AGENDA ITEM F-1

Community Development
STAFF REPORT
City Council
Meeting Date:
Staff Report Number:
Public Hearing:

10/27/2020
20-240-CC
Consider the Planning Commission’s
recommendation to approve the initial study and
mitigated negative declaration, architectural
control, use permit, vesting tentative map and
abandonment of Alto Lane, and consider the
Planning Commission and Housing Commission’s
recommendation to approve the below market rate
housing agreement, for the project at 201 – 211 El
Camino Real and 612 Cambridge Avenue

Recommendation
The Planning Commission, Housing Commission, and staff recommend that the City Council make the
necessary findings and take actions for approval of the project located at 201 – 211 El Camino Real and
612 Cambridge Avenue, as outlined in Attachment A. The specific entitlements and environmental review
components are as follows:
1. Initial study and mitigated negative declaration (hereafter referred to as the MND) to analyze the
potential environmental impacts of the proposed project, along with an associated mitigation,
monitoring and reporting program (Attachment B);
2. Architectural control for compliance with specific plan standards and guidelines, including
determination of a public benefit bonus to exceed the base level floor area ratio (FAR), density and
number of units, for a three-story, mixed-use development consisting of retail and restaurant uses on
the first floor and 12 residential units on the second and third floors, with a below-grade parking
structure, in the SP-ECR/D (El Camino Real/Downtown specific plan) zoning district (Attachment C);
3. Use permit to demolish an existing one-story, four-unit residential development and construct two
detached townhouses on a substandard lot with respect to lot width in the R-3 (Apartment) zoning
district, at 612 Cambridge Avenue (Attachment C);
4. Vesting tentative map to merge the existing SP-ECR/D lots, a portion of Alto Lane, and create a two-lot
subdivision for condominium purposes, with 12 residential units, one restaurant space and no more
than three retail spaces on one lot, and two townhouses on the second lot;
5. Abandonment of Alto Lane, adjacent to the 201 – 211 El Camino Real and 239 – 251 El Camino Real
properties (Attachment D); and
6. Below market rate (BMR) housing agreement for compliance with the City’s BMR Housing program
(Attachment E.)
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Policy Issues
The proposed project requires the City Council to consider the merits of the project, including project
consistency with the El Camino Real/Downtown specific plan and whether the proposed community
benefits justify a public benefit bonus. As part of the project review, the City Council will need to make
findings that adopt the initial study and mitigated negative declaration and a mitigation, monitoring and
reporting program. Additionally, the City Council will need to consider requests for architectural control, a
use permit, a vesting tentative map, and abandonment findings. Lastly, a resolution regarding the BMR
housing agreement for the project will need to be considered. The policy issues summarized here are
discussed in greater detail throughout the staff report.
Background
Site location
For purposes of this staff report, El Camino Real (California State Route 82) is considered to have a northsouth orientation, and all compass directions referenced will use this orientation. The project site is located
at the Northwest corner of El Camino Real and Cambridge Avenue, and is bounded by Cambridge Avenue
to the south and El Camino Real to the east. The project site consists of two legal parcels that are located
within the El Camino Real/Downtown Specific Plan area, zoned SP-ECR/D, a portion of Alto Lane to be
abandoned between these two parcels, and a third legal parcel that is located outside the specific plan
area and zoned R-3. A location map is provided as Attachment F. Table 1 summarizes the various areas
of land that comprise the subject property.
Table 1: Project parcels
Address (current
use/name)

Assessor
parcel number

Existing
zoning

Area name

Proposed
zoning

Area

201 – 211 El Camino Real

071-431-200

Lots 71/72

SP-ECR/D

SP-ECR/D

7,462 SF

Surface parking lot

071-413-370

Lot 70

SP-ECR/D

SP-ECR/D

7,909 SF

Alto Lane (alley)

--

Alto Lane

No Zoning

SP-ECR/D

1,931 SF*

Total SP-ECR/D square
footage

--

--

--

--

17,302 SF

612 Partridge Avenue

071-413-380

Lot 69

R-3

R-3

7,923 SF

Total site area

--

--

--

--

25,225 SF

* Alto Lane has a total area, between Cambridge and Partridge Avenues, of 2,431 square feet. Following the abandonment of
Alto Lane, 500 square feet would be annexed to the adjacent property to the north, 239 – 251 El Camino Real, and the
remaining 1,931 square feet would be annexed by the subject property.

