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STAFF REPORT 

Housing Commission 

Meeting Date:  8/5/2015 

Staff Report Number:  15-001-HC

Commission Report: Below Market Rate In Lieu Fee Agreement Term 

Sheet/Lane Partners/1010-1026 Alma Street  

Recommendation 

Staff recommends that the Housing Commission recommend that the Planning Commission approve the 

proposed draft Below Market Rate (BMR) In Lieu Fee Agreement Term Sheet (Attachment A). 

Policy Issues 

Each BMR Agreement is considered individually. The Housing Commission should consider whether the 

proposal would be in compliance with the BMR Housing Program requirement. 

Background 

The 1010-1026 Alma Street property is improved with two single-story commercial buildings that were 

originally constructed in the early 1950s. The buildings have since been occupied by commercial uses, 

including restaurants, personal services, and retail uses. 

On May 18, 2015, the Planning Commission held a study session to provide feedback on the project and 

Public Benefit Bonus proposal. The Planning Commissioners reviewed the proposed office use, building 

design, and Public Benefit Bonus proposal, and provided feedback for further refinement.  

Analysis 

The applicant’s BMR proposal letter and select project plans are included as Attachments B and C, 

respectively. 

Site Location 

Using Alma Street in a north to south orientation, the subject property is located on the east side of Alma 
Street, between Ravenswood Avenue and Oak Grove Avenue. Adjacent properties to the north, west, and 
south are also in the SP-ECR/D zoning district, and are occupied by a mix of uses, including restaurants, 
offices, retail, and private recreation. The Menlo Park Caltrain Station is located to the west of the subject 
property, on the west side of Alma Street. Apartment buildings in the R-3 (Apartment) district are located 
to the east of the subject property.  

The subject property is a through lot with frontage on both Alma Street and Alma Lane, where Alma Street 
serves as the functional front and Alma Lane serves as the functional rear. Alma Lane has a right-of-way 
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width of 20 feet, with Ravenswood Avenue at its southern terminus and Alma Street at its northern 
terminus.  Alma Lane primarily serves as a service alley for the subject site and other properties on this 
block, and provides access to the carports of the apartment buildings on Noel Drive. The site is currently 
comprised of five parcels and both existing buildings straddle the property lines. There are existing 
easements along the outer edges of the project site, including a five-foot wide ingress/egress easement 
along the right side property line and utility easements along both the front and rear property lines. 

Project Description 

 
The applicant is proposing to demolish the existing site improvements, and construct a new three-story 
office building with two levels of underground parking. A small retail kiosk is proposed on the northwest 
corner of the site as part of a public plaza space. The proposed site layout is designed around two 
heritage oak trees that feature prominently along Alma Street, including a 35.5-inch in diameter coast live 
oak located in the northwest portion of the site, and a 36-inch in diameter coast live oak located at the 
southwest corner. The separate parcels on the site would be merged into one parcel, and a proposed 
three-story building would be situated centrally on the site over a proposed two-level underground garage, 
with a large left side setback of approximately 53 feet in order to minimize construction impacts to the 
35.5-inch oak tree. The majority of the left side setback area would be improved with a fenced, private 
courtyard, with a smaller unfenced area along Alma Street to serve as a public plaza. The front of the 
building would include articulated planes, with a plaza area at the inset front entry. The upper floors would 
include private deck space, and walls would be set in to create a tiered building massing. The proposal is 
subject to additional review and refinement prior to Planning Commission action. 

BMR Housing Program Requirement 

The applicant is required to comply with Chapter 16.96 of City’s Municipal Code, (“BMR Ordinance”), and 
with the BMR Housing Program Guidelines adopted by the City Council to implement the BMR Ordinance 
(“BMR Guidelines”) as the project would exceed 10,000 square feet in gross floor area. The BMR 
Ordinance requires the applicant to submit a Below Market Rate Housing proposal for review by the 
Housing Commission. At this time, the Housing Commission should review the draft BMR In Lieu Fee 
Agreement Term Sheet and provide guidance to staff, the applicant, and the Planning Commission. The 
draft Term Sheet would be used to inform the BMR In Lieu Fee Agreement, which would subsequently be 
reviewed and acted on by the Planning Commission. The Planning Commission is the acting body, unless 
the action is appealed to the City Council. 

