tree in
front of the property. The City Arborist reviewed this project and determined that due to the location of the
trees and the proposed scope of work, no arborist report was needed. There are ten additional non-heritage
trees located within the subject property, five of which are located along the rear property line, providing
increased privacy. Three trees are located in the front yard and one in the right-side yard. All standard
Menlo Park heritage tree protection measures would be implemented and ensured as part of condition 1h.

Correspondence

The applicant indicates that they conducted neighborhood outreach, the results of which are included in the
project description letter (Attachment A, Exhibit B). Neighbors generally expressed approval of the proposed
project. Staff has received no direct correspondence on the proposed project.

Conclusion

Staff believes that the remodel and addition has a consistent aesthetic approach, which matches the
existing structure. Additionally, the design, scale, and materials of the proposed second-story addition and
first floor modifications are generally compatible with the surrounding neighborhood’s mix of single-story
and two-story development, as many homes in the area have been expanded with second story additions.
The proposed modern craftsman style would be comprehensively executed, cohesive, and well-
proportioned. The Juliette balconies would add visual interest to the residence and add modern flair to the
existing craftsman style. The applicant’s proposal would not be out of scale for the neighborhood and would
comply with all applicable Zoning Ordinance requirements, including building coverage and setbacks. The
majority of the second floor would be setback from the first floor, which would help reduce the massing of
the second story. The proposed rear balcony would meet the required minimum side and rear setbacks, and
would be screened by existing trees. Staff recommends 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

City of Menlo Park 701 Laurel St., Menlo Park, CA 94025 tel 650-330-6600 menlopark.gov
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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. Draft Planning Commission Resolution approving the use permit
Exhibits to Attachment A
A. Project Plans
B. Project Description Letter
C. Conditions of Approval
B. Location Map
C. Data Table

Report prepared by:
Fahteen Khan, Associate Planner

Report reviewed by:
Corinna Sandmeier, Principal Planner

City of Menlo Park 701 Laurel St., Menlo Park, CA 94025 tel 650-330-6600 menlopark.gov
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ATTACHMENT A

PLANNING COMMISSION RESOLUTION NO. 2024- 0XX

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
MENLO PARK APPROVING A USE PERMIT TO CONSTRUCT
FIRST- AND SECOND-STORY ADDITIONS GREATER THAN 50-
PERCENT OF THE EXISTING FLOOR AREA AND CONDUCT
INTERIOR MODIFICATIONS ON A SUBSTANDARD LOT WITH
REGARD TO MINIMUM LOT WIDTH IN THE R-1-U (SINGLE FAMILY
URBAN RESIDENTIAL) ZONING DISTRICT AT 1046 OAKLAND
AVENUE.

WHEREAS, the City of Menlo Park (“City”) received an application requesting a use
permit to allow first-floor interior modifications and addition of a new second-story to an
existing single-story single-family residence where the proposed additions would be
greater than 50-percent of the existing floor area on a substandard lot with regard to
minimum lot width in the R-1-U (Single Family Urban Residential) zoning district
(collectively, the “Project”) from Karishma Anand (“Applicant” and “Owner”) located at
1046 Oakland Avenue (APN 062-042-320) (“Property”). The Project use permit is
depicted in and subject to the development plans and project description letter, which are
attached hereto as Exhibit A and Exhibit B, respectively, and incorporated herein by this
reference; and

WHEREAS, the Property is located in the Single Family Urban Residential (R-1-U)
district. The R-1-U district supports single-family residential uses; and

WHEREAS, the proposed project would comply with all objective standards of the R-1-U
district; and

WHEREAS, the proposed project would maintain the existing nonconforming parking
configuration of one covered space, where at least one covered and one uncovered
parking space are required; and

WHEREAS, the proposed Project was reviewed by the Engineering, Building and
Transportation Divisions and found to be in compliance with City standards; and

WHEREAS, the proposed Project was reviewed by the City Arborist and requires
standard tree protection mitigation measures; and

WHEREAS, the Project, requires discretionary actions by the City as summarized above,
and therefore the California Environmental Quality Act (“CEQA,” Public Resources Code
Section 821000 et seq.) and CEQA Guidelines (Cal. Code of Regulations, Title 14,
815000 et seq.) require analysis and a determination regarding the Project’s
environmental impacts; and
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Resolution No. 2025-0XX

WHEREAS, the City is the lead agency, as defined by CEQA and the CEQA Guidelines,
and is therefore responsible for the preparation, consideration, certification, and approval
of environmental documents for the Project; and

WHEREAS, the Project is exempt from environmental review pursuant to CEQA
Guidelines815301 (Existing Facilities); and

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

WHEREAS, at a duly and properly noticed public hearing held on January 27, 2025, the
Planning Commission fully reviewed, considered, and evaluated the whole of the record
including all public and written comments, pertinent information, documents and plans,
prior to taking action regarding the Project.

NOW, THEREFORE, THE MENLO PARK PLANNING COMMISSION HEREBY
RESOLVES AS FOLLOWS:

Section 1. Recitals. The Planning Commission has considered the full record before it,
which may include but is not limited to such things as the staff report, public testimony,
and other materials and evidence submitted or provided, and the Planning Commission
finds the foregoing recitals are true and correct, and they are hereby incorporated by
reference into this Resolution.

Section 2. Conditional Use Permit Findings. The Planning Commission of the City of Menlo
Park does hereby make the following Findings:

The approval of the use permit for first floor modifications and second-story addition where
the addition would exceed 50-percent of the existing floor area on a substandard lot with
regard to minimum lot width is granted based on the following findings, which are made
pursuant to Menlo Park Municipal Code Section 16.82.030:

1. That the establishment, maintenance, or operation of the use applied for will,
under the circumstance of the particular case, not be detrimental to the health,
safety, morals, comfort and general welfare of the persons residing in the
neighborhood of such proposed use, or injurious or detrimental to property and
improvements in the neighborhood or the general welfare of the city because:

a. Consideration and due regard were given to the nature and condition of all
adjacent uses and structures, and to general plans for the area in question
and surrounding areas, and impact of the application hereon; in that, the
proposed use permit is consistent with the R-1-U zoning district and the
General Plan because two-story residences that are adding more than 50-
percent new floor area are allowed to be constructed on substandard lots
subject to granting of a use permit and provided that the proposed residence
conforms to applicable zoning standards, including, but not limited to,
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minimum setbacks, maximum floor area limit, and maximum building
coverage. The addition of a second floor would be appropriate for the
neighborhood as a number of other residences have been expanded to
include a second story and the second story addition would comply with
applicable setbacks, daylight plane, and height requirements.