The 201 – 211 El Camino Real property has a lot area of approximately 7,462 square feet, and is currently
developed with a one-story (six-unit) commercial building that is approximately 6,032 square feet in size.
Three of the commercial units are currently vacant, two of the units are occupied by non-medical offices,
and a restaurant occupies one unit. The SP-ECR/D parcel to the west of Alto Lane is currently used as a
private parking lot for the commercial building at 201 – 211 El Camino Real, with four spaces reserved for
the 612 Cambridge Avenue property through a parking agreement. The project site also includes an
approximately 7,923-square-foot parcel that is zoned R-3, with a one-story, four-unit residential building
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and a detached accessory building. Combined, the project site is 25,225 square feet, and the existing
buildings and site improvements would all be demolished as part of the proposed redevelopment of the
project site.
The R-3 parcel located at 612 Cambridge Avenue would remain a separate parcel while the two SPECR/D parcels would be merged, along with a portion of Alto Lane. The R-3 parcel, hereafter referred to
as 612 Cambridge Avenue, along with the merged parcels and portion of Alto Lane, hereafter referred to
as 201 El Camino Real, would adhere to the respective zoning district regulations (setbacks, floor area
ratio [FAR], etc.), although the proposed project would represent a unified proposal, with easements or
similar mechanisms used to link certain elements, such as parking and access. In addition to merging the
existing SP-ECR/D lots and abandoning a portion of Alto Lane, the vesting tentative map would create a
two-lot subdivision for condominium purposes, with 12 residential units, one restaurant space and no more
than three retail spaces on one lot at 201 El Camino Real, and two townhouses on the second lot at 612
Cambridge Avenue.
Previous commission review
On July 22, 2019, the Planning Commission held a study session to provide feedback on the initial project
proposal and the public benefit proposal. More details on the Planning Commission’s feedback and how
the comments have been addressed are summarized in the Planning Commission’s October 5, 2020 staff
report (Attachment G.)
On January 8, 2020, the Housing Commission considered a draft BMR housing agreement term sheet
associated with the proposed project. At that time, the applicant was proposing to address the BMR
requirement for 1.4 BMR units by providing two low-income rental units in the mixed-use building
(including the 0.6 units proposed as the public benefit.) The Housing Commission voted unanimously to
recommend approval (6-0-1, Commissioner McPherson absent) of the term sheet at this meeting.
On October 5, 2020, the Planning Commission unanimously recommended approval (4-0-1-2,
Commissioner Kennedy recused and Commissioners DeCardy and Tate absent) of the MND, architectural
control, use permit, vesting tentative map, and a revised BMR housing agreement to accommodate the
applicant’s updated proposal. In particular, the revised draft BMR housing agreement requires the two
BMR units to be set aside for low-income households, whether rental or for-sale, and includes tenant
protection measures, such as a right of first refusal and tenant relocation assistance, upon conversion to
for-sale condominiums. The Planning Commission also unanimously determined (4-0-1-2, Commissioner
Kennedy recused and Commissioners DeCardy and Tate absent) that the proposed public right-of-way
vacation of Alto Lane adjacent to a portion of the site is consistent with the general plan. One person
provided written and spoken comments at the Planning Commission meeting, expressing concern with the
removal of a heritage coast redwood tree along the Cambridge Avenue frontage (tree No. 1.) A second
written comment was read aloud related to the MND, from Caltrans District 4. This letter provided advisory
comments about stormwater management practices and encroachment permit requirements for any
proposed work occurring within Caltrans jurisdiction. The conditions of approval include requirements for
stormwater best management practices, a stormwater operations and management agreement, and an
encroachment permit for work in the El Camino Real right-of-way. The draft minutes of this meeting are
included as Attachment H.
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On October 7, 2020, the Housing Commission voted unanimously to recommend approval of the revised
draft BMR agreement to the City Council for the two on-site BMR units. The staff report for this Housing
Commission meeting is included as Attachment I. The applicant affirmed that the BMR units would be
located in units 3 and 5, which would be two comparably sized units relative to the mixed-use building’s
unit stock. In addition, staff clarified the process for granting the right of first refusal to the BMR tenants,
followed by choosing a low income tenant from the BMR ownership interest list, and then allowing the City
to purchase the two BMR units if there are no prospective buyers.
Analysis
The City Council will be the final decision-making body on the MND, architectural control, use permit,
vesting tentative map, BMR agreement, and abandonment of Alto Lane. The following sections discuss
the various aspects of the proposed project. More detailed analysis of the project attributes can be found
in the Planning Commission’s October 5 staff report (Attachment G.) A data table for the project is
provided in Attachment J, the project plans are provided in Attachment K, and the project description letter
is provided in Attachment L.
The applicant is proposing a bonus level project. Table 2 includes a breakdown of land uses by square
footage.
Table 2: Project breakdown
Component
Residential square footage (14 units)