Residential use of the property is allowed by the applicable zoning regulations, however, residential use is 
not being pursued as part of the proposed project. According to the applicant, residential use is not 
proposed as part of the project for the following reasons: 

 Residential use would be inconsistent with the commercial character of Alma Street; 

 Exposure to high noise levels due to the site’s proximity to the Caltrain station renders the site less 
desirable for residential uses; and, 

 Site constraints due to the preservation of existing mature trees limits the availability of 
developable area and precludes the addition of a residential component.  
 

The applicant does not own any sites in the city that are available and feasible for construction of sufficient 
below market rate units to satisfy the requirements of the BMR Ordinance, which in this case is 0.95 unit. 
Staff and the applicant have explored potential off-site locations for the provision of a BMR unit; however, 
developers of other residential projects have not expressed an interest in partnering with the applicant to 
provide an off-site BMR unit. Based on these facts, staff has found that development of such unit on-site 
or off-site in accordance with the requirements of the BMR Ordinance and Guidelines is not feasible at this 
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time, although staff would encourage the applicant to continue to pursue opportunities for the development 
of an off-site BMR unit. 

The applicant proposes to pay the applicable in lieu fee as provided in the BMR Ordinance and 
Guidelines. The draft BMR Agreement Term Sheet, included as Attachment A. The in lieu fee would be 
calculated as set forth in the table below; however, the applicable fee for the project will be based upon 
the per square foot fee in effect at the time of payment. The draft BMR agreement may be modified prior 
to Planning Commission action to include updated building square footages as the applicant continues to 
refine the project. 

Vendor Use Group Fee/sq.ft. Sq. Ft. Component Fees 

Existing Buildings- 

Non-office Areas 

B- Non-office Commercial/Industrial $8.45 10,272 ($86,798.40) 

Proposed Building- 

Office 

A- Office/Research and Development $15.57 25,004 $389,312.28 

Proposed Building- 

Retail Kiosk 

B- Non-office Commercial/Industrial $8.45 172 $1,453.40 

TOTAL ESTIMATED IN-LIEU FEE $303,967.28 

Correspondence 

The applicant indicated that they contacted surrounding properties and held an informational meeting 

regarding the proposed development, and feedback was generally positive, with some concerns 

expressed regarding loitering and noise associated with the existing commercial uses on the site. 

Conclusion 

Staff believes that while the site allows for residential uses, site constraints due to the preservation of two 

existing heritage trees would limit opportunities to incorporate a residential component as part of the 

proposed project as it is currently designed. Staff recommends that the Housing Commission recommend 

to the Planning Commission approval of the payment of BMR in lieu fees under the terms stated in the 

draft BMR In Lieu Fee Agreement Term Sheet, and to encourage the applicant to continue to pursue 

opportunities for the development of an off-site BMR unit. 

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. The 

proposed BMR in lieu fee payment would contribute approximately $300,000 to the City’s BMR fund. 

Environmental Review 

The proposed project will be evaluated with respect to compliance with the California Environmental 

Quality Act (CEQA) as part of the Planning Commission action. BMR direction is not an action under 

CEQA, so environmental review is not required by the Housing Commission.  
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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. 

Attachments 

A. Draft BMR In Lieu Fee Agreement Term Sheet

B. 1020 Alma Street BMR In Lieu Fee Proposal

C. Excerpts of Project Plans

Report prepared by: 

Jean Lin, Associate Planner 

Report reviewed by: 

Thomas Rogers, Senior Planner 



1010-1026 Alma Street 

Draft Below Market Housing (BMR) In Lieu Fee Agreement Term Sheet 

1. Applicant owns property known as Assessor’s Parcel Number: 061-412-450 (“Property”),
more commonly known as 1010-1026 Alma Street, Menlo Park.

2. Applicant is requesting architectural control and lot merger approval to demolish two
existing commercial buildings, and construct a new three-story office building with two
underground parking levels and associated site improvements. The subject building is
greater than 10,000 square feet in gross floor and therefore, Applicant is required to
comply with Chapter 16.96 of City’s Municipal Code (“BMR Ordinance”) and with the
Below Market Rate Housing Program Guidelines (“Guidelines”) adopted by the City
Council to implement the BMR Ordinance;

3. Property is located within the El Camino Real/Downtown Specific Plan General Plan
land use designation and the SP-ECR/D (El Camino Real/Downtown Specific Plan)
zoning district in the City of Menlo Park;

a. Property’s General Plan land use and zoning designations permits residential

uses;

b. Applicant is not proposing to residential uses as part of the proposed project;

c. Site constraints due to the preservation of heritage trees limits opportunities to

develop residential units as part of the proposed project as it is currently

designed;