Section 3. Conditional Use Permit. The Planning Commission approves Use Permit
No. PLN2024-00048, which use permit is depicted in and subject to the development
plans and project description letter, which are attached hereto and incorporated herein
by this reference as Exhibit A and Exhibit B, respectively. The Use Permit is
conditioned in conformance with the conditions attached hereto and incorporated herein
by this reference as Exhibit C.

Section 4. ENVIRONMENTAL REVIEW. The Planning Commission makes the following
findings, based on its independent judgment after considering the Project, and having
reviewed and taken into consideration all written and oral information submitted in this matter:

1. The Project is categorically exempt from environmental review pursuant to Cal. Code
of Regulations, Title 14, 815301 et seq. (Existing facilities)

Section 5. SEVERABILITY

If any term, provision, or portion of these findings or the application of these findings to a
particular situation is held by a court to be invalid, void or unenforceable, the remaining
provisions of these findings, or their application to other actions related to the Project,
shall continue in full force and effect unless amended or modified by the City.

I, Kyle Perata, Assistant Community Development Director of the City of Menlo Park, do
hereby certify that the above and foregoing Planning Commission Resolution was duly

and regularly passed and adopted at a meeting by said Planning Commission on January
27, 2025, by the following votes:

AYES:
NOES:
ABSENT:

ABSTAIN: None

IN WITNESS THEREOF, | have hereunto set my hand and affixed the Official Seal of
said City on this — day of January, 2025.

PC Liaison Signature
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Kyle Perata
Assistant Community Development Director
City of Menlo Park

Exhibits

A. Project plans
B. Project description letter
C. Conditions of approval

Resolution No. 2025-0XX



EXHIBIT A

OWNER:
Karishma Anand
Amit Kumar
(408) 674-0143

DESIGN CONSULTANT:
Matthew Hum

285 Mullen Avenue

San Francisco, CA 94110
(925) 389-8728

STRUCTURAL ENGINEER:
Vit Hanacek Engineering
2912 Vessing Road
Pleasant Hill, CA 94523
(925) 262-7401

ENERGY CONSULTANT:
Hensel Consulting Engineers, Inc.
5857 Owens Avenue, 3rd Floor
Carlsbad, CA 92008

(619) 665-3259

ADDITION AT 1046 OAKLAND AVENUE

MENLO PARK, CA 94025

CALIFORNIA GREEN BUILDING STANDARDS
ENERGY EFFICIENCY STANDARDS

2019 EDITION
2019 EDITION

ALONG WITH ANY OTHER APPLICABLE LOCAL AND STATE LAWS AND REGULATIONS

DEFERRED SUBMITTAL
ROOF TRUSSES

(/1\ VICINITY MAP
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PERTORMANCEFOR T SUSHITTED CORPUTER ANALYSIS AR AS FoLLOS:

- 1AQ MECHANICAL VENTILATION

- MINIMUM AIRFLOW.

NDITION OF MEETING THE HODELED ENERGY

- DUCT DESIGN-RETURN
- DUCT DESIGHN-SUPPLY
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PODUCTS I ARE VISIBY WET OF HAVE 13 MOTSTUGE CONTORY StAL B2 REPLACE 05 ALLOWD 10 DRY FRIOK 10 EXCLOBURE

(CALL BEFORE YOU DIG. (CALL UNDERGROUND SERVICE ALERT (USA) AT 811 OR AT 1-800-277-2600 AT LEAST 2 WORKING DAYS BEFORE EXCAVATING.

LOT GRADING SHALL CONFORM AT THE PROPERTY LINES IN A MANNER WHICH SHALL NOT SLOPE TOWARDS PROPERTY LINES WHICH WOULD CAUSE
NOT BE ALTERED IN A MANNER TO CAUSE

STORM WATER 10 FL
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- DISPLACED TOPSOIL SHALL BE STOCKPILED FOR REUSE [N A DESIGHATED AREA AND PROTECTED FROH EROSION. (A4.106.2,3 TOPSOIL

PROTECTION

AN ENCROACHMENT PERMIT IS REQUIRED TO CONSTRUCT IMPROVEMENTS IN THE PUBLIC RIGHT OF WAY. THE ENCROACHENT PERMIT SHALL BE
ISSUED PRIOR TO OR CONCURRETLY WITH THE BUILDING PERIIT. PLEASE SUBMIT ALL OF THE FOLLOWING ITEMS PRIOR TO ISSUANCE OF THE
ENCROACHMENT PERMIT:
A ENCROACMNT PERMTT EE WILBE FROVIED B STAT RIORTOBULDING PERAT 9PR0VAL
8/ A SECURITY FUMD CERTIFCATEGFDEFOST OR SURETY BOND) S REQUIREDTO GARETEE CORSTRUTION N THEPUBLC KIGHT OF WY
(51,000 MINIM
£ ADENCE OF NSURMNCE 1S REQUIRED

THE APPLICANT SHALL COORDINATE WITH OTHER UTILITY AGECIES TO CONFIRH ARE REQUIRED FOR THE OF
RVICES

THE APPLICANT SHALL SUBMIT A WASTE HANDLING PLAN PRIOR THE BEGINNING ANY CONSTRUCTION. THE WASTE HANDLING PLAN MUST:
VIDE AN ESTIMATE OF TYPE OF DEBRIS GENERATED
- LISTTHEMAMES OF HE APROVED RECYCLNGPACLTIESTHAT WIL B USED TOMESETTHEDNVERSION REQURENENT
- INDICATE THAT 65°% OF TH
" BE DSTRBUTED 10 AL SUBCONTACTORS O g 08

FAILURE TO COMPLY WITH THE WASTE HANDLING CURATE,

PER TON NOT RECYCLED,

RESULT IN A PENALTY OF $1000

ALTERIATVELY, THE CONSTRUCTON OR OEHOLITON CONTRACTORHAYREHOVE IATERAL RO THEJOBSTE PREMISES USING THEIR oW
EQUIPHENT, VEAICLES INCIDENTIAL PART OF A TOTAL CONSTRUCT!

