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4/20/2020
20-023-PC
Consider and provide feedback on a proposed
mixed-use project with approximately 158 multifamily dwelling units and approximately 14,422
square feet of commercial space at 165 Jefferson
Drive

Recommendation
Staff recommends that the Planning Commission review and provide feedback on a proposed project,
tentatively named Menlo Flats, to redevelop one parcel with approximately 158 multi-family dwelling units
and approximately 14,422 square feet of commercial space on a 1.38-acre site. The project site is
addressed 165 Jefferson Drive and is located in the R-MU-B (Residential Mixed Use-Bonus) zoning district.
The project is anticipated to ultimately require the following actions:
1. Environmental Review to analyze potential environmental impacts of the project through an
Environmental Impact Report (EIR), pursuant to the California Environmental Quality Act (CEQA) and
compliant with the City of East Palo Alto settlement agreement;
2. Use Permit for bonus-level development (which requires the provision of community amenities);
3. Architectural Control to review the design of the proposed buildings and associated site
improvements;
4. Below Market Rate (BMR) Housing Agreement to provide on-site BMR units in accordance with the
City’s BMR Ordinance for residential uses. Staff will be reviewing the BMR requirement for the
commercial component but it is not anticipated to require BMR units or in-lieu fees since the project
would result in a net decrease in commercial square footage.
Additional actions and entitlements may be required as the project plans are refined. No formal actions will
be taken at this time. The Planning Commission should review and provide individual Commissioner
feedback on the project to the applicant and staff. The report identifies the following topic areas for the
Planning Commission’s consideration:
•
•
•
•
•
•
•
•

Paseo and Publicly Accessible Open Space
Commercial Use
Community Amenity
Architectural Design and Materials
Stepback and Building Modulations
Garage Screening
Density
Overall Approach

More detail on the above list is included in the “Planning commission considerations” section of the report.
The Planning Commission’s discussion and comments are not limited to the above list.
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Policy Issues
Study sessions provide an opportunity for Planning Commissioners and the public to provide preliminary
feedback on a project, with comments used to inform future review and consideration of the proposal. Study
sessions also allow City staff to pose specific questions to the Planning Commission regarding staff’s
interpretation and implementation of aspects of the Zoning Ordinance, General Plan, and related
requirements.
Background
Site location
The project site consists of an R-MU-B zoned parcel with a total area of approximately 1.38 acres, which is
currently developed with a 24,300 square-foot, single-story office building. The existing building would be
demolished as part of the redevelopment of the project site.
For purposes of this staff report, Bayfront Expressway (California State Route 84) is considered to have an
east-west orientation, and all compass directions referenced will use this orientation. The project site is
located south of Bayfront Expressway and east of Marsh Road, on the north side of Jefferson Drive. The
parcels to the north and west of the site are also located in the R-MU-B zoning district and contain the
proposed Menlo Uptown project, which is currently under staff review. The parcels to the east of the project
site are zoned O-B and currently contain office and industrial buildings. Parcels to the south of the project
site are zoned O-B and PF and contain a mix of office, light industrial, and R&D uses, as well as the Tide
Academy high school. Facebook occupies some of the nearby office buildings. A location map is provided
as Attachment A.
SB 330 application
As a mixed-use project with more than two-thirds residential, the proposed project qualifies as a housing
project pursuant to Senate Bill (SB) 330, the Housing Crisis Act of 2019, which became effective January 1,
2020. SB 330 was designed to remove barriers to the development of housing projects. Some key features
of SB 330 include shortening the timeframes for housing development project review under the Permit
Streamlining Act and capping the number of public hearings on a housing project proposal at five. Bonus
level projects of this nature would typically include the following public hearings:
• Planning Commission EIR scoping session and study session
• Planning Commission Draft EIR public hearing and study session
• Housing Commission public hearing (BMR proposal)
• Planning Commission public hearing for action on land use entitlements and Final EIR certification
• City Council public hearing of appeal or call up (if requested)
This comes to a total of five meetings which would adhere to the five meeting limit under SB 330. The five
meeting limit would not normally accommodate an initial study session meeting; however, the applicant for
this project has provided a waiver to the five meeting limit to specifically allow for the initial study session to
take place as a sixth public meeting.
In additional to these requirements, cities are prohibited from adding new fees or raising existing fees
beyond automatic annual escalation. Furthermore, cities are prevented from requiring housing development
projects to comply with an ordinance, policy or standard, including development standard, not in effect when
the complete preliminary application was submitted. SB 330 contains provisions that limit the ability of a City
to impose modifications to the proposed density and intensity and subjective design standards on the
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proposed project.
Staff has reviewed the project components and determined that the preliminary application is complete.
Pursuant to SB 330, the applicant has 180 days, until July 26, 2020, from the date of submittal of a
complete preliminary application to submit a substantially complete development application to continue to
take advantage of the streamlining provisions of SB 330. Additionally, under SB 330 an EIR must be
certified within one year from the date the complete development application is accepted as complete.
Analysis
Project description
The applicant is proposing to demolish the existing non-residential building and site improvements across
the entire project site and construct an eight-story, mixed-use building with the project attributes listed in the
table below. The proposal includes a request for an increase in height, density, and FAR under the bonus
level development allowance subject to obtaining a use permit and providing one or more community
amenities. The applicant has not yet specified a community amenity to be provided in exchange for bonus
level development. The project sponsor is currently proposing that 15 percent or a minimum of 21 of the
total number of units across the entire project would comply with the City’s Below Market Rate Housing
Program Ordinance (BMR Ordinance), Chapter 16.96, and the City’s Below Market Rate Guidelines. The
proposal would also include additional density and gross floor area by utilizing the City’s BMR density bonus
to add additional units on-site in exchange for providing on-site BMR units. The City’s BMR Ordinance
requirements are discussed further in a following section. The applicant’s project description is included in
Attachment B, and the project plans are included as Attachment C. Table 1 below provides a comparison
between the existing and proposed development as it relates to the R-MU-B development regulations.
Table 1: Project Data
Existing

