CITY OF

MENLO PARK

Community Development

MEMORANDUM

Date: 9/15/2016

To: Planning Commission

From: Jean Lin, Senior Planner

Re: 1010-1026 Alma Street — Determination of Substantial Conformance

For all applications that involve the construction or alteration of structures (e.g.,
Architectural Control and Use Permit), a standard condition of approval is applied
requiring the subsequent development to be in substantial conformance with the
approved plans. Staff has come across a case where the proposed modifications
warrant notification of the Planning Commission, although staff believes they are in
substantial conformance with the original approval. Any Planning Commissioner may
request that the item be added to the agenda of the next Planning Commission
meeting for further discussion of the item.

Background

On November 2, 2015, the Planning Commission approved an architectural control
application and Below Market Rate (BMR) Housing In Lieu Fee Agreement at 1010-
1026 Alma Street in the SP-ECR/D (EI Camino Real/Downtown Specific Plan) zoning
district. The project is also known as “1020 Alma Street” or “Alma Station.” The
project included redevelopment of an existing commercial site with a new three-story,
non-medical office building with two underground parking levels at the Public Benefit
Bonus level, which exceeded the Base level floor area ratio (FAR) for non-medical
office uses on the site. The public benefit bonus proposal included the provision of
two public plazas along Alma Street, a small pavilion for a cafe, and a $185,816 one-
time financial contribution to the City. Public Plaza West, the larger of the two public
plazas, contained a heritage oak tree and a coffee kiosk.

The November 2, 2015 Planning Commission staff report and minutes are available
through the links provided below.

Staff report
http://menlopark.org/DocumentCenter/View/8599

Minutes
http://www.menlopark.org/AgendaCenter/ViewFile/Minutes/11022015-2641

On April 28, 2016, a substantial conformance memorandum was sent to the Planning
Commission to correct a transcription error in the square footage of Public Plaza
West and to update the financial contribution component of the public benefit bonus
proposal accordingly, resulting in an additional contribution of $50,812. The Planning
Commission declined to pull the item for discussion, so these revisions were
approved by staff. The substantial conformance memo is available through the link
provided below.
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Proposed Revisions

The applicant is now requesting exterior changes to the approved plans. The
applicant’s project description letter and project arborist letter are included as
Attachment A, and project plans are included as Attachment B. The primary changes
include the following:

Building Changes

South (Front) elevation: The patterned green wall at the main entry would be
replaced with a landscaped wall consisting of flowering and leafy vines. The
proposed vines would utilize less water as compared to the patterned green
wall, and would be pre-grown to ensure a larger plant at the time of installation.
The vines would be planted in three planters that are mounted and inset into
the wall, with steel wires to help the vines climb the wall. Example photos of a
similar installation are included with the plan set.

South (Front) elevation: The glass main entry door would be replaced with a
solid wood door, with a modified entry canopy design.

North (Rear) elevation: The glass entry door would be replaced with a solid
wood door, with a modified entry canopy design.

North (Rear) elevation: Vertical sunshades on first and second floor windows
would be removed, as a solar analysis determined that these sunshades
would not provide any solar control.

North (Rear) elevation: The interior trash room on the ground floor has been
relocated from the left rear corner of the building to the right rear corner, and
has been slightly reduced in size. All trash collection for the site would occur
along Alma Lane.

West (Left) elevation: The window wall on the ground floor would be expanded
to provide greater indoor/outdoor connectivity to the private courtyard and
would align with second floor windows.

Open Space/Site Improvement Changes

The landscape strip between the building and the public sidewalk along Alma
Street would be modified from a continuous row of small plants, to linear
planters with vertical plantings between the windows. Due to limited space
and sunlight access, plantings directly below the ground floor windows would
be limited to small plantings that drape over the side of the planter.

A transformer that was previously contemplated to be above-ground within the
West Private Courtyard would now be placed in an underground vault along
Alma Lane.

To accommodate the expanded window wall on the west (left) elevation, the
east/west leg of the fence closest to Alma Street would be shifted south by 14
inches, with a corresponding shift in the north/south fence leg by two feet
towards the east, in order to maintain the same amount of square footage in
Public Plaza West (2,720 square feet) as previously approved.