CONTRACTORS W, SEL”-AoL DESAIS N THEIR OWN VEHICLE Mo OELTVER TR MATERAL 0 A APPROVED FACLTY. CONTRACTORS W+
ARE SELF-HAULING MATERIALS ARE REQUIRED TO SAVE THE RECEIPTS FROM THE DISPOSAL AND RECYCLING FACILITIES AND SUBHIT THE RECEIPTS
7O THE CITY ON A MONTHLY BASIS,

DURIG CONSTRUCTION, 00% OFTHE ASPALT AND CONCRETEHUST B REUSED OR ECICLED, ATLEAST 0% O HE REWAINNG DEBRIS
(GENERATED FROM THE P ST BE REUSED OR RECYCLED. 1 ORDER TO RECEIVE FINAL PRMIT APPROVAL, APPLICANT MUST SAVE ALL RECEIPTS
M DSPOSA AN RECYAING o TR I AT THE CONPLETON OF TE PROVECT

(GARBAGE AND RECYCLING CARTS MUST ALWAYS BE HIDDEN FROM PUBLIC VIEW EXCEPT ON COLLECTION DAYS. 27 SQUARE FEET OF STORAGE SPACE IS
REQUIRED IN THE GARAGE FOR GARBAGE, RECYCLING, AND ORGANICS CARTS. IF SUFFICIENT GARAGE SPACE IS NOT AVAILABLE, RESIDENTS HUST HAVE
UNRESTRICTED ACCESS TO THE SANE AMOUNT OF EXTERIOR STORAGE IN THE SIDE OR BACK YARDS SO THAT THE CARTS REMAIN HIDEN FROMN PUBLIC VIEW
THE MINIMUM STORAGE AREA FOR GARBAGE AND RECYCLING CARTS IS IN ADDITION TO THE STORAGE AREA REQUIRED BY THE PLANNING DEPARTHENT. A
(GRASS OR ALLWEATHER SURFACE SHOULD B PROVIDED TO SHOOTHLY ROLL THE CARTS BETWEEN THE CART STORAGE AREA AND SET OUT AREA ON THE
STREET IN FRONT OF THE DWELLING UNIT.

PUBLIC SAFETY REQUIREMENTS - FIRE

CONSTRUCTION D DEHOLTION OEBRISDESTINED FORRECYCLING MUST 8 SEPRATED FROM THE
LT GEPACATED RECYCLING MATERAL MAY KO CONTAT HORE A 1060 GREAGE OR OTER NONRECHCLABLE ATERIAL Y WEIGHT OR
s

‘CONTAVINATED OR HAZARDOUS MATERIAL IS EXENPT FROM THE RECYCLING REQUIREMENT, HOWEVER, APPLICANT MUST SUBMIT COPIES OF THE
HANIFEST TO ERVICES DIVISION FOR ALL

LT A0 TREE DEBRIS UST B SEPARTED FROM GTHER WASTE, PLAT DEBRSNAY B CHPPED FOR MULCH,DELVERED T0 THE FREHONT
RECYCLING AND i REQUIRES THAT ALL PLANT DEBRIS BF
SEPARATED AND RECYCLED.

WITHIN 30 DAYS OF COMPLETION OF THE WORK, AND PRIOR TO FINAL INSPECTION, THE APPLICANT MUST FILE A DEBRIS DISPOSAL & DIVERSION
REPORT DOCUMENTING A , ALONG WITh ALL DISPOSAL RECEIPTS OR WEIGHT TAGS FROM THE PROJECT. ALLOW
FOR THREE (3) BUSINESS DAYS FOR REVIEW OF THE DEBRIS DISPOSAL REPORT.

ENSURE AWNULARSPACES AROUND PIPES,ELECTIC CABLE, CORDUITS, OR OTHER OPEINGS N PLATES AT EXTERIOR WALLS SHALL CLOSED WITH
(CEMENT MORTAR OR SIMILAR E CITY TO PREVEN

EISURE CONSTRUCTION WASTE NAAGENENT LN 1 PRODUCED AND UPDATED, I MUSTBE AVNLABLE FOR NSPECTON. ENSURE TOTALWEIGHT
‘SQUARE FOOT OF BUILDING AREA.

(OPERATION AND MAINTENANCE MANUAL REGARDING MATERIAL CONSERVATION AND RESOURCE EFFICIENCY COVERING 10 OUTLINED AREAS BY
(CALGREEN TO BE PLACED IN BUILDING AT TIME OF FINAL INSPECTION,

ENSURE DOCUMENTATION OF COMPLIANCE TO CALGREEN IS MAINTAINED AND UPDATED THROUGHOUT CONSTRUCTION.
ENSURE EST HAVACEMENT RACTICES AREENACTED 10 PROTECT STORMWAER QUALTYAND PREVENT POLLTAVT ENTERING THE PUBLC STOR

DRAI YSTEN, CATEGORIES FOR POL SP, M FOUNTAINDISCHARG; R EQUIPHENT/MATERIALS STORAGE/OUTDOOR STORGAE AREAS,
Y OF FREMONT COMMENTS, TG NOT APLCHBLE To T PORET

(GARBAGE REQUIREMENTS

AL KUP SUCH THAT GARAGES AND DRIVEWAYS SHALL NOT BE LOCKED.
STORKGE SPACESHALL ALSO BF PROVDED WITHIN CARAGES (CERR OF EQUIRED PARKING AREAD O OTHERCESIGIATED SREAS FOR STORAGE
OF TRASH AND RECYCLING MATERIALS.