Proposed

Zoning Ordinance Bonus
standards (maximums)

BMR Density
Bonus(maximum
s)

Residential dwelling units

0

158 units

138 units

159 units

Residential square footage

0

154,835.2
s.f.

135,253.8 s.f.

154,853.8 s.f.

Residential floor area ratio

0

257.7 %

225 %

258 %

24,300 s.f

14,422 s.f.

15,018.8 s.f.

n/a

40.4 %

24 %

25 %

n/a

Total square footage

24,300 s.f.

169,257.2
s.f.

150,272.6 s.f.

169,872.6 s.f.

Total floor area ratio

40.4 %

281.7 %

250 %

283 %

Commercial square
footage
Commercial floor area
ratio

The R-MU-B zoning district allows for mixture of land uses with the purpose to provide high density housing
and encourage mixed-use development. The commercial component of mixed-use development projects is
intended to provide a mixture of uses including neighborhood-serving retail and services that promote a
live/work/play environment. The applicant has not identified the proposed commercial uses for the building.
The Planning Commission may wish to provide input on what commercial uses would be acceptable
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considering that the R-MU-B district is intended for the nonresidential square footage to be a mix of uses
that would serve the community.
BMR ordinance
Projects in the R-MU-B zoning district are required to design and construct the required inclusionary
affordable housing on-site as part of the project. The City’s Below Market Rate Housing Program requires
15 percent of the proposed dwelling units be set aside for low income households or an equivalent
alternative that averages to low income. Very low income households are those earning up to 50% of the
area median income, low income households are those earning up to 80 percent of the area median
income, and moderate income households are those earning up to 120 percent of the area median income.
The project sponsor is currently proposing that 15 percent or a minimum of 21 of the total number of units
across the entire project be dedicated BMR units. The proposal would also include additional density and
gross floor area by utilizing the City’s BMR density bonus to add 20 additional units on-site in exchange for
providing on-site BMR units. The BMR Ordinance allows for one additional market rate unit and equivalent
FAR for each BMR unit proposed on the site. The breakdown below provides an overview of the proposed
housing units.
• Proposed dwelling units at bonus level (market and BMR): 138 units
• Proposed residential BMR inclusionary requirement (min. 21 units or 15 percent): 21 units
• Proposed BMR Ordinance density bonus (max. 21 units or 15 percent): 20 units
• Total proposed dwelling units (with BMR density bonus): 158 units
The BMR Ordinance allows gross floor area (GFA) increases and incentives to make the development of
additional bonus units feasible. The applicant is utilizing the GFA increases and is requesting relief from the
parking requirements for the additional market rate units and relief from the height requirement as
incentives in order to accommodate the proposed additional units under the BMR density bonus. These
requests are discussed further in following sections.
Site layout
The proposed building would have eight stories containing approximately 158 dwelling units located above
three levels of above-grade structured parking, lobbies, commercial uses, and ancillary spaces for tenants.
Stairs and pedestrian ramps at the southwest corner of the building are proposed to bring pedestrians from
the sidewalk to the front doors of the lobby on Jefferson Drive. A driveway would also be located at the
southwest corner of the site and provide access to the garage entrance on the west elevation and the
loading dock and trash rooms. A paseo, which is identified on the adopted Zoning Map of the City, and
public open space would run along the east property line. However, only a small portion of the paseo is
located adjacent to the ground floor commercial area and the remainder of the paseo is located adjacent to
the garage façade and bicycle parking. A fire and service access lane would also run north to south along
the western edge of the proposed building. Beginning at the second story, five levels of apartment units
would wrap around the perimeter of the building surrounding a terrace with a pool and other private and
communal open spaces for tenants located above the garage.
The proposed apartment building appears to comply with the minimum and maximum setbacks permitted at
the street frontages. The majority of the street façade is located within the maximum 25-foot setback
requirement, with the lobby entrances further set back which is allowed in the R-MU-B zoning district. The
building would meet or exceed the minimum interior side setbacks of 10 feet.
Floor Area Ratio (FAR) and Gross Floor Area (GFA)
