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Planning Commission

REGULAR MEETING DRAFT MINUTES

Date: 7/13/2026

Time: 7:00 p.m.
aITY oF Location: Zoom.us/join — ID# 846 9472 6242 and
MENLO PARK City Council Chambers

751 Laurel St., Menlo Park, CA 94025

A. Call To Order
Chair Silverstein called the meeting to order at 7:00 p.m.

B. Roll Call

Present: Present: Ross Silverstein (Chair), Katie Behroozi (Vice Chair), Andrew Ehrich, Katie
Ferrick, Nancy Larocca Hedley, Jennifer Schindler,

Absent: Misha Silin

Staff: Matthew Ball, Assistant Planner; Calvin Chan, Senior Planner; Jacob Garcia, Contract
Planner; Monica Roy, Planning Technician; Corinna Sandmeier, Principal Planner; Mariam Sleiman,
City Attorney’s Office

C. Reports and Announcements
Planner Sandmeier said the City Council at its July 14, 2026 meeting would consider an appeal of
the Planning Commission’s approval of the use permit and associated variances for 305 Haight
Street and that the City Council agenda also includes an informational item on the Housing Element
Regional Housing Needs Allocation capacity and progress and tentative project schedule for
development on parking plazas.
Commissioner Schindler reported on a book she read recently on affordable housing development
called Bittersweet Lane: Creating Home(s) in the American Affordable Housing Crisis by Jamie
Madden. She also commented on the upcoming City Council item regarding the Regional Housing
Needs Allocation capacity and progress.

D. Public Comment

Chair Silverstein opened public comment and closed it as no persons requested to speak.
E. Consent Calendar
E1.  Approval of minutes from the June 22, 2026 Planning Commission meeting (Attachment)

Chair Silverstein opened public comment and closed it as no persons requested to speak.
ACTION: 5-0, with Commissioner Silin absent and Chair Silverstein abstaining.
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F. Public Hearing Items

F1. Use Permit/Daniel Warren/1024 Sevier Ave.:
Consider and adopt a resolution to approve a use permit for interior modifications and first and
second story additions to a single-family residence that would exceed 50% of the replacement
value of the existing nonconforming structure in a 12-month period. The proposal also requires use
permit approval for a two-story residence that exceeds 50% of the existing floor area on a
substandard lot with regard to minimum lot area and minimum lot width in the R-1-U (Single-Family
Urban Residential) zoning district, at 1024 Sevier Ave. Determine this action is categorically
exempt under CEQA Guidelines Section 15301’s Class 1 exemption for existing facilities. (Staff
report #26-027-PC)

Planner Ball said staff would correct the date in the conditions of approval to July 13, 2027 for the
expiration of the use permit.

Chair Silverstein opened the public hearing and closed it as no persons requested to speak.

Commissioners received clarification from staff regarding the measurement of floor to ceiling
height.

ACTION: Motion and second (Silverstein/Hedley) to adopt a resolution approving the item as
presented; passes 6-0, with Commissioner Silin absent.

F2. Use Permit/Hao Wang/1908 Menalto Ave.:
Consider and adopt a resolution to approve a use permit to demolish an existing single-story
duplex, and construct a new two-story, single-family residence on a substandard lot with regard to
minimum lot depth in the R-2 (Low Density Apartment) zoning district. This project would include
an accessory dwelling unit (ADU), which is a permitted use not subject to discretionary review.
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 #26-028-PC)

Planner Ball said staff had no updates to the published staff report.

Commissioners received clarification from the applicant on the proposed lawn and the lack of a
door between the main house and the ADU.

Chair Silverstein opened the public hearing and closed it as no persons requested to speak.

Commissioners received clarification from staff regarding the development potential in the R-3
zoning district.

ACTION: Motion and second (Ehrich/Silverstein) to adopt a resolution approving the item as
presented; passes 6-0, with Commissioner Silin absent.
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F3. Use Permit, Architectural Control, Major Subdivision, and Below Market Rate (BMR) Housing
Agreement/Douglas McBeth/624 University Dr.:
Consider and adopt resolutions to 1) approve a use permit, architectural control permit, and below
market rate (BMR) housing agreement to demolish four existing residential units and construct five
new three-story residential buildings with a total of six dwelling units and associated site
improvements, on a substandard lot with respect to lot width in the in the R-3 (Apartment) zoning
district; and 2) recommend to City Council approval of a vesting tentative subdivision map to
subdivide the property into six condominium units, and denial of a State Density Bonus Law
(SDBL), Government Code Section 65915 and relevant amendments, fees concession request, at
624 University Dr. The project would include two units for sale at below market rate (BMR), with
one unit affordable for households earning up to 50 percent area median income (very low-
income) and one unit affordable for households earning up to 80 percent area median income
(low-income), and is being submitted subject to the SDBL, Government Code Section 65915 and
relevant amendments, which permit exceptions to the City’s Zoning Ordinance requirements. The
applicant is requesting SDBL waivers from development standards to decrease the minimum front
and rear setbacks, and modify the building profile requirement. In addition to requested waivers,
the applicant is requesting three SDBL concessions to the BMR Guidelines pertaining to dispersed
location of BMR and market rate units; proportionate number of bedrooms amongst BMR and
market rate units; and proportionate floor area amongst BMR and market rate units. The applicant
is also requesting a SDBL concession to waive certain fees for the two BMR units. The project
utilizes SDBL for calculating the sales price of below market rate units based on household size.
Determine this action is statutorily exempt pursuant to CEQA Guidelines Section 15195,
Residential Infill and categorically exempt pursuant to CEQA Guidelines Section 15332, Class 32
Infill. The Planning Commission is the final decision-making body on the requested use permit,
architectural control and BMR agreement. The Planning Commission is a recommending body to
the City Council on the major subdivision and the request to waive certain fees. (Staff report #26-
029-PC)

Chair Silverstein said the applicant requested to continue the item.
Planner Sandmeier said the applicant’s attorney is online to answer any questions.