ALL RESIDENTIAL DWELLING UNITS SHOULD INCLUDE A MINIMUM OF SIX CUBIC FEET FOR INDOOR TEMPORARY STORAGE OF GARBAGE AND
RECYCLING (LE. UNDER KITCHEN SINK OR IN A PANTRY, ETC.). AT LEAST THREE CUBIC FEET UNDIVIDED SHALL BE PROVIDED FOR THE STORAGE OF
R .

MUST BE. ICEABLE PRIOR. cTioN
NOTE EXTERIOR PORCH CEILINGS SHALL BE ENCLOSED AN COVERED WITH 1HR FIRE EXTERIOR RESISTIVE WALL ASSEMBLY APPLIED ON UNDERSIDE OF
CEILING. UNENCLOSED UNDER-FLOOR PROJECTIONS SHALL HAVE ALL UNDER-FLOOR AREAS ENCLOSED TO THE GRADE WITH EXTERIOR

WALLS [CBC-

APPROVED SHOKEDETECTORSARE REQUIRED N EACHSEROOH MD OVTSIDE EXCH SEPARATESLEENG AREA N THE IMHEDATEVICIITY OF TE BEDROOH

12019 CFC07.2 L1, CAREON HONOHIDE ALIRMS SHALLBE INSTALED N DL WHICH HAVE :
REA I T INMEDIATE WCTTY OF 1
D GN VTR EVEL OF A (2016 CRC 315 DETECTORS SHALL BE SOUND SIMULTANEQUSLY.
DETECTORS ARE REQUIRED IN NEW AND A TERATIONS, REPAIRS OR ADDITOINS EXCEEDING
$1000.
APPLICANT MUST IMMEDIATELY NOTIF HAZARDOUS MATRIALS UNIT OF ANY UNDERGROUND PIPES, TANKS OR

RUCTURES; ANY SUSPECTED OR ACTUAL C OR OTHER
ACTIVITIES. ANY C LIABILITIES WILL NEED TO

TO PROCEEDIN

BUILDING ADDRESS 15 TO BE PLAINLY LEGIBLE AND VISISLE FROM THE PUBLIC STREET. THESE NUMBERS SHALL CONTRAST WITH THEIR BACKGROUND.

MusT TO AND DURING CONSTRUCTION.

ENVIRONMENTAL QUALITY
VIHOLE HOUSE EXHAUST FANS SHALL HAVE INSULATED LOUVERS OR COVERS WHICH CLOSE WHEN OFF (MIN INSULATION OF R-4.2)

HEATIN 40 AIR COIDITIONIG ToSESTZED APROPRIATEL Y ACCEPABLY CREDENTILED ROFESSINALS ACCORDING T0 STANDARDS OUTLIED
\LGREEN LOW-RISE RESIDENTIAL MANDATORY MEASURES. SPECIAL INSPECTORS MUST BE QUALIFIED AND VERIFICATION VIA CONSTRUCTION DOCUMENTS,
s INTALLER CERTFICATION, WSPECTION ERORTS, EC.- 1o HOW SUBSTANTIAL CoNPORMANCE,

BE GRADED TO DRAIN PROPERLY. WITHIN FIVE FEET OF
LOPE AWAY AT 5%, ALL ES (INCLUDING HALL BE WITH A MINIMUM 19% SLOPE AND

SHALL DRAIN AWAY FROM THE BULDING. HALL HAVE. L%, 153

HORIZONTAL TO 1 VERTICAL (33%).

NEW RAINWATER DOWNSPOUTS SHALL BE DISCONNECT! A LANDSCAPED AREA. E CONNECTED T0 A POP-UP

DRAIVAGE SHITERINTHE ANDSCAED AREAORHAY ORAI T0 SpASH BLOCKS OF COBBLESTONES THAT DIRECT WATER AVAY FROM THE BUILONG.
"THRL-CURB" DRAINS ARE NOT ALLOWS

STREETS, RIGHT-OF-WAY AND UTILITIES OR PUBLIC IMPROVEMENTS

AN ENCROACHHENT PERMIT IS REQUIRED TO CONSTRUCT IMPROVEMENTS IN THE PUBLIC RIGHT OF WAY. THIS WILL NOT BE SUBMITTED UNTIL ALL REVIEW
COMMENTS ARE ADDRESSED AND WILL BE FILED SEPARATELY.

UTILITY WORK WITHIN THE CITY OF MENLO PARK RIGHT-OF-WAY WHICH IS NOT INSTALLED BY THE CONTRACTOR WILL REQUIRE A SEPARATE ENCROACHMENT
PERMIT ISSUED TO THE UTILITY AGENCY PERFORMING THE WORK.

(2

e

SCOPE OF WORK STATEMENT: DRAWING INDEX
THE PROJECT SHALL CONSIST OF THE RENOVATION AND ADDITION TO AN EXISTING, WOOD
FRAMED, ONE STORY SINGLE FAMILY RESIDENCE AT 1046 OAKLAND AVENUE. THE EXISTING ARCHITECTURAL
HOME IS 1,516 SQUARE FEET WITH 3 BEDS AND 2 BATHS. THE PROPOSED PROJECT WILL A0 TITLE
RETAIN THE EXISTING GARAGE, FOUNDATIONS, AND WALLS TO THE EXTENT POSSIBLE, BUT Al SITE PLAN
WILL REQUIRE THE ADDITION OF A NEW SECOND FLOOR AND BALCONY WITH LIMITED A2 1ST FLOOR AND DEMOLITION PLAN
RENQOVATION OF THE EXISTING FIRST FLOOR. THE NEW HOME WILL BE 2 STORIES, 2,799 A3 2ND FLOOR PLAN
'SQUARE FEET WITH 4 BEDS AND 3 BATHS, A NET ADDITION OF 1,033 SQUARE FEET. THE WINDOW & DOOR SCHEDULE
'CURRENT BUILDING COVERAGE WILL BE UNCHANGED. LIMITED NEW LANDSACPING AND Ad ROOF PLAN
HARDSCAPING WILL BE REQUIRED. A5 EXTERIOR ELEVATIONS
A7 BUILDING DETAILS AND SECTION