The north/south leg of the fence between Public Plaza West and the private
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courtyard would change from a perforated metal screen fence to a stone-clad
wall feature with a water feature in the private courtyard side. The applicant
has submitted a letter from the project arborist stating that the 10-foot tall wall
feature could be accommodated at the proposed location, and includes
recommendations for its construction to ensure the vitality of the nearby
heritage oak tree.

e The east/west leg of the fence closest to Alma Street would be modified from
a sliding door to a pivot door. The pivot door would normally be closed during
the pavilion’s business hours and would allow furniture to be placed in front of
the door. The pivot door would only be used (swing open) by the building
tenant after pavilion hours.

e Public Plaza West: The retail pavilion’s design and footprint has been
redesigned. The proposed design would utilize materials that would tie in with
the architecture and material quality of the main building, reduce the less-
usable public plaza space to the rear of the pavilion. The size of the pavilion
would be slight reduced, from 322 to 296 square feet, and would better avoid
the root zone of the existing heritage oak tree to be retained.

Staff Review

Staff has determined that the changes to the project plans are in substantial
conformance with the Planning Commission’s previous architectural control
recommendation, based on the following:

e The overall integrity of the architectural design is maintained with the
proposed exterior changes. The proposed changes would improve the overall
functionality of the main building, retail pavilion, and improve the usable area
at Public Plaza West.

e The proposed modifications meet the development regulations in the ECR/D-
SP El Camino Real/Downtown Specific Plan zoning district.

Planning Commission Review

If any member of the Commission would like to discuss the correction to the public
benefit bonus proposal described above at the September 26, 2016 Planning
Commission meeting, please notify staff no later than 5:00 p.m. on Monday,
September 19, 2016. If staff does not receive a request from a Planning
Commissioner, there will be no further review and the City will proceed with
processing the described modifications as part of the building permit application. If
any member of the Commission makes such a request, the item would be placed on
the September 26, 2016 agenda as a regular business item to give the full
Commission the opportunity to determine whether or not the correction meets the
intent of the original approval. No additional materials beyond what is contained in
this memorandum would be prepared for the agenda item.

If you have questions about the project or process, please contact Jean Lin at
jplin@menlopark.org.
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Attachments

A. Project Description Letter and Project Arborist Letter
B. Revised Plans (includes the approved and proposed plans)
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ATTACHMENT A

Memorandum

TO: City of Menlo Park Planning Department DATE: 09.13.16

FROM: Ben Schaefer, BAR Architects PROJECT: Alma Station, 1020 Alma Street
cc: Janice Yuen, Rob Abbey PROJECT#: 14035

RE: Substantial Conformance Memorandum

Purpose of Memorandum:

After having received entitlements, the project gained a new owner who will occupy the building (labeled as
“tenant” in the memo body) and the tenant has requested small alterations of project elements.

List of Alterations:

1. The interior trash room on level 1 has been moved from the northwest building corner to the northeast
building corner. The new trash room is slightly smaller, but due to new mechanical shafts, the building will
not exceed the allowable gross floor area prescribed by the planning code.

2. The west private courtyard has been designed to meet the new owner’s program. The courtyard was
shown in the entitlements drawings as a simple enclosure to be designed once a tenant was found. The
alterations are as follows:

a. The west fagade ground floor window wall has been expanded to allow the tenant a greater
indoor/outdoor connection with the private courtyard. To accommodate the wider window wall
that architecturally matches the windows above, the east/west leg of the metal screen fence
closest to the southern property line has been shifted south 14 inches. To meet the approved
2,720 square foot plaza, the location of the fence line running North-South has been adjusted.

b. The gate in the east/west screen fence leg closest to the southern property line has been
changed from a sliding door to a swing door. This swing door is not a daily passage door and
would only be used by the tenant to link the private and public zones during rare special events
that would occur after pavilion hours. It is the intent that the public space directly in front of the
doors would allow for furnishing during business hours.

c. The commercial pavilion footprint and architecture have been adjusted. The footprint was
changed from a square to a rectangle to better fit within the plaza, to provide the plaza seating
area with more lineal footage along the desirable southern edge, and to reduce the undesirable
rear space north of the pavilion that would be a security concern. The pavilion area has been
slightly reduced by 45 square feet to better avoid the root zone of the existing heritage oak tree,
which is being preserved. The pavilion architecture has been modified to more closely match the
quality materials on the main building. This helps visually ground the structure into the site and
gives a big brother/ little brother relationship between the main building and the pavilion.

d. The north/south leg of the metal screen fence has been updated to a stone clad feature wall that
will accept a fountain in the private courtyard.

3. For clarification, the solar panels are still being proposed on the rooftop. They have been removed from
the current renderings as they are being designed-built by a separate consultant. We will provide
drawings to show the design at a later time.

4. The new tenant wishes to provide a green wall that looks more natural and requires less water than the
patterned wall proposed in the entitlement drawings. The new green wall will use vines that flower
and/or provide colored leaves. The vines are much more drought tolerant than the tray system needed to
achieve the patterned wall and thus, will require less water while still providing an approximately 30’ tall
green feature. The vines will be pre-grown with large foliage to provide faster infill time and will be
evergreen. The vines will be grown in three planters mounted to the wall to reduce the climbing height
and again will provide faster infill time.