Commissioners received clarification from staff that if the applicant ultimately applied for a different
fourth concession, instead of the concession for a fee waiver, staff would need to assess the review
process based on the proposed revisions to the project.

Chair Silverstein opened the public hearing and closed it as no persons requested to speak.

ACTION: Motion and second (Silverstein/Hedley) to continue the item to a future date; passes 6-0,
with Commissioner Silin absent.

F4. Use Permit, Architectural Control, Major Subdivision, Below Market Rate (BMR) Housing

Agreement, Environmental Review/Habitat for Humanity Greater San Francisco/335-355 Pierce
Road (Laurel Landing):
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Consider and adopt resolutions to 1) approve a use permit, architectural control permit, and below
market rate (BMR) housing agreement to construct two new three-story multifamily residential
buildings consisting of eight townhome dwelling units and associated site improvements on a
vacant substandard lot with regard to minimum lot depth in the R-3 (Apartment) zoning district; and
2) recommend to the City Council approval of a vesting tentative subdivision map to merge two
parcels into one and subdivide the site with eight residential condominium parcels and one
common area parcel, and denial of a State Density Bonus Law (SDBL), Government Code Section
65915 and relevant amendments, fees concession request, at 335-355 Pierce Road. The project,
referred to as “Laurel Landing” by Habitat for Humanity Greater San Francisco, would include all
BMR residential units to be owned and occupied by households earning no more than 80 percent
of area median income (Low Income) and is being reviewed subject to SDBL which permits
exceptions (12 SDBL waivers and 5 SDBL concessions requested) to the City's Zoning Ordinance
requirements. Determine this action is categorically/statutorily exempt under CEQA Guidelines
Sections 15183, 15194, and 15332. The Planning Commission is the final decision-making body
on the requested use permit, architectural control permit, and BMR housing agreement. The
Planning Commission is a recommending body to the City Council on the major subdivision and
SDBL fees concession request. (Staff report #26-030-PC)

Planner Chan provided an update to the staff report to note receipt of 15 additional letters of support
for Laurel Landing that were submitted following staff report publication.

Planner Chan introduced Habitat for Humanity Greater San Francisco staff present for the meeting:
Robert Smith, Project Manager, Real Estate Development, and Felix AuYeung, Chief Real Estate
Officer. Robert Smith provided a presentation for the proposed project.

Chair Silverstein opened the item for public comment and four individuals provided public comment:
Dina Abarca, John Tastor, Pam D. Jones, and Miyko Harris-Parker. The commenters expressed
support for Laurel Landing, emphasizing the uniqueness and positive qualities of affordable
homeownership opportunity in the Belle Haven community, especially as managed by Habitat for
Humanity Greater San Francisco.

Commissioners asked staff clarifying questions, expressed general support for the project, and
deliberated the State Density Bonus Law (SDBL) fees concession request for which the Planning
Commission is a recommending body to the City Council.

ACTION: Motion and second (Schindler/Ferrick) to approve staff report Attachment A as submitted.
Attachment A is a draft Planning Commission resolution approving the use permit, architectural
control permit, and BMR housing agreement, and has been structured to grant all 12 SDBL waiver
requests and grant SDBL concession requests numbers 1-4 in Table 5 of the July 13, 2026 staff
report; passes 6-0, with Commissioner Silin absent.

ACTION: Motion and second (Ehrich/Hedley) to approve staff report Attachment B with the following
modifications; passes 6-0, with Commissioner Silin absent.

Attachment B is a draft Planning Commission resolution recommending to the City Council:
1) Approval of a vesting tentative subdivision map to merge two parcels into one and subdivide the

site with eight residential condominium parcels and one common area parcel, and
2) Denial of the SDBL fees concession request (concession request number 5 in Table 5).
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F5.

G1.

The Planning Commission directed modifications to Attachment B to:

1) Recommend that the City Council approve the vesting tentative subdivision map as submitted,
and

2) Recommend that the City Council either waive or substantially reduce the Recreation In-Lieu fee
(estimated at $372,400) for this project in a manner that considers the policy implications for
future projects and that specifically recognizes both the value and uniqueness of affordable
home ownership projects for Menlo Park.

The Planning Commission also recommended that all other development impact and permitting fees
listed in the July 13, 2026, Planning Commission staff report for the project be maintained and
collected per the City’s Master Fee Schedule.

Development Agreement Annual Review/Cyrus Sanandaiji, Presidio Bay Ventures/1300 EI Camino
Real and 550 Oak Grove Ave.:

Consider and adopt a resolution to determine that Presidio Bay Ventures has demonstrated good
faith compliance with the terms of the Development Agreement for the period of April 2025 to
March 2026 for the Springline project at 1300 El Camino Real. Review of the Development
Agreement does not qualify as a project under CEQA. (Staff report #26-031-PC)

Planner Sandmeier said there are no updates to the staff report.
Chair Silverstein opened the public hearing and closed it as no persons requested to speak.

Commissioners received updates from the applicant on lessons learned since the design of the
project including use definitions and parking.