SITE DATA: A7A BUILDING SECTION
PARCEL NUMBER: 062-042-320 All AREA DIAGRAMS

LOT AREA: 5,500 SF
ZONING: R-1-U
CONSTRUCTION: VB
FIRE SPRINKLE NO
OCCUPANCY: (CBC310.1 & 312.1) R3& U
TITLE 24 CALIFORNIA ENERGY CODE: 2019 EDITION
PROJECT SHALL BE IN COMPLIANCE WITH 2019 CALIFORNIA FIRE CODE AND THE MENLO PARK
MUNICIPAL CODE.
CODES AND ADOPTED ORDINANCES:
(CALIFORNIA FIRE CODE 2019 EDITION
CALIFORNIA RESIDENTIAL CODE 2019 EDITION
(CALIFORNIA BUILDING CODE 2019 EDITION
CALIFORNIA MECHANICAL CODE 2019 EDITION Mouas. AnS Ou
(CALIFORNIA PLUMBING CODE 2019 EDITION THE MUENGS NOTE NS ALOWTD AR ESTANISHED W THE Y OF MENLO MWs.
CALIFORNIA ELECTRICAL CODE 2019 EDITION MAING COEW COTIR §.30 M

SO0 AT TR CORSTICTION STTOF O -nr'um
T KA SAALL AT LY § AT OV SO O CTIY OF A N
MADOTAD WTTY RAXK LTS

- METNTCATIOLN W mmmmuum
DQUWENG SNL OOMERS WITH 1€ 'S 56T PORTH Db SRCTION |

SUMMARY OF OWNER REQUESTED CHANGES:

- ADD 1465F TO 2ND STORY ADDITION

- ENLARGING 2ND FLOOR BEDROOMS AND BATHROOMS

- REMOVAL OF 2ND FLOOR PRAYER SPACE

- ADDED RENOVATION SCOPE TO 1ST FLOOR (NEW KITCHEN, BEDROOM,
BATHROOM, PRAYER SPACE)

- NEW FRONT DOOR AND OPENINGS AT 1ST FLOOR AT EXISTING PORCH,
NEW POSTS/MATERIALS AT PORCH

- NEW SLIDING GLASS DOOR TO REAR YARD

- NEW WINDOW OPENINGS AT 1ST FLOOR TO REAR YARD

PLOT MAP

-/ SCALE: NTS

M

atthew Hum

285 MULLEN AVENUE
SAN FRANCISCO, CA 94110

121420
06.07.21
10.18.21
121521
02.18.22
04.15.22
05.13.24
12.02.24
122324

1046
M

(925) 389-8728

ALl
1ol

PERMIT SUBMISSION
PLANNING COMMENTS
PLANNING COMMENTS
PLANNING COMMENTS
PLANNING COMMENTS
FIRST CHECK COMMENTS
OWNER REQUEST
PLANNING COMMENTS
PLANNING COMMENTS

ADDITION AT

OAKLAND AVENUE
ENLO PARK, CA 94025

TITLE

A.0

A5




ACCESSOR'S MAP: (MENLO PARK - SAN MATED COUNTY) 062042320
ZONING: Re1-U SINGLE FAMILY URBAN RESIDENTIAL

THIS PROJECT SHALL BE I\ COMPLIANCE WITH BuLDIN
PLUBING, HECHANICAL, AND ELECTRICAL WORKS.
NEW RESIDENTIAL BULDING SHALL BUILDING

STANDARDS (CHAPTERS 36

BUILDING ADDRESS T0 BE VISIBLE FROM THE PUBLIC STREET, ADDRESS NUMBERS SHALL CONTRAST WITH THEIR
i

JCTURE SHALL SLOPE AVAY A 5% MIN, FROK

TO PREVENT EROSION OF

Lor sizE: 5,500 SQUARE FEET
EXISTING HOUSE: ~ PROPOSED HOUSE:
FOUNDATION PER SEC 54-431(1) OFTHE FREMONT MUNICIPAL CODE, ALL EXTERIOR HARD SURFACING AREAS

" 3 (INCLUDING TERRACES) SHALLBE INSTALLED WITH 4 1% MIN. GRADIENT, AND SHALL DRAIN AWAY FROM THE
15t FLOOR HABITABLE AREA: 1,507 SQUARE FEET 1,507 SQUARE FEET (+0 SQUARE FEET) o M. GRADIET, A S e
200 FLOOR HABITABLE AREA: 0SQUARE FEET 1,033 SQUARE FEET (+1,033 SQUARE FEET) o To THEY SHALLBE CONNECTED T0 AN
GARAGE 259 SQUARE Fe€T 259 SQUARE FEET (+0 SQUARE FEET) EFFECTIVELY REDUCE
TOTAL PROJECT SIZE: 1 2

ED HOUSE

OVERALL ADDITION:

FLOOR AREA LIMIT

BUILDING COVERAGE

TOTAL CONDITIONED SPACE:
(PERTTE 24 ALCULATIONS -
HABITABLE AREA O

BUTDO0R 0% K SPACE)

BALCONIES AND PORCHES:

SEE SHEET 2,11 FOR DIAGRAMS

1,033 F /1,766 SF = 58.5% ADDITION TO EXISTING HOME

2,799 SFTOTAL PROJECT + 0 SF ROOF ABOVE '
oK

1769 SF < 2,800 S

1,917.25F /5,500 SQUARE FEET LOT
349% < 35.0% 3

2,540 SQUARE Fe€T

188 SQUARE FEET (+44 SQUARE FEET)

—

>
(
\>
E
{
{
E
:
{
E
E

~OAKLAND AVENUE
Y

| |
| |
| |
S"I'REET TREE‘ E)
'S
I
O
| 1| o / 279
| | PROPOSED 2ND FLOOR
I I
| I
S
RETAIN EXISTING
LAN? Apmx
ton 700 /
T RETA_IN_E:(I_S'HN_G UTILITY LINE_S_ T
\ ! ]
\ STREET TREE (E)
| | /
1 I

| |
N

TREE PROTECTION ZONE
===

CONSIDER GREEN BULDING FEATURES INCLUDING ENERGY EFICIENCY HEASLRES, WATER
CONSERVATION, 4D RECYCLED CONTENT MATERIALS I THE CONSTRUCTION.