In the R-MU-B zoning district, residential FAR at the bonus level has a maximum FAR of 90 percent at 30
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dwelling units per acre and increases on an even gradient to 225 percent at 100 dwelling units per acre.
Additional density and gross floor area can be utilized through the City’s BMR density bonus. The proposed
project would include 158 dwelling units on a lot area of 1.38 acres, yielding a density of 114.5 dwelling
units per acre and a proposed FAR of approximately 281.7 percent (where 283 percent would be the
maximum FAR allowed based on the City’s BMR density bonus). The proposed 158 units would exceed the
maximum density permitted through the provisions of bonus level development (100 dwelling units per acre)
but would be within the City’s BMR density bonus (115 dwelling units per acre). Nonresidential FAR at the
bonus level has a maximum FAR of 25 percent and the proposed commercial component would be 14,422
square feet (24 percent), near the maximum permitted through the provisions of bonus level development.
The applicant has submitted preliminary gross floor area diagrams that identify the proposed total FAR. In
general, the calculations appear to meet the requirements. As the applicant further develops the plans, staff
will be working with the applicant to ensure compliance.
Height
The applicant has submitted a preliminary analysis that documents compliance with the Zoning Ordinance
height requirements. The proposed project heights are outlined in the table below. Staff is still reviewing the
analysis. The applicant’s average height analysis averages the height of each specific portion of the building
using the portion of the footprint to weight that element of the building accordingly.
Table 2: Building Height
Proposed
Building Height
(Maximum)**
Height (Average)**

Zoning Ordinance standards

84 feet, eleven inches

95 feet*

66 feet, six inches***

62 feet, six inches*

* The height limits include the 10-foot height increase allowed for properties within the FEMA flood zone.
** Maximum height and average height do not include roof-mounted equipment, utilities, parapets used to screen mechanical
equipment, and elevator towers and associated equipment.
*** The additional height above the Zoning Ordinance maximum is allowed as an incentive of the BMR Ordinance if necessary to
accommodate the density bonus, as enumerated in the City’s BMR Ordinance.

As an incentive pursuant to the City’s BMR Ordinance, the applicant would be requesting relief from the
height requirement (average height) to accommodate the 20 additional housing units allowed through the
density bonus provisions of the BMR Ordinance. Based on the zoning ordinance, the permitted height would
be 62 feet, six inches so the applicant is requesting to increase the average height by four additional feet.
As part of the proposed project review, staff will be evaluating the requested relief from the average height
requirement, which is an incentive of the BMR Ordinance, to determine if it is necessary to accommodate
the density bonus or if feasible alternatives are available to comply with this development standard. Staff will
be requesting additional information from the applicant team to document the necessity of the additional
height. The proposed project would comply with the maximum building height requirement from the Zoning
Ordinance.
Parking and circulation
Vehicular
The proposed project would include a total of 176 vehicular parking stalls for the residential and commercial
uses. The parking stalls would be incorporated into three above ground levels of parking at the base of the
building and access to the parking garage would be located on the west side of the building.
The following table provides a more detailed overview of the proposed parking for the project:
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Table 3: Parking Requirements
Proposed
Residential parking stalls
Residential parking ratio
(spaces/dwelling unit)
Commercial parking stalls
Commercial parking ratio
(spaces/1,000 s.f. of GFA)
Total parking

Zoning Ordinance standards

138*

min. 158 and max. 237*

.87*

min. 1 and max. 1.5 spaces per unit

38

min. 22 and max. 48**
min. 1.5, 2, or 2.5 and max. of 2.5, 3, or
3.3 spaces per 1,000 square feet**
min. 180 and max. 285*

2.63**
176

* The parking of the 20 additional housing units as part of the BMR density bonus can be exempted from the required parking as
part of the City’s BMR Ordinance.
** The applicant is proposing a commercial space that has not been identified as a specific use. A parking ratio of 2.63 spaces per
1,000 square feet would comply with all uses in the R-MU-B zoning district except research and development which has a lower
maximum parking ratio.