ACTION: Motion and second (Silverstein/Ferrick) making a determination that Presidio Bay Ventures
has demonstrated good faith compliance with the terms of the Development Agreement for the
period of April 2025 to March 2026; passes 6-0, with Commissioner Silin absent.

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: July 27, 2026
Planner Sandmeier said the agenda would include use permit and architectural control permit
revisions for 123 Independence Drive and an architectural control permit revision for 1540 El Camino

Real.

Chair Silverstein said he would be out of town and hadn’t decided if he would participate remotely.
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e Regular Meeting: August 10, 2026

Chair Silverstein and Commissioner Ehrich said they would be absent for the August 10" meeting.

H. Adjournment

Chair Silverstein adjourned the meeting at 9:25.

Staff Liaison: Corinna Sandmeier, Principal Planner
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Community Development

STAFF REPORT

Planning Commission

Meeting Date: 712712026
IC\I&()IF\IL O PARK Staff Report Number: 26-032-PC
Public Hearing: Consider and adopt a resolution approving use

permit and architectural control permit revisions
for a previously approved bonus level
development project with 432 multifamily dwelling
units, comprised of 316 multifamily rental units
and approximately 2,000 square feet of
commercial space within one five-story apartment
building and 116 for-sale townhome units across
22 buildings, located in the R-MU-B (Residential
Mixed Use, Bonus) zoning district at 123
Independence Dr. (formerly 119-127 Independence
Dr. and 1205 Chrysler Dr.) and 138 Constitution Dr.
(formerly 130 Constitution Dr.), including changes
to the development phasing of the apartment
building and townhome project components, and
the phasing and design of a temporary publicly
accessible paseo through the townhome site to
accommodate pedestrian and emergency vehicle
access until the future townhome component is
developed. Determine that these actions are
consistent with the previously certified project
Final Environmental Impact Report.

Recommendation

Staff recommends that the Planning Commission adopt a resolution to approve revisions to the previously
approved use permit and architectural control permit to allow the applicant to incorporate development
phasing clarifications and modifications to the conditions of approval and changes to the phasing of the
publicly accessible paseo, including the design of a temporary paseo on the townhome site until the
townhome development and remainder of the permanent paseo are completed (Attachment A).

Policy Issues

The proposed project requires the Planning Commission to consider the merits of the project
modifications, including project consistency with the City’s Municipal Code and other adopted policies and
programs. As part of the requested revisions to the use permit and architectural control permit, the
Planning Commission will need to consider the appropriateness of the clarifications and modifications to
the project sequencing envisioned in the conditions of approval, which mainly involve a focus on
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prioritizing the development of the apartment building before the townhomes, while also more explicitly
allowing flexibility for the project sequencing of either phase to occur first.

For the architectural control revisions, the Planning Commission will need to consider the design of a
temporary paseo and other related site improvements until the complete paseo is constructed as part of
the townhome portion of the project. The Planning Commission will also need to consider the revisions to
the project in relation to the City’s adopted General Plan. The proposed revisions do not include any
changes to the previously approved building and unit design, unit type and quantity, below market rate
housing (BMR) agreement, use of hazardous materials, subdivision map, site landscaping excluding the
paseo landscape design, other on- and off-site improvements, or modifications to project map conditions.

Background

Site location

The project site consists of two parcels zoned R-MU-B (Residential Mixed Use-Bonus) with a total of
approximately 8.15 acres, which was recently remapped. One parcel fronting Constitution Drive was
reassigned the address of 138 Constitution Dr. (from 130 Constitution Dr.), while the other parcel, fronting
Independence Dr. and Chrysler Dr., is comprised of five parcels that were recently combined into one
parcel addressed 123 Independence Dr. Both of the properties are vacant, and the applicant is currently
working with Pacific Gas and Electric (PG&E) to complete underground utility relocation work.

For the purposes of this staff report, Bayfront Expressway (California State Route 84) is considered to
have a north-south orientation, and all compass directions referenced will use this orientation. The project
site is located west of Bayfront Expressway. The parcels to the east and west of the project site are in the
commercial business park (M-3-X) zoning district and are part of the Menlo Gateway project. The parcels
to the north are also in the R-MU-B zoning district, with the 335-unit Vasara residential building located at
110 Constitution Dr. now complete. The parcels to the south and across Chrysler Dr. are generally in the
R-MU-B zoning district and Office, Bonus (O-B) zoning district and currently contain office and industrial
buildings. A location map is provided in Attachment B.

Project history
At the public hearing on Aug. 28, 2023, the Planning Commission considered and adopted resolutions for

the following actions:

o Certification of the Final Environmental Impact Report (Final EIR) that analyzed the potential
environmental impacts of the proposed project and adoption of the CEQA findings to address impacts,
and approval of the Mitigation, Monitoring, and Reporting Program (MMRP) for the proposed project to
mitigate impacts to less than significant with mitigation;

o Use permit approval for bonus-level development in exchange for the provision of community
amenities, and to modify bird friendly design requirements; and

¢ Architectural control approval for the design of the new buildings and associated site improvements.

These approvals are to allow the applicant to redevelop the project site with a five-story, multifamily 316-
unit rental apartment building, including an approximately 2,000-square-foot commercial space on the
ground floor, and one underground level and one ground floor level of podium parking, located at the 138
Constitution Dr. site; and 116 for-sale condominium units in 22 three-story townhome buildings with

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



Staff Report #: 26-032-PC
Page 3

associated surface level parking, recreational open spaces, and landscaping proposed throughout the 123
Independence Dr. site. Of the 316 units in the apartment development, 56 would be rental units affordable
to low-income households, and 18 of the 116 for-sale condominium units in the townhome development
would be affordable to moderate-income households. Hyperlinks to the Aug. 28, 2023 Planning
Commission staff report and minutes are available as Attachments C and D, respectively.