TVFE OF GEST MAVAGENENT PRACTICE T EFFECTIVELY PRONIBIT THE ENTRY 0
FOLLUTANTS IO STORM WATER RUNGFT.

NE RALWATER DOWNSPOUTS SHALL B DISCOMECTED AKD RUNOFF DIRECTED 0 #
oG e CoMNSOUTS W COMETTED To 1o DRANACE TG
THE LANDSCAPED AREA OR HAY DRAIN TO SPLISH BBLESTONES THAT DIRECT
ATER Rt RO T LTLOTG, TR CURS RS AP T ALOVED

5

1048 OAKLAND

LANDSCAPE TO FOLLOW BESTSRACTICES OF THE BAY FRENDLY CHECKLST
UL AL SHRUB AREAS I 3 LAYER OF MULCH
A1 S T CORPSTBEORE PTG (355 0F 08 IO,
o N OF IR CUBIC 05 o2 00U T
—mvfkr m cnuswucvmn 1 DEAITON s 5 Ve G VEGT
ROV 0 ATURA S2E D ALOID S
AT NI I 15 GALLON R REE,  GALON 08 1 RUBS >

T THE FRENONT FIRE DEPARTHENT Ay
uNnERﬁmmn vwzs TANKS, OR STRUCTURES; ANY SUSPECTED OR ACTUAL

|

DONOT LANT IVASIVE SPECEES
5

woRe),

VAL NEED T 52 REHEDIEDPIGR To FROCEEDING WITH ST DEVELOPHENT

SPECEes ICABLE R
" WINIHIZE TURF TO 25% F TOTALIRRIGATED AREH
SR ATONATIC UEATERBSED AIGHTON COTECLS YT 6158,

PERSONNEL OPERATING AT THE CONSTRUCTION SITE SHALL HAVE
REPORTING A FIRE OR NEDICAL EMERGENCY. THE REQUIRENENT MAY BE MET BY USE OF A CELLULAR.
TELEPHONE AND BY DIALING 911 CELLUAR TELEPHONE CALLS TO 911 NOW REFORT TO THE CLOSEST PUBLIC
ANSWERING FOINT

RTABLE
FIRE EXINGUISHERS SFALL LESS THAN ORDINARY

HAZARD. ADDDITIONAL HAZ3RDS EXIST

INCLUDING, BUT NOT LINITED TO, THE STORAGE AND USE OF FLAMABLE AND COMBUSTABLE LIGUIDS

om TEMPORARY
‘COMBUSTABLE DEBRIS ILES SHALL NOT IMPEDE ENERGEICY VEHICLE ACCESS ROUTES ANDIOR BE WITHIN 10
FEET OF COMBUSTABLE BUILDINGS OR STRUCTURES

MATERIALS SUSCEPTIBLE TO SPONTANEOUS IGNITION SHUCH AS OILY RAGS SHALL BE RMOVED FROM THE SITE
AND DISCARDED [N A METAL WASTE CONTAINER

ammg o
cHeTER 3
REFUELING WL NOT-

VEGITATION/DEBRIS/STORAGE

ICTION, A 20-F00T WIDE ALL 0
WITH 150 FEET OF ALL CONSTRUCTION AND COMBUSTABLE STORAGE SHALL BE PROVIDED
ACCESS AT PADLOCK FOR
RESPONDERS

THE APPLICANT SHALL COMPLY WITH THE PROVISIONS OF THE PERMITS REQUIRED FROM ANY STATE OR
REGIONAL AGENCTES, INCLUDING, BUT HOT LINITED T0, THE BAY ARER AT QUALITY MANAGENENT DISTRICT
(BAAQMD), RGIONAL WATER QUALITY CONTROL BOARD (RWGCB), UNION SANITARY DISTRICT (USD), AND THE
ALAHEDA COUNTY DEPARTHENT OF ENVIRONMENTAL HEALTA

P T COMMENTS, AL TREE 10 8 AT LEAGT 34 50K STET0 ESPCTTHE
ESTABLISHED TREES I\ THE NEIGHBORH00D

OAKLAND AVENUE

mm———————n

1046 OAKLAND :’1

1044 OAKLAND

1049 MENLC-8AKS

1047 MENLO OAKS

1045 MENLO QAKS.

2 N\ AREA PLAN

j SCALE 1

RETAIN EXISTING
DRIVEWAY AND CURB CUT

200"
EXISTING 15T FLOOR

FE
)E AIN EXISTING UTILITY LINES

1 SITE PLAN

| SCALE. 316'=1-0"
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“8 __ T8 )
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3 ISTORAGE SHE] WECHANICAL EQUIPHENT MUST ADHERE T0 NOISE ORDINANCE LHTT (60084
1 1 FROM 7AM-10PM, S0DBA FROM 10PM-7AM) AS MEASURED AT ANY
\/ . x LOCATE | 1 NEIGHBORING RESIDENTIAL PROPERTY. ONLY EXTERIOR MECHANICAL
3 I EQUIPMENT PROPOSED IS THE RELOCATED EXISTING AC CONDENSER
_____________ ] B ] ST T T TTT T T -I::::::: =T TREE PROTECTION MEASURES: INSTALL & CHAIN LIVK FENCE WITH SIGIAGE
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PERMIT SUBMISSION
PLANNING COMMENTS
PLANNING COMMENTS
PLANNING COMMENTS
PLANNING COMMENTS
FIRST CHECK COMMENTS
OWNER REQUEST
PLANNING COMMENTS
PLANNING COMMENTS