Pursuant to the City’s BMR Ordinance, the applicant would be requesting relief on the parking requirement
for the 20 additional housing units which can be permitted to accommodate the additional housing units.
Based on the Zoning Ordinance, the required minimum residential parking would be 158 spaces for the 158
residential units so the applicant is requesting relief for 20 parking spaces. Staff will be reviewing the
request to determine if it is necessary to accommodate the additional density during the entitlement review
process.
The Zoning Ordinance requires parking within multi-family residential developments to be unbundled from
the price of a unit (unless parking is physically connected to one unit). Therefore, the proposed project
would be required to unbundle the parking for the apartment units. In addition, as required by the R-MU-B
zoning regulations, the project would be required to submit a transportation demand management (TDM)
plan demonstrating that the project would reduce associated vehicle trips by least 20 percent below
standard generation rates for uses on the site.
Bicycle and pedestrian
The proposed project would include a total of 267 bicycle parking spaces for the residential and commercial
uses. For residential uses the R-MU-B zoning district requires 1.5 long-term spaces per unit plus an
additional 10 percent short-term spaces for guests. For commercial uses the R-MU-B zoning district
requires one space per 5,000 square feet. The specific breakdown for the long and short-term parking
spaces depends on the proposed commercial uses which has not been provided yet. The building would
incorporate long-term bicycle parking into a dedicated storage room on the first level of the building with
access from the paseo. Short-term bicycle parking would be located at the building entrances and along the
paseo.
As part of the proposed project, it is anticipated that new sidewalks and other street improvements such as
street trees and planting buffers would be provided along the project frontages on Jefferson Drive, as
required by the City’s Public Works Department. In addition, the City’s adopted Zoning Map identifies a
paseo along the eastern edge of the project site (partially located on the project site and the adjacent
parcel). As part of the redevelopment of the project site the applicant would be required to construct, at a
minimum, its portion of the paseo to facilitate bicycle and pedestrian movement in the vicinity of the project
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site. The paseo requirement is discussed in more detail in the follow section of the report.
Open space
The proposed project would be required to provide open space equivalent to 25 percent of the project site
area, of which 25 percent must be provided as publicly accessible open space. According to the Zoning
Ordinance (Chapter 16.45.120(4)(A)):
Publicly accessible open space consists of areas unobstructed by fully enclosed structures with a mixture of
landscaping and hardscape that provides seating and places to rest, places for gathering, passive and/or
active recreation, pedestrian circulation, or other similar uses as determined by the Planning Commission.
Publicly accessible open space types include, but are not limited to, paseos, plazas, forecourts and
entryways, and outdoor dining areas. Publicly accessible open space must:
(i)
(ii)
(iii)
(iv)

Contain site furnishings, art, or landscaping;
Be on the ground floor or podium level;
Be at least partially visible from a public right-of-way such as a street or paseo;
Have a direct, accessible pedestrian connection to a public right-of-way or easement.