At its Sept. 26, 2023 meeting, the City Council reviewed and approved the Below Market Rate (BMR)
housing agreements and vesting tentative map for the project. Hyperlinks to the Sept. 26, 2023 City
Council staff report and minutes are available as Attachments E and F, respectively.

Project updates since entitlement approval

In fall 2024, the applicant submitted demolition permits to demolish the existing buildings and rough
grading permits to prepare the site for future construction. Three demolition permits completed final
inspection in July 2025. The grading permits were issued in summer 2025. A building permit for the
proposed apartment building was submitted in Sept. 2025 and is under review. There is utility line
construction currently underway across the 123 Independence Dr. lot. No building permit applications
have been submitted for the townhome parcel at 123 Independence Dr.

Separately, the applicant is working with the Public Works Department to complete mapping phases that
will align with the proposed project, which is a ministerial process and does not require discretionary
review. This would include the eventual division of the 123 Independence Dr. parcel into smaller parcels to
accommodate groupings of the various townhome buildings and would allow for the townhome units to be
sold individually as for-sale units. The mapping phases would be consistent with the proposed use permit
and architectural control revisions.

Analysis

Project description

The applicant anticipated constructing both the apartment and townhome components of the project within
a similar timeframe; however, given current economic conditions, the applicant is concentrating on the
apartment development, expressing a desire to partner with a separate developer to complete the
townhomes. As a result, the project will be developed in two phases, with the apartment buildings most
likely being completed and occupied first and the townhomes being constructed at a future date. The
applicant is seeking to modify the conditions of approval for the use permit and architectural control permit
to clarify roles and responsibilities for potential development partners and allow for added flexibility
between the two phases in case the townhomes are able to proceed ahead of the apartment building. The
proposed modifications to the conditions of approval are analyzed below.

Modifications to conditions of approval

The applicant is proposing a series of changes to the conditions of approval for the use permit and
architectural control approvals to more explicitly allow for phasing of several of the project’s major
commitments and development milestones, while also enabling flexibility for the townhome development
to independently develop and achieve project milestones before or after apartment development work
occurs. Table 1 provides a summary breakdown of all proposed changes. There are two main categories
of conditions. Conditions that begin with the number 1 are standard conditions, while conditions that are
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numbered with 2 are project specific conditions. The conditions are further broken down based on the
division responsible for reviewing the condition (either general, which is primarily the responsibility of
Planning, Engineering, or Transportation, or a specific division as noted). Each of these divisions and the
City Attorney have reviewed the changes, in addition to the paseo modifications mentioned later in this
staff report. Attachment A, Exhibit D includes the proposed conditions, and Attachments G and H contain
the original conditions of approval and a tracked change version of the approved conditions with requested
modifications, respectively.

Table 1: Proposed modifications to conditions of approval

2023 Condition number | 2026 condition number Proposed changes

General standard conditions

Additional statement to note the proposed
modifications to the paseo since the 2023 Planning
Commission approval, with a reference to the
revised paseo plans.

Condition 1a Condition 1a

Engineering standard conditions

Additional clause to require "no objection" letters
Condition 1cc Condition 1cc from all applicable utility companies regarding any
public utility easements to be abandoned.

Additional language to clarify that all potential utility
conflicts, whether within the public right-of-way or a

Condition 1ff Condition 1ff public easement, would need to be potholed, with
actual depths recorded and included in plans for
submittal.

Language revised to clarify that all encroachment
permits for work in the right-of-way or public
easements would be required from the City, instead
of the appropriate jurisdiction.

Condition 1kk Condition 1kk

Planning project-specific conditions

Instead of generally stating that the project
proponent would construct the entire paseo
(between Independence Dr. and Constitution Dr.)
before the first occupancy of any building, the
apartment project proponent would be required to
construct the paseo as shown in the supporting
revised paseo plans referenced in Condition 1a
above, prior to first occupancy for the apartment
building. In addition, the remaining elements of the
paseo would need to be completed by the
townhome proponent prior to final certificate of
occupancy for the townhome buildings.

Condition 2k Condition 2k
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Instead of requiring only City Manager approval and
recordation with the County of San Mateo for the
irrevocable easement agreement prior to the
occupancy of the first unit and/or building, this
Condition 21(i) Condition 21(i)(a) condition has been split into parts (a) and (b) for two

scenarios. In part (a), the portion of the irrevocable
easement agreement adjacent to the apartment
parcel would need to be recorded prior to the
granting of the first unit occupancy. Part (b) is
described below.

Instead of requiring only City Manager approval and
recordation with the County of San Mateo for the
irrevocable easement agreement prior to the
occupancy of the first unit and/or building, this

Condition 2I(i) Condition 2I(i)(b) condition has been split into parts (a) and (b) for two
scenarios. In part (b), the portion of the irrevocable
easement agreement adjacent to the townhome
parcel would need to get recorded prior to the
granting of the final townhome occupancy.

An additional subsection (ii) has been added to this
condition, adding that the apartment proponent
record an easement agreement for the paseo along
the entire paseo length (between Independence Dr.
and Constitution Dr.) before first occupancy of any
project phase.

Condition 2I(i) Condition 2I(ii)

Engineering project-specific conditions

Additional language to clarify potential street overlay
requirements at the completion of improvements,

Condition 2aa Condition 2aa including the possibility that portions of frontage
along Chrysler Dr. might need up to nine inches of
asphalt concrete.