ADDITION AT

1046 OAKLAND AVENUE
MENLO PARK, CA 94025
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- RETAIN GARAGE, EXTERIOR WALLS

- ALL NEW WINDOWS/DOORS AT EXTERIOR WALLS

- NEW ROOF

- DEMOLISH INTERIOR WALLS/FINISHES/FIXTURES

- RETAIN EXISTING SUBFLOOR AND FOUNDATIONS WHERE
POSSIBLE

// /I DEMOLISH WALL
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285 MULLEN AVENUE
SAN FRANCISCO, CA 94110
(925) 389-8728
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10.18.21 PLANNING COMMENTS
12.15.21 PLANNING COMMENTS
02.18.22 PLANNING COMMENTS
04.15.22 FIRST CHECK COMMENTS,
05.13.24 OWNER REQUEST
12.02.24 PLANNING COMMENTS
12.23.24 PLANNING COMMENTS
ADDITION AT
1046 OAKLAND AVENUE

MENLO PARK, CA 94025

1ST FLOOR AND
DEMOLITION PLAN
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12.14.20 PERMIT SUBMISSION
06.07.21 PLANNING COMMENTS
10.18.21 PLANNING COMMENTS
12.15.21 PLANNING COMMENTS
02.18.22 PLANNING COMMENTS
04.15.22 FIRST CHECK COMMENTS
05.13.24 (OWNER REQUEST
12.02.24 PLANNING COMMENTS
12.23.24 PLANNING COMMENTS

ADDITION AT

1046 OAKLAND AVENUE

MENLO PARK, CA 94025

2ND FLOOR PLAN

DOOR & WINDOW
SCHEDULE
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1048 OAKLAND

1046 OAKLAND
(PROPOSED)

7/

1044 OAKLAND
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ROOF PLAN

1ST FLOOR ROOF PITCH

Matthew Hum

285 MULLEN AVENUE
SAN FRANCISCO, CA 94110
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MATERIALS (TO MATCH EXISTING):
BODY - WHITE

TRIM - LIGHT BLUE

TILE ACCENT AT PORCH - DARK GRAY CERAMIC TILE
ROOF - DARK GRAY COMPOSITE SHINGLES

DOORS - MATCH EXISTING (DARK BROWN)
WINDOWS - MATCH EXISITING (WHITE VINYL)
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Matthew Hum
285 MULLEN AVENUE
SAN FRANCISCO, CA 94110
(925) 389-8728

121420 PERMIT SUBMISSION
060721 PLANNING COMMENTS
10,1821 PLANNING COMMENTS
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041522 FIRST CHECK COMMENTS
051324 OWNER REQUEST
120224 PLANNING COMMENTS
122324 PLANNING COMMENTS
ADDITION AT
1046 OAKLAND AVENUE

MENLO PARK, CA 94025

EXTERIOR
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Matthew Hum
285 MULLEN AVENUE
SAN FRANCISCO, CA 94110
(925) 389-8728
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General Notes:

1) Feotures shown hereon represent surface conditions of the project area compiled from o ground
survey performed on April 23, 2021 and o no-change site verficotion performed November 11,
2024, Surveyor made no otfempt {o determine the existence or extent of underground utilties or
other features nat surface visible. Overhead line locatians are cpproximate.

2) Horizontal datum is assumed; Vertical Datum ond Bosis of Beorngs are described below.
Temporary control points have been established as shown hereon for perpetuation of the project
datums and.retracement of the survey.

3) Property line information is based upon @ combination of record data, lines of occupation, and a
Split of sireet improvements. No_existing survey monuments wers recovered in the immediote o
Surrounding oreq of the site, os the nelghborhood is generally void of any priar recorded surveys.

4) Eosements shown are per the filed tract mop only.

%) Guiding dimensions to property e are measured from buiding footing at ground level.

Basis _of Bearings.

Beorings shawn herean are bosed upan the centerline of Ookiond Avenue os determined by o spit
of existing street curb lines. Bearing taken as North 2143’ East ds shawn on the Final Map for
Belle Haven City filed Octobar 11, 1930, in Book 18 of Maps at Pages 43-45, San Mateo County
Records.

Vertical Datum:

Elevatians shown hereon ore bosed upon Gty of Menlo Pork BM No. 6, o brass disc set in the curb
at the intersection of Willow Road and Durham Street. Elevation taken as 3114, NAVDSS dotum per
City manument sheet dated 07/1/16.

Surveyor’s Statement:
I certify thot this porcel’s boundary wos estabished by me or under my supervision and
s based upon a fleld survey in conformance with the Land Surveyor's Act. Al survey
trol shawn are of the choracter ond occupy the positins indicoted and are suffcient
to enable the survey to be rotraced.

i
Chorles. M. Weakey, LS

e

HHE
32
HE
s|f|E
HE
38
Nk
HH
2y
M
g|&
33|
35
<I<<<<499 &
i
g
Yo 5E
[r )
Ouw %
<> oo
o EF
z> g
Zn g
< a
=) is
z [ 3z
= &3
] Eé
=" s
Y
&
% e
N .3
o O

[
é a
s
S w S E
SNy 2
L Ees B
WS g 2
EIRS g
B ady s
BT
I3IT .=
® TANE
S I8~
S eo¥ s
©=zg &
ST
N
o =
& i
N
‘65
KN
S
3

DATE

04-28-21
SCALE

-
BRAWN

C.Weakle
[crECKED
705 Wo.