Square feet

% of Overall project

20,929.3

72.5%

Restaurant use (one unit)

1,200.0

4.1%

Retail uses (up to three units)*

5,875.6

20.4%

841.6

3.0%

28,846.5

100.0%

Stair and common areas
Total

* Per the vesting tentative map, the applicant reserves the right to create between one and three retail units.

Restaurant and retail uses, along with residential units, are permitted uses in the El Camino Real mixed
use land use designation.
Design and materials
The specific plan includes a detailed set of design standards and guidelines. Compliance with the
standards and guidelines is evaluated in the standards and guidelines project compliance worksheet
(Attachment O.) The following discussion highlights topics addressed in the standards and guidelines
project compliance worksheet, and a more detailed discussion can be reviewed in the Planning
Commission’s October 5 staff report. As specified by the specific plan, the development would be required
to achieve LEED (Leadership in Energy and Environmental Design) silver certification (condition 7b.)
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Design program and concept
The project would be comprised of two components. The first component would be at the 201 El Camino
Real property and include a 25,282-square-foot, three-story mixed-use building over a two-level
underground garage with 59 parking spaces.
The ground floor of the mixed-use building would have 7,076 square feet of commercial use space
(restaurant and retail spaces), a residential lobby fronting Cambridge Avenue, a shared circulation area,
and some service spaces (e.g., a trash and recycling room.) The commercial spaces would include a
5,876-square-foot retail space that would front both El Camino Real and Cambridge Avenue and a 1,200square-foot restaurant space that would face the rear of the lot and the right side of the 612 Cambridge
Avenue property.
The upper two levels of the mixed-use building would have 12 residential units (six on each level and all
single story.) Six units would be one-bedroom and six would be two-bedroom units. The cumulative
residential floor area on all levels would be 17,365 square feet, exclusive of circulation space shared with
commercial uses.
The second project component would be at 612 Cambridge Avenue. The right property line of this 7,923square-foot property abuts 201 El Camino Real’s rear lot line. This property would have two free-standing
townhouses, one set behind the other, as seen from Cambridge Avenue, with a total of 3,564 square feet
of total gross floor area. The development on this parcel would adhere to the standard R-3 zoning district
requirements, with a 0.45 maximum FAR and a parcel-size-based limit of two dwelling units. The two
residences would be distinct visually, and would serve as a visual transition between the denser mixeduse building and the lower density, mostly one-story single-family residences along Cambridge Avenue.
Four parking spaces are required to serve the two townhouses, and be located in the underground garage
of 201 El Camino Real.
Architectural character, materials, and detailing
The mixed-use building’s architectural character would be inspired by Spanish revival, but with a
somewhat more modern treatment to some elements. Roofline color and form differences would be used
to the west side of the building break to make the structure look less like one large building. Overall, the
proposal would be responsive to requirements of the specific plan and result in a building that would be
well-scaled for a structure transitioning between the El Camino Real arterial and the residential Allied Arts
neighborhood that adjoins it. The forms, roof edges, windows, balconies, and other details would support
the Spanish revival style of the buildings and would have some modern treatments that appear cohesively
blended with stylistic detailing. All sides of the buildings have been given a design treatment, so there
would not be blank walls or other unsightly conditions. The building materials would be high quality with
appropriate finishes and a careful use of color.
Additionally, the parking garage would be underground, and the car entry point would be as far back on
Cambridge Avenue as possible, to accommodate the preservation of the adjacent heritage redwood tree.
The storefronts and wall architecture at the street level would establish a pleasant pedestrian experience.
The open space areas have been integrated into the project as useful outdoor space and the landscaping
adds to both the site usage and building walls (e.g., with the green-screen wall treatment.)
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Parking and circulation
Vehicular
The two-level underground garage on the 201 El Camino Real site would provide all of the required offstreet parking for the linked development. As part of the covenants, conditions, and restrictions
(CC&Rs) for the proposed project, easements or similar mechanisms, such as agreements with posted
signage, would ensure that the residents of 612 Cambridge Avenue would retain rights for parking and
access, even if the properties are subsequently sold. Covered parking and associated circulation
(elevators/stairs) is exempt from the FAR calculations.
The garage would be accessed by a single driveway near the center of the overall project site. The
development would provide parking at the following minimum ratios, as required by the specific plan and
the zoning ordinance, and as shown in Table 3:
Table 3: Parking
201 El Camino Real
Residential
Retail
Restaurant