More direct language to require the existing water
line along the Constitution Dr. frontage to be
abandoned and replaced with an eight-inch water
line while also clarifying that the project would be

Cemehion 25 Cemeai 25 responsible for 100% of the relocation and upsizing
costs, and if the water line needs to extend beyond
the frontage, a reimbursement agreement based on
the project's fair share would also be required.

Condition 2hh Removed The requirements of this condition have been

included in Condition 2gg.

Transportation project-specific conditions

Renumbered as 2hh and language modified to
identify the townhome project phase.

Renumbered as 2ii and language modified to
identify the townhome project phase.

Condition 2ii Condition 2hh

Condition 2jj Condition 2ii
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Renumbered as 2jj and language split into parts (i)
and (ii). Part (i) would establish requirements for the
cumulative and near-term scenarios for the
Condition 2kk Condition 2jj townhome development and part (ii) would establish
prorated transportation impact fee (TIF) payment
requirements for both the apartment and townhome

phases.

Condition 2II Condition 2kk Renumbered as 2kk.

Condition 2mm Condition 21l Renu_mbered as 2ll and Ial_wguage modified to
identify the townhome project phase.

Condition 2nn Condition 2mm Renqmbered as 2mm and_ language modified to
identify the townhome project phase.

Condition 200 Condition 2nn _Renu_mbered as 2nn and I_anguage modified to
identify the townhome project phase.
Renumbered as 200 and language modified to

Condition 2pp Condition 200 identify the apartment phase as responsible for the

crosswalks, requiring one for both Independence Dr.
and Constitution Dr.

Renumbered as 2pp and broken into two parts, (i)
and (ii). Part (i) establishes Annual Monitoring
Condition 2qq Condition 2pp (i) and (i)  Report requirements for the apartment phase and
part (ii) establishes Annual Monitoring Report
requirements for the townhome phase.

Staff believes that these condition modifications offer clarity and flexibility for the applicant team while the
simultaneous efforts of constructing the apartment building and coordinating with a townhome developer
are underway. The emphasis on project milestone timing and phasing responsibilities in the proposed
modified conditions ensures clarity for the requirements expected of the project development, and
illuminates the roles and responsibilities in order to facilitate a partnership with a townhome developer,
better informing all parties of necessary actions for development buildout.

Proposed changes to the paseo design and paseo landscaping and lighting

Along with the current proposed modifications to the conditions of approval, the applicant is requesting to
modify the paseo requirement to allow for a temporary paseo to be built. This would enable the developer
of the apartment building to continue in the development process and finish the apartment unit
construction to provide housing options on a quicker timeframe than would otherwise be possible.
Because of the current structure of the paseo requirements, the apartment developer would have to
secure a townhome developer to build their portion, along with their half of the paseo, but apartment units
that might be ready sooner than the townhomes could remain vacant awaiting full paseo construction prior
to any unit occupancy. Instead of requiring full buildout of the paseo before occupancy of the apartment
building, the applicant is proposing that the paseo be constructed using a two-phase approach, while still
offering adequate emergency vehicle access (EVA). The first phase of the paseo construction would
involve the northern portion of the paseo, near the apartment building at 138 Constitution Dr., being fully
built out as indicated in the 2023 approval, but with the southern portion of the paseo, closest to the
townhomes, featuring some temporary elements that differ from the previous approval. The second and
final phase of the paseo development, based on the conditions being modified, would involve the
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remaining elements of the paseo for complete paseo buildout.

For the first phase of the townhome portion of the paseo, a 10-foot paseo walkway would be permanently
constructed in the same manner, but would feature fewer landscape features and trees, and some
temporary seating along that stretch would be provided. Lighting would be achieved via temporary solar-
powered lights, which would need a photometric analysis prior to the paseo’s building permit issuance.
Chain-link fencing would be temporarily installed around the perimeter of the townhome property with
black slats to screen views of the development site. Menlo Park Fire Protection District has reviewed and
given approval for the EVA that is proposed during the interim paseo phase. The EVA begins at the
apartment portion of the paseo and curves around the rear of the apartment building, utilizing portions of
the townhome and apartment parcels to establish access onto Chrysler Dr., ensuring adequate vehicle
and apparatus access to make turns around the apartment building. The revised paseo plans are included
as Exhibit A to Attachment A and the applicant’s project description letter is included as Exhibit B to
Attachment A.

Staff believes that these changes would provide an adequate and safe paseo for a walking and cycling
connection between Independence Dr. and Constitution Dr. with the first development’s occupancy, thus
not significantly reducing the quality of the paseo or EVA needs while still offering limited flexibility in
providing a completely built out paseo over time.

Required Findings

Approval of the requested use permit and architectural control permit revisions requires the Planning
Commission to make the findings set forth in the draft resolution (Attachment A). The evidence supporting
each finding is summarized above, and incorporated here.

Use permit findings (Menlo Park Municipal Code Section 16.82.030): The revisions will not be detrimental
to the health, safety, comfort, and general welfare of the neighborhood, because they retain the previously
approved uses, density, FAR, and height and allow the same approved development to be built over a
more flexible, phased timeframe while maintaining code compliance and public paseo access.

Architectural control findings (Menlo Park Municipal Code Section 16.82.020): The interim paseo and
fencing design is in keeping with the character of the neighborhood, will not be detrimental to the orderly
growth of the City, will not impair the desirability of investment or occupation in the neighborhood, provides
adequate parking and access, and is consistent with the ConnectMenlo General Plan and R-MU-B
standards; the interim design is temporary, and full buildout will conform to the previously approved
project.