5. The entrances have been altered slightly:
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a. The north and south building entry doors have been altered from standard off-the-shelf 8’ tall
storefront to custom 10’ tall solid wood door. This will provide a more substantial entry
experience and will echo the quality of materials found on the building. On the North side, the
entrance glazing and adjacent window has been expanded to meet the 50% transparency
requirement as the updated transparency diagram indicates.

b. The north facade vertical sunshades have been removed. After receiving planning approval,
extensive solar analysis was performed and it was determined that the north sunshades do not
provide any solar control. We have thus removed these shades and have distributed the cost
savings into the green wall, the commercial pavilion and west plaza stone wall, which are
elements that provide a more substantive impact to the public experience.

6. For clarification, the planters against the South fagade are still incorporated - see rendering on the cover
page. They are linear planters, which have vertical plantings between windows. As there is limited room
between the top of the planter and bottom of the window sunshade, there will be small plantings that
drape over the side of the planter in portions underneath the windows.

END OF MEMORANDUM
Please feel free to contact me with any questions.

Thank You Kindly,

B bf

Ben Schaefer
Project Manager, Architect
BAR Architects

path:  Z:\14035 Alma Menlo Park\3 REGULATORY\3.10 City + County\3.12 Planning Department\160808 Substantial Conformance
Memo\160830 Substantial Conformance Memo.docx
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SBCA TREE CONSULTING

1534 Rose Street, Crockett, CA 94525
Phone: (510) 787-3075
Fax: (510) 787-3065
Website: www.sbcatree.com

Steve Batchelder, Consulting Arborist Molly Batchelder, Consulting Arborist
WC ISA Certified Arborist #228 WC ISA Certified Arborist #9613A
CUFC Certified Urban Forester #134 ISA Tree Risk Assessment Qualified
CA Contractor License #(C-27) 53367 E-mail: molly@sbcatree.com

E-mail: steve@sbcatree.com

Date: July 15, 2016
To: Rob Abbey

901 Mariners Island Blvd.
San Mateo, CA 94404

Subject: Potential for conflict between proposed 10 foot wall and limbs of oak tree #7.
Location: Wall location is shown on site plan

Assignment:  Arborist was asked to comment on the potential conflict between a planned fence and
the branches of an existing oak tree.

No Potential Conflict

Arborist on-site observation revealed that there will be no conflict between the 10 foot height of the
proposed fence and branches of oak tree #7. Because the potential conflict is over the roof of the
existing structure, it was not possible to measure from the ground level. However, it is clear that there
will not be a problem. The fence will be placed approximately 15 feet from the base of the tree.

The fence will be supported by piers that are hand
excavated for the first 3 feet and relocated as necessary
to avoid severing any roots encountered.

Photo to the right shows Coast Live Oak tree #7. Dotted line
shows approximately 10 feet height. The wall will be
constructed in the area above the roof of the existing structure.

Attachment: Site plan with tree and wall locations.

Submitted by:

ST Lok

Steve Batchelder, Consulting Arborist
ISA Certified Arborist WE 228A
CaUFC Certified Urban Forester #138
Calif. Contractor Lic. (C-27) 533675




ATTACHMENT B

Alma Station

ALMA STATION
MENLO PARK, CA

DATE: 09.13.2016 PROJECT NO.: 14035 BAR architects
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ALMA STATION ENTITLED KIOSK AND FENCE DESIGN

6

B6



ALMA STATION UPDATED KIOSK AND FENCE DESIGN
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ALMA STATION WEST PLAZA FENCE ORIGINAL
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ALMA STATION WEST PLAZA FENCE UPDATED
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ALMA STATION ENTITLED VEGETATED WALL
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ALMA STATION UPDATED VEGETATED WALL
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ALMA STATION VEGETATED WALL INITIAL SYSTEM
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ALMA STATION VEGETATED WALL PRECEDENT
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ALMA STATION VEGETATED WALL PLANTING
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ALMA STATION ENTITLED ENTRY DESIGN
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ALMA STATION
MENLO PARK, CA

DATE: 09.13.2016

UPDATED ENTRY DESIGN

PROJECT NO.:

14035
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ALMA STATION ENTITLED NORTH ELEVATION

20

B20
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TOTAL AREA OF GROUND FLOOR PUBLIC FACADE = 1740 SF
REQUIRED TRANSPARENT AREA = 1740 SF * 50% = 870 SF
TOTAL AREA OF TRANSPARENT AREAS ON FACADE = 882 SF
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