521041
suesr o

o 1




EXHIBIT B

1046 Oakland Ave Project Description updated Dec 2024
Project Description

Purpose and Scope of work

THE PROJECT SHALL CONSIST OF THE RENOVATION AND ADDITION TO AN
EXISTING, WOOD FRAMED, ONE STORY SINGLE FAMILY RESIDENCE AT 1046
OAKLAND AVENUE. THE EXISTING HOME IS 1,516 SQUARE FEET WITH 3 BEDS
AND 2 BATHS. THE PROPOSED PROJECT WILL RETAIN THE EXISTING
GARAGE, FOUNDATIONS, AND WALLS TO THE EXTENT POSSIBLE, BUT WILL
REQUIRE THE ADDITION OF A NEW SECOND FLOOR AND BALCONY WITH
LIMITED RENOVATION OF THE EXISTING FIRST FLOOR. THE NEW HOME

WILL BE 2 STORIES, 2,799 SQUARE FEET WITH 4 BEDS AND 3 BATHS, ANET
ADDITION OF 1,033 SQUARE FEET. THE CURRENT BUILDING COVERAGE WILL
BE UNCHANGED. LIMITED NEW HARDSCAPING WILL BE REQUIRED.

Architectural style, materials, colors, and construction methods
Maintaining existing craftsman/bungalow style home design with added
modern details (windows/doors, entry, tile accent).

The proposed home will maintain the existing craftsman/bungalow style, keeping the existing
stucco exterior, paint scheme, and roof tiles in an effort to minimize any change to the current
streetscape. General massing, roof shape, window style/sizes will remain the same with the
most notable changes being an amended front porch and front door with a ceramic tile accent
for a more contemporary feel, as well as front facing juliet balconies and a rear facing full
balcony on the new second floor so the Owners can take advantage of the light and air in their
expanded home while still being mindful of their neighbors to either side.

Basis for site layout
Site layout generally unchanged, 1st floor footprint remains the same with a
2nd floor addition only.

Existing and proposed uses
To remain a single family home.

Neighbor outreach update as of December 2024

We have personally reached out to their neighbors at 1048 Oakland Avenue, 1044 Oakland
Avenue & 1047 Menlo Oaks Drive and shared the attached letter about their upcoming addition
and City of Menlo Park Use Permit approval. We are sharing some feedback from neighbors

based on follow up conversations we have had.

Our neighbors at 1044 and 1048 Oakland avenue are aware of our renovation plans. We have
chatted with them and they do not have any concerns/ questions so far.

Al5



Other neighbors on our street are generally aware and excited about the addition that we are
planning to our home

Our neighbors at 1047 Menlo Oaks Drive are also aware of our proposed renovation. We have
not heard any questions from them so far.

Al6



Al7

EXHIBIT C

LOCATION: 1046 PROJECT NUMBER: APPLICANT: Karishma | OWNER: Karishma
Oakland Avenue PLN2024-00046 Anand Anand

PROJECT CONDITIONS:

1. The use permit shall be subject to the following standard conditions:

a.

The applicant shall be required to apply for a building permit within one year from the
date of approval (by January 27, 2026) for the use permit to remain in effect.

Development of the project shall be substantially in conformance with the plans
prepared by Matthew Hum consisting of 10 plan sheets, dated received December 23,
2024 and approved by the Planning Commission on January 27, 2025, 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 Sanitary District,
Menlo Park Fire Protection District, and utility companies’ regulations that are directly
applicable to the project.

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.

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

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

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

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

Prior to building permit issuance, the applicant shall pay all fees incurred through staff
time spent reviewing the application.

The applicant or permittee shall defend, indemnify, and hold harmless the City of Menlo
Park or its agents, officers, and employees from any claim, action, or proceeding
against the City of Menlo Park or its agents, officers, or employees to attack, set aside,
void, or annul an approval of the Planning Commission, City Council, Community
Development Director, or any other department, committee, or agency of the City
concerning a development, variance, permit, or land use approval which action is
brought within the time period provided for in any applicable statute; provided, however,
that the applicant’s or permittee’s duty to so defend, indemnify, and hold harmless shall
be subject to the City’s promptly notifying the applicant or permittee of any said claim,
action, or proceeding and the City’s full cooperation in the applicant’s or permittee’s
defense of said claims, actions, or proceedings.

PAGE: 1 of 2
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LOCATION: 1046
Oakland Avenue

PROJECT NUMBER:
PLN2024-00046

APPLICANT: Karishma
Anand

OWNER: Karishma
Anand

PROJECT CONDITIONS:

k. Notice of Fees Protest — The applicant may protest any fees, dedications, reservations,
or other exactions imposed by the City as part of the approval or as a condition of
approval of this development. Per California Government Code 66020, this 90-day
protest period has begun as of the date of the approval of this application.

PAGE: 2 of 2
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ATTACHMENT C
1046 Oakland Avenue — Attachment C: Data Table

PROPOSED EXISTING ZONING
PROJECT PROJECT ORDINANCE

Lot area 5,500 sf 5,500 sf 7,000.0 sfmin.

Lot width 50.0 ft. 50.0 ft. 65.0 ft. min.

Lot depth 110.0 ft. 110.0 ft. 100.0 ft. min.

Setbacks

Front 20.0 ft. 20.0 ft. 20.0 ft. min.
Rear 37.6 ft. 37.6 ft 20.0 ft. min.
Side (left) 5.0 ft 5.0 ft 5.0 ft. min.
Side (right) 5.0 ft 5.0 ft 5.0 ft. min.
Building coverage 1,910.1 sf* 2,013.1 sf 1,925 sf max.
34.7  %* 36.6 % 35.0 % max.
FAL (Floor Area Limit) 2,799.2 sf* 1,766.3 sf 2,800 sfmax.
Square footage by floor 1,503.3 sf/1st 1,503.3 sf/1st
1032.9 sf/2nd
263.0 sf/garage 263.0 sf/garage
144.1 sf/porches 164.8 sf/porches
82 sf/shed

Square footage of 2,964 sf 1,931.1 sf

buildings

Building height 25.6 ft. 14.6 ft. 28 ft. max.

Parking 1 covered 1 covered 1 covered/1 uncovered
Note: Areas shown highlighted indicate a nonconforming or substandard situation.

Trees Heritage trees 1* Non-Heritage trees 10 New Trees 0
Heritage trees proposed 0 Non-Heritage trees 0 Total Number of 11
for removal proposed for Trees

removal

* Street tree.
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