Conclusion

Staff believes that the changes to the conditions of approval and phased approach to the paseo offer
additional flexibility for the applicant while the applicant simultaneously works toward constructing the
apartment building and searching for a developer for the townhome site. The paseo would offer a
considerable amount of the needed elements during the first phase of development. With the condition
modifications, the apartment developer would be able to offer more clarity and certainty for interested
townhome developers, as the refined conditions provide further delineation of the roles and responsibilities
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of the project components. At full build out of the project, the project would continue to comply with all the
requirements of the R-MU-B zoning district. Therefore, staff recommends that the Planning Commission
approve the requested changes to the paseo design and conditions of approval.

Impact on City Resources

The project sponsor is required to pay Planning, Building, 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 proposed project. The
project sponsor is also required to fully cover the cost of work by consultants performing environmental
review and additional analyses to evaluate potential impacts of the project.

Environmental Review

On Aug. 28, 2023, the Planning Commission certified the Final Environmental Impact Report (EIR) for the
123 Independence Drive Residential Project and adopted the associated Mitigation Monitoring and
Reporting Program (MMRP) (Attachment A, Exhibit C).

The proposed revisions clarifying and phasing the conditions of approval and authorizing an interim paseo
design with emergency vehicle access are modifications to a project for which a Final EIR has already
been certified. Staff has evaluated the proposed revisions and finds that there is no substantial project
change requiring EIR revisions, no substantial change in circumstances requiring major EIR revisions, and
there is no new information of substantial importance. The proposed temporary paseo and modified
conditions of approval, with respect to project phasing, fall within the scope of the project studied under
the certified project EIR. No additional environmental analysis is required.

Public Notice

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

Attachments

A. Planning Commission Resolution approving revisions to the use permit and architectural control permit
Exhibits to Attachment A
A. Revised paseo plans
B. Revised project description letter
C. Mitigation monitoring and reporting program from certified final EIR
D. Revised project conditions of approval
B. Location Map
C. Hyperlink — August 28, 2023 Staff Report #23-058-PC:
https://www.menlopark.gov/files/sharedassets/public/v/1/agendas-and-minutes/planning-
commission/2023-meetings/agendas/20230828-planning-commission-agenda-packet.pdff#page=313
D. Hyperlink — August 28, 2023 Minutes:
https://www.menlopark.gov/files/sharedassets/public/v/1/agendas-and-minutes/planning-

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


https://www.menlopark.gov/files/sharedassets/public/v/1/agendas-and-minutes/planning-commission/2023-meetings/agendas/20230828-planning-commission-agenda-packet.pdf#page=313
https://www.menlopark.gov/files/sharedassets/public/v/1/agendas-and-minutes/planning-commission/2023-meetings/agendas/20230828-planning-commission-agenda-packet.pdf#page=313
https://www.menlopark.gov/files/sharedassets/public/v/1/agendas-and-minutes/planning-commission/2023-meetings/minutes/20230828-pc-approved-minutes.pdf

Staff Report #: 26-032-PC
Page 9

commission/2023-meetings/minutes/20230828-pc-approved-minutes.pdf

E. Hyperlink — September 26, 2023 Staff Report #23-219-CC:
https://www.menlopark.gov/files/sharedassets/public/v/3/agendas-and-minutes/city-council/2023-
meetings/agendas/20230926-city-council-special-and-regular-agenda-packet-w-pres.pdf#page=223

F. Hyperlink — September 26, 2023 Minutes:
https://www.menlopark.gov/files/sharedassets/public/v/1/agendas-and-minutes/city-council/2023-
meetings/minutes/20230926-city-council-special-and-regular-minutes-approved.pdf

G. August 28, 2023 conditions of approval for use permit and architectural control

H. Tracked changes version of August 28, 2023 conditions of approval

Report prepared by:
Matt Pruter, Associate Planner

Report reviewed by:
Tom Smith, Principal Planner
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ATTACHMENT A

PLANNING COMMISSION RESOLUTION NO. XXXX

RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF MENLO
PARK APPROVING USE PERMIT AND ARCHITECTURAL CONTROL PERMIT
REVISIONS FOR A PREVIOUSLY APPROVED BONUS LEVEL
DEVELOPMENT PROJECT WITH 432 MULTIFAMILY DWELLING UNITS,
COMPRISED OF 316 MULTIFAMILY RENTAL UNITS AND APPROXIMATELY
2,000 SQUARE FEET OF COMMERCIAL SPACE WITHIN ONE FIVE-STORY
APARTMENT BUILDING AND 116 FOR-SALE TOWNHOME UNITS ACROSS
22 BUILDINGS, LOCATED IN THE R-MU-B (RESIDENTIAL MIXED USE,
BONUS) ZONING DISTRICT AT 123 INDEPENDENCE DR. (FORMERLY 119-
127 INDEPENDENCE DR. AND 1205 CHRYSLER DR.) AND 138
CONSTITUTION DR. (FORMERLY 130 CONSTITUTION DR.), INCLUDING
CHANGES TO THE DEVELOPMENT PHASING OF THE APARTMENT
BUILDING AND TOWNHOME PROJECT COMPONENTS, AND THE PHASING
AND DESIGN OF A TEMPORARY PUBLICLY ACCESSIBLE PASEO
THROUGH THE TOWNHOME SITE TO ACCOMMODATE PEDESTRIAN AND
EMERGENCY VEHICLE ACCESS UNTIL THE FUTURE TOWNHOME
COMPONENT IS DEVELOPED.