4. Applicant does not own any other sites within the City that are zoned for residential land
uses;

5. Applicant has elected to satisfy the BMR requirement for the proposed project through
payment of an in lieu fee;

a. The BMR in lieu fee is estimated at $303,967.28;

b. The equivalent unit requirement is 0.95 unit, which would be rounded to one unit,
however;

c. Therefore, the Applicant is proposing to pay the in lieu fee, which would be
adjusted based on the existing and proposed square footages at the time of
building permit issuance.  The applicable fee per square foot is adjusted annually
on July 1.  The table in Item 6 below shows the proposed in lieu fee and its
calculation.

6. The table below provides the estimated in lieu fee:

ATTACHMENT A



Use Group Fee/SF 
Square 

Feet 
Component 

Fees 

Existing 
Buildings – 
Non-Office 
Areas 

B- Non-Office
Commercial/Industrial 

$8.45 10,272 ($86,798.40) 

Proposed 
Building – 
Office 

A-Office/Research
and Development

$15.57 25,004 $389,312.28 

Proposed 
Building – 
Retail 
Kiosk 

B- Non-Office
Commercial/Industrial 

$8.45 172 $1,453.40 

Total Estimated In Lieu Fee $303,967.28 

ATTACHMENT A



ATTACHMENT B



ATTACHMENT B



ATTACHMENT B
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8 2 193 12

21'-6" Major
Facade Modulation

Primary Building
Entrance 49'-6" Primary Building Facade

25'-0" Major Facade
Modulation47'-10" Primary Building Facade

6'-0" Minor
Facade

Modulation

125'-3" UPPER STORY WIDTH

MATERIALS LEGEND
Metal Standing Seam Roof1

2

Painted Metal Canopy

3

Masonry Wall Cladding: Color/ Texture 1

4

Masonry Wall Cladding: Color/ Texture 2

5 Metal Framed Operable Windows

6

Painted Metal Sunshades7

Painted Metal Lattice with Vines8

Metal Framed Glass Guardrail9

Painted Metal Trellis with Metal Infill

Masonry Wall with Architectural Metal Screen10

Open Cell Concrete Block11

Living Green Wall12

Painted Metal Spandrel Panel13

Painted Metal Canopy with Metal Infill14

Window with Painted Metal Box Sunshade15

16

Folding Glass Wall17

Weathering Steel Folding Metal Wall

18 Weathering Steel Planter

19 Painted Metal Lattice

1 9 4 5

25 6

12'-0"
Primary Building Facade

10 7

FRONT ELEVATION (SOUTH)

(ALONG ALMA STREET)

A3-010 5' 10' 20' 30'14035 04.20.15

ELEVATOR PENTHOUSE SOLAR PANELS

(E) WEST OAK TREE (E) EAST OAK TREE

PL PL

COMMUNITY SERVING
COFFEE PAVILION

48'-0" West Oak Public Plaza
15'-0"

Pavillion Facade

18

DISTANCE NOT TO SCALE
DASHED LINES INDICATE INCLUDED WALLS FOR CALCULATIONS

GRAY FILL INDICATES TRANSPARENT OR OPEN AREAS

OFFICE BUILDING

PUBLIC
PAVILION

CEILING HEIGHT
+13'-0"

PLAN DIAGRAMELEVATION DIAGRAM

- GROUND FLOOR PUBLIC FACING FACADE (PARALLEL WALLS ONLY) DEFINED USING FINISH FLOOR TO BOTTOM OF CEILING
  STRUCTURE FOR HEIGHT
- COFFEE PAVILION INCLUDED IN GROUND FLOOR PUBLIC FACADE AREA.
- TOTAL AREA OF GROUND FLOOR PUBLIC FACADE IS 2,106 SQ FT. TOTAL AREA OF TRANSPARENT OR OPEN AREAS ON
  FACADE IS 1,053 SQ FT.