1.85 spaces per unit (23)
4.0 spaces per 1,000 square feet of
gross floor area (24)
6.0 spaces per 1,000 square feet of
gross floor area (8)

612 Cambridge Avenue
2 spaces per unit (4)
n/a
n/a

A total of 59 parking spaces would be provided in the underground garage, with a total of 10 electric
vehicle charging stations for the project.
Bicycle
The project would provide required bicycle parking for the 201 El Camino Real uses, in both short-term
and long-term configurations. The 612 Cambridge Avenue parcel does not have any bicycle parking
requirements. Short-term bicycle parking would be provided via racks in two locations: 14 spaces would
be provided in the landscaped walkway on the 612 Cambridge Avenue property, near Cambridge Avenue,
and six spaces would be provided along the right side of the mixed-use building, closer to the proposed
restaurant space. Long-term bicycle parking, comprising 18 lockers, would be located in the lower garage
level.
Pedestrian
For the 201 El Camino Real property, the specific plan specifies that the El Camino Real sidewalk should
have a 12-foot total width, made up of a four-foot furnishings zone and an eight-foot clear walking zone.
As shown on the site plan and landscape plan, trees and bicycle racks would be located in the improved
furnishings zone, and a minimum of eight feet (and up to 12 feet, at times) of unobstructed sidewalk width
would be provided on the interior side of the furnishings zone. The project also includes a 12-foot sidewalk
along the Cambridge Avenue frontage. Additionally, as shown in the proposed site plan, the applicant is
proposing a raised crosswalk extending across Cambridge Avenue and providing an ADA-compliant
(Americans with Disabilities Act) crosswalk.
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Open space, trees and landscaping
The 201 El Camino Real portion of the project would exceed the ECR SW minimum open space
requirement of 30 percent of the lot, with 47 percent proposed. Most of the open space would be common
space at ground level, generally wrapping around the perimeter of the mixed-use building, along with
various landscaped and walkway areas. Private residential balconies for each of the 12 units within the
mixed-use building would also count toward this requirement, as they would provide usable open space.
The 612 Cambridge Avenue portion of the project would likewise exceed the R-3 requirement of 45
percent landscaping, with 72 percent proposed. This parcel’s open space would benefit from the
landscaped walkway, which is a public service easement (PSE) that would preserve more open space
along the right side of the property. The two units at 612 Cambridge Avenue would each have ground level
private patio and yard space as well.
As part of the project, two on-site heritage trees and three non-heritage trees would be removed, including
two street trees located on the existing sidewalk of El Camino Real. Although in good health, the removal
of tree #1 (redwood tree) along Cambridge Avenue allows the footprint of the proposed underground
parking garage. However, the applicant has worked with the city arborist to preserve another heritage
coast redwood tree, tree No. 2, which requires a rerouting of the parking garage driveway around the tree
and its root system. The second heritage redwood tree (tree #5) proposed for removal is located near the
center of project site. The city arborist approved the heritage tree removal permits for the removal of the
two redwood heritage trees. A 15-day appeal period lasted from June 25, 2020 to July 10, 2020, and no
appeals were filed.
The project plans include a landscape plan, which shows several new street trees along the El Camino
Real and Cambridge Avenue frontages. In particular, two Columbia sycamore street trees would be
planted along El Camino Real and seven Chinese pistache street trees would be planted along Cambridge
Avenue. In addition, several trees would be planted along both sides of the 612 Cambridge Avenue
property to complement the remaining trees, for added privacy, in addition to landscaping along the public
walkway. Many of the existing trees would remain and enhance the aesthetic features and overall
landscaping quality for the site, in addition to providing privacy screening throughout the site. Additional
landscaping would also be added around the perimeter of the mixed-use building. All new on-site trees
would be a minimum 24-inch box size, and the new street trees would be a 36-inch box size. All
landscaping on the site would be required to meet the City’s water-efficient landscaping requirements. All
existing trees would be protected by implementing measures identified in the arborist report (Attachment
P) for the project.
Public benefit bonus
The specific plan establishes two tiers of development:
• Base: Intended to inherently address community goals, such as: encourage redevelopment of
underutilized parcels, activate train station area and increase transit use, and enhance downtown
vibrancy and retail sales.
• Public benefit bonus: Absolute maximums subject to provision of a negotiated public benefit. In
particular, a public study session is required prior to a full application, and has to be informed by
appropriate fiscal/economic analysis.
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Past public benefit bonus approvals include the hotel conversion project at 555 Glenwood Avenue, the
office project at 1010-1026 Alma Street, the Park James hotel at 1400 El Camino Real, and the mixed-use
Station 1300 project with office, residential, and community-serving uses.
The proposed development at the 201 El Camino Real property would be at 1.46 FAR at the public benefit
bonus level, and would exceed the base level density/intensity standards of 1.10 FAR. Table 5 provides
information of the maximum FAR and density at the base and bonus levels, as compared with the
proposed project.
Table 5: Base and bonus development potential