WHEREAS, the City of Menlo Park (“City”) approved a use permit and architectural control
permit to allow a bonus level development project consisting of 432 dwelling units comprised of
316 rental units and 116 for-sale condominium units and approximately 2,000 square feet of
commercial space, which development is more particularly described in Planning Commission
Resolutions No. 2023-40, 2023-41, and 2023-42, and City Council Resolutions No. 6863 and
6864; and

WHEREAS, the City received an application requesting revisions to the Approved Project from
Tim Steele (“Applicant”), to allow revisions to the conditions of approval for the use permit and
the architectural control and the paseo design to account for the interim condition prior to
construction of the approved townhomes (the “Revised Project”); and

WHEREAS, the Revised Project is depicted in and subject to the development plans attached
hereto as Exhibit A (“Revised paseo plans”) and incorporated herein by this reference. The
Revised Project’s changes from the Approved Project are described in a letter attached hereto
as Exhibit B and incorporated herein by this reference; and

WHEREAS, the Revised Project is located in the R-MU-B (Residential Mixed Use-Bonus)
zoning district. The R-MU-B zoning district allows a mixture of land use with the purposes of
providing high density housing to complement nearby employment, encouraging mixed use
development with a quality living environment and neighborhood-serving retail and services on
the ground floor that are oriented to the public, promoting a live/work/play environment with
pedestrian activity, and blending with and complementing existing neighborhoods through site
regulations and design standards that minimize impacts to adjacent uses; and

WHEREAS, on August 28, 2023, at a duly noticed public hearing, the Planning Commission
certified the Final Environmental Impact Report for the Approved Project, adopted findings
pursuant to CEQA, adopted the Mitigation Monitoring and Reporting Program (MMRP),
approved the use permit, architectural control permit, and recommended City Council approval
of the Below Market Rate (BMR) housing agreements and vesting tentative map; and
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WHEREAS, on September 26, 2023, at a duly noticed public hearing, the City Council approved
the BMR housing agreements and vesting tentative map; and

WHEREAS, the Revised Project would be developed with the same increase in floor area ratio
(FAR), density, and height pursuant to City’s bonus level development allowances as the
Approved Project; and

WHEREAS, barring the paseo phasing, other aspects of the Approved Project, such as size,
location, density, FAR, building design, landscaping, lighting, use and storage of hazardous
materials, parking, access, circulation, on- and off-site improvements, and location, size, and
affordability of below market rate units, would also remain unchanged; and

WHEREAS, the applicant is requesting revision to the Approved Project’s paseo design as an
interim condition to allow construction of an asphalt emergency vehicle access (EVA) prior to
the construction of the townhomes; and

WHEREAS, the EVA to support the Approved Project was designed as part of the internal road
network designed to serve the townhome garages; and

WHEREAS, since the Approved Project will be constructed in phases, and the townhomes will
most likely not be constructed until after the apartment building receives certificate of
occupancy, revisions to the paseo are necessary to provide proper EVA for the apartment
building as an interim condition; and

WHEREAS, the Revised Project complies with all applicable standards of the City’s Zoning
Ordinance, and is consistent with the City’s General Plan goals, policies, and programs; and

WHEREAS, the Revised Project requires discretionary actions by the City as summarized
above, and therefore the California Environmental Quality Act (‘CEQA,” Public Resources Code
Section §21000 et seq.) and CEQA Guidelines (Cal. Code of Regulations, Title 14, §15000 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 Revised Project; and

WHEREAS, the City has determined that the Revised Project is consistent with the scope of the
previously certified Final EIR and MMRP, which is incorporated herein by this reference as
Exhibit C, because the Revised Project involves only phasing of the conditions of approval and
an interim paseo and EVA configuration that will be built out to the previously approved design;
there is no substantial change in the circumstances under which the project is undertaken, as
the site and surrounding uses are unchanged and the interim EVA lies within the site studied in
the Final EIR and has been approved by the Menlo Park Fire Protection District; and no new
information of substantial importance shows any new or substantially more severe significant
effect, or any newly feasible mitigation measure or alternative the proponent declines to adopt,
with the project remaining subject to the MMRP through all phases of construction and
therefore, the City finds that no new significant foreseeable environment effects of the Revised
Project would occur, and therefore no additional reasonable alternatives or mitigation measures
would be required; and
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WHEREAS, all required public notices and public hearings were duly given and held according
to law; and

WHEREAS, after notice having been lawfully given, a duly noticed public hearing was held
before the Planning Commission on July 27, 2026, at which all persons interested had the
opportunity to appear and comment; and

WHEREAS, after closing the public hearing, the Planning Commission considered all public and
written comments, pertinent information, documents and plans and all other evidence in the
public record on the Revised Project; and

WHEREAS, on July 27, 2026, the Planning Commission fully reviewed, considered, evaluated
the whole of the record including all public and written comments, pertinent information,
document and plans, and determined that the Revised Project was adequately studied under
the previously certified Final EIR.

NOW, THEREFORE, that the Planning Commission of the City of Menlo Park 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 a use permit revision that includes revisions to the conditions of approval for the
use permit to more explicitly allow for phasing of several of the project’s major commitments and
development milestones, 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 revision is consistent with the R-MU-B zoning district and the General
Plan because the proposed condition modifications and paseo phasing
modifications would allow for the same, previously approved development to be
constructed over a more flexible timeframe.

b. The proposed Project would be developed with the same increase in floor area
ratio (FAR), density, and height pursuant to City’s bonus level development
allowances as the Approved Project.
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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 Project would maintain the same
proposed residential and commercial uses and paseo access.