The minimum open space required for the project would be 15,018.8 square feet, of which a minimum of
3,754.7 square feet must be publicly accessible. The applicant has submitted a preliminary analysis that
documents compliance with the open space requirements. The applicant is proposing 21,553.7 square feet
of open space for the development, of which 5,487 square feet would be publicly accessible. Staff is still
reviewing the analysis to determine compliance.
Paseo and publicly accessible open space
As defined in the Zoning Ordinance, paseos are pedestrian and bicycle paths that provide a member of the
public access through one or more parcels and to public streets and/or other paseos. The adopted Zoning
Map identifies the locations of new paseos in the Bayfront Area, including a paseo connecting Constitution
Drive to Jefferson Drive along the eastern edge of the proposed building. The paseo would provide an
important mid-block connection from Jefferson Drive to Constitution Drive. Since the adjacent properties are
not currently proposed to be redeveloped, only a portion of the paseo would be built out as part of the
proposed project, and the full build out of the paseo would not be realized until the adjacent properties are
redeveloped. Currently an angled pathway with landscaping on either side is proposed. The Planning
Commission may wish to consider how the proposed paseo design would integrate with a future paseo on
the neighboring property.
The proposed paseo would have a minimum 10-foot width, be approximately 3,375 square feet in size, and
provide furnishing zones, trees, landscaping, and lighting at set distances to enhance the pedestrian
experience. The applicant is proposing to incorporate the paseo into the publicly accessible open space
provided as part of the project, which is permitted by the zoning regulations. However, only a small portion
of the paseo is located adjacent to the ground floor commercial area and the remainder of the paseo is
located adjacent to the garage façade and bicycle parking. The Planning Commission should consider if the
type and extent of the proposed uses along the paseo is appropriate.
The applicant is also proposing to utilize an outdoor plaza at the southeast corner of the site, adjacent to the
paseo and commercial area, to meet the publicly accessible open space requirement. This area would be
approximately 2,112 square feet. The applicant has submitted preliminary plans that identify the conceptual
design and layout of the publicly accessible open space. The open space would be located at the ground
level, visible from the public right-of-way, and would contain direct connections to the public right-of-way.
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The open space would include site furnishings, bicycle parking, decorative paving, and landscaping. As the
applicant further develops the paseo and open space plans, staff will be working with the applicant to
ensure compliance.
Staff believes that the paseo and publicly accessible open space could be more integrated with the adjacent
commercial space and provide a connection between the commercial use and public open space for a more
integrated site design. The Planning Commission should provide input on the proposed site layout and
provide feedback on the applicant’s proposed paseo with regard to the general functionality, usability, and
future integration of the design (landscaping and paving) with the future redevelopment of neighboring
properties.
Common and private open space
The proposed building would provide a mix of common and private open spaces for the residential use. The
building would incorporate a combination of private balconies and terraces throughout each level of the
building and common terraces on the third and sixth levels of the building. Common open spaces in the
building would be available to tenants and guests, but would not be accessible to the public. The applicant’s
open space analysis indicates 2,970.2 square feet of private open space and 13,096.5 square feet of
common open space would be provided for the apartment building, for a total of 16,066.7 square feet of
private and common open space. As the plans continue to develop, staff will be working with the applicant
to ensure compliance with all open space requirements.
Community amenities
As mentioned in the previous sections, the R-MU-B zoning district permits bonus level development, subject
to the threshold requirement that any affordable housing required pursuant to Chapter 16.96 shall be
designed and constructed on-site as part of the project and the requirement that the project provide one or
more community amenities. As part of the ConnectMenlo process, a list of community amenities was
generated based on public input and adopted through a resolution of the City Council. Community amenities
are intended to address identified community needs that result from the effect of the increased development
intensity on the surrounding community. Project requirements, such as the publicly-accessible open space
and street improvements as determined by the Public Works Director, do not count as community
amenities. In the R-MU-B zoning district, the City Council included a preference that additional affordable
housing units be provided as the community amenity; for example, additional housing such that twenty
percent of the development is affordable (fifteen percent inclusionary plus five percent additional
affordable).
An applicant requesting bonus level development must provide the City with a proposal indicating the
specific amount of bonus development sought and the value of the amenity. The value of the amenity to be
provided must equal 50 percent of the fair market value of the additional development potential of the bonus
level development. The applicant has indicated that the street facing commercial area has been reserved as
a placeholder location that could potentially contain the community amenity. The applicant has identified the
following list of commercial uses that could be included in that community amenity space: retail, eating
establishment, personal services, private recreation, and/or other commercial uses permitted in the R-MU-B
zoning district. Community amenities from the adopted list are intended to be provided once (with the
exception of additional BMR units). The Planning Commission may wish to provide input on the following
items related to the possible community amenity.
• What uses could potentially constitute a community amenity in the ground floor street-facing
commercial space; and,
• Should other community amenities such as an increase in BMR units be considered?
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However, even if the commercial space does not qualify as a community amenity, it may still be an important
land use component for the proposed project considering the intent of ConnectMenlo was to create a
live/work/play environment in the Bayfront Area. The Planning Commission may wish to provide input on
whether the commercial space is an important component of the project regardless of whether the applicant
receives credit for the space as a community amenity. Staff and the applicant will continue to work together
through the process as the appraisal is performed, the project plans are refined, and the value of the
proposed community amenity is assessed to determine the appropriate community amenity based on the
required valuation and the adopted Community Amenities List. The applicant’s proposal for community
amenities will be subject to review by the Planning Commission through a later study session and/or in
conjunction with the project entitlements. For the Commission’s reference, Attachment D provides a link to the
community amenities list.
Design standards
In the R-MU-B zoning district, all new construction and building additions of 10,000 square feet of GFA or
more must meet design standards subject to architectural control review. Design requirements may be
modified with a use permit. The design standards regulate the following project components;
•
•
•
•
•
•
•