CALCULATION: 1,179 SQ FT / 2,250 SQ FT = 0.524 = 52%

GROUND FLOOR FACADE TRANSPARENCY DIAGRAMS

DIAGONAL HATCHING INDICATES OPAQUE AREAS OF GROUND FLOOR FACADE

FINISH FLOOR
+0'-0"

East Oak Public Plaza

5'-2"

Public Pass Through

5'-0"

Public Pass
Through

WINDOWS
BEYOND
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Main BuildingWest Oak Public Plaza

MATERIALS LEGEND
Metal Standing Seam Roof1
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Painted Metal Canopy

3

Masonry Wall Cladding: Color/ Texture 1

4

Masonry Wall Cladding: Color/ Texture 2

5 Metal Framed Operable Windows

6

Painted Metal Sunshades7

Painted Metal Lattice with Vines8

Metal Framed Glass Guardrail9

Painted Metal Trellis with Metal Infill

Masonry Wall with Architectural Metal Screen10

Open Cell Concrete Block11

Living Green Wall12

Painted Metal Spandrel Panel13

Painted Metal Canopy with Metal Infill14

Window with Painted Metal Box Sunshade15

16

Folding Glass Wall17

Weathering Steel Folding Metal Wall

18 Weathering Steel Planter

19 Painted Metal Lattice

PAVILION FRONT ELEVATION (SOUTH)

(ALONG ALMA STREET)
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LEFT SIDE (WEST) & RIGHT SIDE (EAST) ELEVATIONS

A3-020 5' 10' 20' 30'14035 04.20.15

WEST ELEVATION AT OAK TREE COURTYARD

19

EAST ELEVATION AT SIDEYARD

ALMA LANE ALMA STREET ALMA LANE

MATERIALS LEGEND
Metal Standing Seam Roof1

2

Painted Metal Canopy

3

Masonry Wall Cladding: Color/ Texture 1

4

Masonry Wall Cladding: Color/ Texture 2

5 Metal Framed Operable Windows

6

Painted Metal Sunshades7

Painted Metal Lattice with Vines8

Metal Framed Glass Guardrail9

Painted Metal Trellis with Metal Infill

Masonry Wall with Architectural Metal Screen10

Open Cell Concrete Block11

Living Green Wall12

Painted Metal Spandrel Panel13

Painted Metal Canopy with Metal Infill14

Window with Painted Metal Box Sunshade15

16

Folding Glass Wall17

Weathering Steel Folding Metal Wall

18 Weathering Steel Planter

19 Painted Metal Lattice

ALMA STREET

1 5 154

2 32 5 12

PL

17

PLPLPL

ELEVATOR PENTHOUSE BEYOND

SOLAR PANELS

ELEVATOR PENTHOUSE BEYOND
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REAR ELEVATION (NORTH)
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MATERIALS LEGEND
Metal Standing Seam Roof1

2

Painted Metal Canopy

3

Masonry Wall Cladding: Color/ Texture 1

4

Masonry Wall Cladding: Color/ Texture 2

5 Metal Framed Operable Windows

6

Painted Metal Sunshades7

Painted Metal Lattice with Vines8

Metal Framed Glass Guardrail9

Painted Metal Trellis with Metal Infill

Masonry Wall with Architectural Metal Screen10

Open Cell Concrete Block11

Living Green Wall12

Painted Metal Spandrel Panel13

Painted Metal Canopy with Metal Infill14

Window with Painted Metal Box Sunshade15

16

Folding Glass Wall17

Weathering Steel Folding Metal Wall

18 Weathering Steel Planter

19 Painted Metal Lattice

24'-0"
Parking Garage

Entry/Exit

130' UPPER STORY WIDTH

31314 5

SOLAR PANELS

10'-8"
Entry to West
Oak Courtyard

PL

10'-8"
Secondary Building

Entrance

5'-0"
Public Pass-Through

2

5'-2"
Public Pass-Through

3

PL

18METAL ROLL-UP OR
SECTIONAL OVERHEAD
GARAGE DOOR

ELEVATOR PENTHOUSE

7
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STREETSCAPE ELEVATIONS

A3-040 10' 20' 40' 60'14035 04.20.15

2

-

STREETSCAPE ELEVATION ALONG ALMA LANE

(E) BUILDING 1004 ALMA STREET PROJECT (E) PARKING LOT
(E) BUILDING

1100 ALMA STREET

(E) BUILDING 1004 ALMA STREETPROJECT(E) PARKING LOT
(E) BUILDING

1100 ALMA STREET

1

-

STREETSCAPE ELEVATION ALONG ALMA STREET
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PERSPECTIVE VIEW 1
LOOKING EAST ALONG ALMA STREET

A4-01NTS14035 04.20.15
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PERSPECTIVE VIEW 3
LOOKING INTO PUBLIC PLAZA WEST
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PERSPECTIVE VIEW 5
LOOKING EAST ALONG ALMA LANE

A4-05NTS14035 04.20.15
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