Section 3. Architectural Control Permit Findings. The Planning Commission of the City of Menlo
Park does hereby make the following Findings:

The approval of the architectural control permit to allow for revisions to the conditions of approval
for the architectural control and the paseo design to more explicitly allow for phasing of several
of the project’'s major commitments and development milestones is granted based on the
following findings, which are made pursuant to Menlo Park Municipal Code Section 16.82.020:

1.

That the general appearance of the structures is in keeping with character of the
neighborhood; in that, the proposed paseo design revisions would continue to allow the
use of the paseo by pedestrians and bicycles. Moreover, the paseo design would
incorporate appropriate lighting, landscaping, and fencing to screen and secure the
undeveloped townhome parcel. The paseo design modifications are a temporary interim
condition until the townhome component of the project is constructed. The final buildout
of the project would be consistent with the previously approved project, which was found
to be consistent with the requirements of the ConnectMenlo General Plan Update and the
R-MU zoning district standards. The temporary revised paseo design and fence design
are also consistent with the requirements of the City’s ConnectMenlo General Plan Update
and the R-MU zoning district requirements and would provide appropriate EVA to serve
the apartment building while the townhomes are being constructed; therefore, these
revisions are considered in keeping with the character of the neighborhood.

That the development will not be detrimental to the harmonious and orderly growth of the
city; in that, the proposed revisions are to address the temporary conditions while the
townhome parcel remains undeveloped. The revised paseo is designed to provide
appropriate EVA for the apartment building while the townhomes are being built. The
revised design would provide appropriate lighting, landscaping, and access to the paseo
as a through connection between two public rights-of-ways: Constitution Dr. and
Independence Dr. Additionally, while the townhome parcel remains undeveloped, the
project is being revised to provide a black chain-link fence with slats along the paseo and
emergency vehicle access road and around the remaining sides of the townhome parcel
to screen the undeveloped lot and to provide security. The project is conditioned to require
that the fences are maintained until such time that they are no longer needed. Therefore,
staff finds that the proposed revisions to the project would not be detrimental but serve to
enhance the orderly growth in the area while the townhome component of the project is
awaiting construction, and, later, during construction.

That the development will not impair the desirability of investment or occupation in the
neighborhood; in that, the proposed project revisions would provide appropriate EVA for
the apartment buildings while the townhome component of the project is being developed
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and provide appropriate perimeter fencing adjoining the paseo and along the other
property lines to appropriately secure the parcel against vandalism and provide screening
of the vacant parcel from the public rights-of-way. With the proposed revisions, the paseo
would continue to provide a bicycle and pedestrian connection between the two
aforementioned rights-of-way, Independence Dr. and Constitution Dr., adjoining the
project site. The revised paseo design would continue to include appropriate landscaping
and lighting that would remain in place at the time of full project buildout, with temporary
lighting and hardscape features, such as benches, remaining until replacement with
permanent features in the latter phase. Therefore, staff finds the proposed revisions would
not impair the desirability of investment or occupation in the neighborhood as the revisions
appropriately secure the vacant undeveloped portions of the project and provide
appropriate EVA to portions of the project that would develop sooner.

4. That the development provides adequate parking as required in all applicable city
ordinances and has made adequate provisions for access to such parking; in that, the
proposed revisions do not modify the previously approved bicycle and vehicular parking
on site.

5. That the development is consistent with any applicable specific plan; in that, the Project
is located in the Bayfront area, which is not subject to any specific plan. However, the
project is consistent with all the applicable goals, policies, and programs of the
ConnectMenlo General Plan Update and is consistent with all applicable codes,
ordinances, and requirements outlined in the City of Menlo Park Municipal Code.

Section 4. Conditional Use Permit. The Planning Commission approves Use Permit No.
PLN2025-00030, 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 5. Architectural Control Permit. The Planning Commission approves Architectural
Control Permit No. PLN2025-00030, which 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 Architectural Control Permit is conditioned in
conformance with the conditions attached hereto and incorporated herein by this reference as
Exhibit D.

Section 6. 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 proposed changes to the paseo and conditions of approval, with respect to project
phasing, fall within the scope of the project studied under the certified project EIR. No
additional environmental analysis is required.

2. The Planning Commission finds that the revised project is within the scope of the project
analyzed in the certified Final EIR and its adopted MMRP, because the revised project
involves only phasing of the conditions of approval and an interim paseo and EVA
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configuration that will be built out to the previously approved design; there is no
substantial change in the circumstances under which the project is undertaken, as the
site and surrounding uses are unchanged and the interim emergency vehicle access lies
within the site studied in the Final EIR and has been approved by the Menlo Park Fire
Protection District; and no new information of substantial importance shows any new or
substantially more severe significant effect, or any newly feasible mitigation measure or
alternative the proponent declines to adopt, with the project remaining subject to the
MMRP through all phases of construction.

Section 7. 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, Corinna Sandmeier, Principal Planner 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 July 27, 2026, by the following votes:
AYES:

NOES:

ABSENT:

ABSTAIN:

IN WITNESS WHEREOF, | have hereunto set my hand and affixed the Official Seal of said City
on this __ day of July, 2026.

PC Liaison Signature

Corinna Sandmeier
Principal Planner
City of Menlo Park

Exhibits

A. Revised paseo plans

B. Revised project description letter

C. Mitigation monitoring and reporting program from certified final EIR
D. Revised project conditions of approval
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