Siting and placement of buildings;
Building mass, bulk, and size;
Building projections and vertical building planes;
Ground floor exterior facades of buildings;
Landscaping and open space, including publicly accessible open space, common open space and
private open space;
Building design, materials, screening, and height; and
Site access and parking.

Under SB 330, staff has not done an in-depth review of compliance with the design standards as part of the
preliminary application and will review compliance with design standards upon determining that a complete
development permit application with all required materials has been submitted.
Architectural style and building design
The design of the proposed building would have a contemporary architectural style, incorporating both
solid elements and glass storefronts along the majority of the primary street façades. The façades would
predominantly consist of fiber cement board, stucco, and aluminum siding. The proposed windows would
consist of a combination of dark and light vinyl windows. Select residences would include private
balconies finished with glass railings. The garage facades would feature a combination of screening,
which the plans appear to show as a green wall and perforated metal screen.
Non-residential uses, parking, residential amenities, lobbies, and tenant bicycle storage would be
incorporated on the first floor and surround the perimeter of the parking garage along Jefferson Drive. As
currently proposed, the site layout and building orientation would reduce the parking garage visibility from
Jefferson Drive. However, the parking garage would be visible and located directly adjacent to the
proposed paseo. Residential units are proposed to be a mix of studios and four-bedroom units. The
specific unit mix would be further refined prior to commencing the entitlement and environmental review
for the proposed project.
The Commission may wish to comment on preferences for colors, materials, and building design as part of
this study session for the project.

City of Menlo Park

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

Staff Report #: 20-023-PC
Page 10

Minimum stepback
On public-street-facing facades, buildings in the R-MU-B zoning district are required to stepback at least 10
feet for 75 percent of the building on the upper stories above 45 feet in height. The stepback requirement is
the horizontal distance a building’s upper stories must be set back above the base height. The applicant
has submitted preliminary documentation of the stepback requirement; however, staff is still reviewing
these to determine if the proposed building complies with the stepback requirement.
Major and minor modulations
The design standards for the R-MU-B zoning district require major and minor modulations on street- and
open space-facing facades. For major modulations, the design must include a minimum of one recess of 15
feet wide by 10 feet deep per every 200 feet of facade length from ground level to 45 feet in height. For
minor modulations, a minimum recess of five feet wide by five feet deep per 50 feet of facade length is
required from ground level to the top of the building. The intent of the required modulations is to provide
visual variety, reduce large building volumes, and provide spaces for entryways.
The Jefferson Drive and paseo elevations would be subject to the modulation requirements. The proposed
major modulation along the Jefferson Drive street-facing frontage would be a recess of approximately 50
feet wide by 20 feet deep in the vicinity of the publically accessible open space. The proposed major
modulation along the paseo would be a recess of approximately 40 feet wide by 10 feet deep. Several
minor modulations are proposed along the Jefferson Drive and paseo frontages. These proposed recesses
would not meet the minor modulation requirements and the design would need to be revised because these
elements do not extend to the full height of the building, as required by the design standards. Alternatively,
the applicant could request a use permit to modify the design standard. Under SB 330, staff will review
compliance with major and minor modulations upon determining that a complete development permit
application with all required materials has been submitted.
The Planning Commission may wish to comment whether the proposed major and minor modulation
treatments are acceptable with a use permit request, or if the modulations should be revised in future
submittals.
Ground floor exterior
The applicant has provided preliminary diagrams indicating compliance with the ground floor transparency
requirement. Staff believes the project generally would meet the ground floor exterior requirements but
would continue to work with the applicant to ensure compliance with the requirements once a complete
development application is submitted for review.
The portions of the façade that are dedicated to parking are exempt from the transparency requirement.
However, the parking garage screens limit the variation of the building façade and do not break up the long
expanses of wall associated with the parking garage. The Planning Commission may wish to consider
whether additional commercial space or residential ancillary space should be located along the paseo to
increase the functional advantage of having windows and transparent storefront in the area, and to promote
additional vibrancy and activity on the paseo.
Summary
Pursuant to SB 330 a detailed review of the design standards for a housing development project is deferred
until a complete development application is received. Because this study session is relative to the
preliminary application, that detailed review has not been completed. Staff will continue to evaluate the
proposed project to ensure compliance as more detailed plans are prepared and any modifications are
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made. The Planning Commission may wish to provide additional feedback on the proposed building design
and site layout before the project advances to the full submittal stage. The applicant’s project description
letter is included in Attachment B and describes the overall project proposal and design in more detail.
Green and sustainable building
In the R-MU-B zoning district, projects are required to meet the following green and sustainable building
regulations:
•
•
•
•
•
•
•

Meet 100 percent of its energy demand through any combination of on-site energy generation,
purchase of 100 percent renewable electricity, and/or purchase of certified renewable energy
credits;
Design to meet LEED (Leadership in Energy and Environmental Design) Gold BD+C;
Comply with the electric vehicle (EV) charger requirements adopted by the City Council in November
2018;
Incorporate bird-friendly design in the placement of the building and the use of exterior glazing;
Water use efficiency;
Placement of new buildings 24 inches above the Federal Emergency Management Agency (FEMA)
base flood elevation (BFE) to account for sea level rise; and
Waste management planning.

In addition to the Zoning Ordinance requirements, the following municipal code requirements also apply to
the proposed project:
• EV charging requirements; and
• Energy reach codes.
Details regarding how the proposed building would meet the green and sustainable building requirements
will be provided with the submittal of a complete development permit application, as required by SB 330.
Planning Commission considerations
The following comments/questions are suggested by staff to guide the Commission’s discussion, although
Commissioners should feel free to explore other topics of interest. Some of the topics listed below were
previously identified throughout the staff report.
•

Paseo and Publicly Accessible Open Space. Should building amenity spaces other than bicycle
storage be located adjacent to the paseo to promote additional active uses along the paseo? Does
the Planning Commission believe the general approach to the publicly accessible open space on the
site is acceptable? While the layout and design are preliminary, does the Commission have any
comments or feedback for the applicant team on the preliminary design and location of the open
spaces, considering the criteria outlined previously in the staff report?

•

Commercial Use. Does the Commission have a preference on the type of proposed commercial
uses that would go into the proposed non-residential space? Should additional commercial spaces
be located adjacent to the paseo to promote additional active uses along the paseo?

•

Community Amenity. Does the Planning Commission believe a proposed community amenity
which consists of a neighborhood serving retail space (general retail, eating establishment, personal
services, private recreation, and/or other commercial uses permitted in the R-MU-B zoning district)
would be generally acceptable? Does it serve the needs of the community and is the proposed
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location appropriate? Should other community amenities be considered such as additional
affordable housing?
•

Architectural Design and Materials. Is the contemporary architectural design of the proposed
building appropriate for a multi-family building? Does the Planning Commission believe the overall
proposal meets the intent of the ordinance, contains a cohesive design, provides visual interest, and
breaks up the massing?

•

Building Modulations. Are the proposed modulation treatments acceptable? Would the
Commission consider a use permit request to modify the design standards for the major and minor
modulation requirements?

•

Garage Screening. Is the type and extent of the proposed parking garage screening for the building
appropriate or does it require additional refinement to activate the building facades?

•

Density. Is the proposed density appropriate for the site? The proposal would utilize the bonus level
allowance for density, floor area ratio, and height in exchange for community amenities. Staff will be
evaluating the project for the appropriate value of community amenities to be provided in exchange
for the bonus level development. Does the Planning Commission believe that the proposed project is
generally appropriate for the site?

•

Overall Approach. Is the overall aesthetic approach for the project consistent with the Planning
Commission’s expectations for new development in the R-MU-B zoning district?

Correspondence
As of the writing of this report, staff has not received any correspondence regarding the project.
Impact on City Resources
The project sponsor is required to pay Planning, Building and Public Works permit fees, based on the City’s
Master Fee Schedule, to fully cover the cost of staff time spent on the review of the project.
Environmental Review
Study sessions do not require analysis under the California Environmental Quality Act (CEQA). With regard
to the overall project review and action, the terms of the 2017 settlement agreement with the City of East
Palo Alto require projects seeking bonus level development to complete an EIR, even a housing
development project. Subsequent to this study session, City staff will identify a consultant to complete the
environmental review and prepare an initial study and EIR for the proposed project. Depending on the initial
study, a focused EIR may be prepared only on the topics that warrant further analysis, but would include a
transportation and housing analysis at a minimum, per the terms of the settlement agreement. As currently
proposed, the Planning Commission would take the final action on the project entitlements, including the
EIR, after the completion of the environmental review and any revisions to the plans based on feedback
from the Planning Commission and Planning staff.
Public Notice
Public Notification was achieved by posting the agenda, with the agenda items being listed, at least 72
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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. Location Map
B. Project Description Letter
C. Project Plans
D. Community Amenities List:
https://www.menlopark.org/DocumentCenter/6360_Community-Amenities
Disclaimer
Attached are reduced versions of maps and diagrams submitted by the applicants. The accuracy of the
information in these drawings is the responsibility of the applicants, and verification of the accuracy by City
Staff is not always possible. The original full-scale maps, drawings and exhibits are available for public
viewing at the Community Development Department.
Exhibits to Be Provided at Meeting
None
Report prepared by:
Kaitie Meador, Senior Planner
Report reviewed by:
Corinna Sandmeier, Senior Planner
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ATTACHMENT B

March 6, 2020
Planning Commission
City of Menlo Park
701 Laurel Street
Menlo Park, CA 94025
Project Description Letter
Preliminary Application
Greystar Menlo Flats – 165 Jefferson Drive
Dear Menlo Park Planning Commission:
We are excited to present to you this proposal that would deliver 158 new housing units to the Bayfront Area. We had
recently completed the 146-unit multifamily apartment project at 3645 Haven Avenue, and we look forward to working
with you once again to help alleviate the housing and traffic crises in the area.
The proposed project, named “Menlo Flats,” is located in the M-2 Area of Menlo Park, north of Highway US 101 and east
of Marsh Road. The project site is a 1.38-acre single parcel located at 165 Jefferson Drive in the R-MU-B zoning district
within the ConnectMenlo General Plan. The project site currently contains a single-story office building approximately
24,300 square feet in size that would be demolished as part of the redevelopment.
The project proposes to construct a new midrise residential building with 158 dwelling units. The project will include 21
residential units to be affordable, and proposes to utilize the City’s Below Market Rate Housing Program, which allows
the project one additional unit for each BMR onsite unit and allows for increases in floor area by an amount that
corresponds to the increase in allowable density. The building would incorporate three-levels of above-grade podium
garage with five-levels of residential units above, and would include residential amenities, roof deck, and an outdoor
courtyard on the podium level. Additionally, the project proposal incorporates the portion of the pedestrian paseo
located on the project site, per the ConnectMenlo Plan, and a publicly accessible outdoor landscaped plaza with seating
and site furnishings. Finally, the project proposes 14,400 square feet of commercial space along the street-facing
frontage of Jefferson Drive at the base of the building.
Our team has taken advantage of the continued feedback received from Planning Commission and Staff on our Menlo
Uptown and Menlo Portal projects, both of which are located within the same zoning district. In particular, we have
considered massing, publicly accessible open space, and planning for a community amenity. We have preliminarily
identified the street-facing commercial space as a placeholder location to potentially contain the community benefit. A
particular use of this space has not yet been identified but could include retail, an eating establishment, personal
services, private recreation, and/or other commercial uses permitted in the R-MU-B zoning district. We intend to work
closely with the City and Menlo Park residents to determine both the character of this space and the ultimate
community benefit.
We understand that new construction projects of this size are subject to architectural control review, and as a result the
proposal as presented includes only preliminary design direction. We plan to work with Staff and Planning Commission
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to further refine the design of this project. Additionally, we intend to engage the community and our future neighbors
in order to thoughtfully gather, consider, and incorporate feedback.
We anticipate that the project will ultimately require:
• Environmental review to analyze potential environmental and traffic impacts of the project
• Use permit for bonus level development
• Architectural control to review the future design of the project and site improvements
• Below Market Rate (BMR) housing agreement to provide on-site BMR units, as well as the density bonus per
BMR Housing Program
• Zoning ordinance waivers for density, average height, residential gross floor area, open space, and parking to
accommodate the 20 BMR density bonus units
The project was originally submitted on December 18, 2019 for Planning Committee Study Session. We request closing
that Study Session case (PRE2019-00001), and formally submit this official Preliminary Application for this project.
We believe that the region is in great need of more housing, especially as regional employers continue to grow rapidly.
A jobs/housing imbalance has existed in recent years and is expected to continue into the future, causing further strain
on housing availability, increased rents, and traffic. We look forward to working with Planning Commission to deliver
this new proposed housing project to Menlo Park.
Sincerely,
Andrew Morcos
Senior Development Director
Greystar
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