Maximum FAR
Maximum density

Base level

Proposed project

Bonus level

19,032.2 SF (1.1 FAR)

25,282.5 SF (1.46 FAR)

25,953.0 SF (1.5 FAR)

25 du/ac

31 du/ac

40 du/ac

The applicant is proposing to provide two full BMR housing units, with 0.6 of those units representing the
public benefit, as only 1.4 BMR units are required based on current BMR regulations.
A public benefit analysis (Attachment M) was prepared for the Planning Commission’s July 2019 study
session. The analysis evaluates different scenarios at the base and bonus level, and identified that
development at the base level was generally infeasible. Depending on the bonus level scenarios, the
increase in residual project value attributable to the public benefit ranges from approximately $868,000 for
to $1.7 million. The proforma analysis indicates that none of the development scenarios evaluated as part
of this analysis provide significant excess developer profit to support additional community benefits
contributions beyond the fractional BMR unit that the project applicant has proposed.
Staff believes the public benefit proposal to provide the additional 0.6 BMR units would help address the
Commission’s stated desire to see more affordable housing in this area. The Specific Plan lists “affordable
residential units” as one potential public benefit. Further, the applicant is ensuring in the BMR Housing
Agreement that when the BMR units transition from rental to for-sale, the for-sale units would remain
reserved for low income households, which is more restrictive than the City’s BMR guidelines
requirements.
With the change in the BMR housing agreement to accommodate a change from rental to for-sale
condominiums, along with the sale of the BMR units to low-income households, the public benefit of 0.6
BMR units was again analyzed in September 2020 (Attachment N.) It was determined that these changes,
along with the changes in land use, would not materially affect the findings from the earlier study. This
memo does clarify, however, that it does not account for such changes as rental rates, sales prices, or
construction costs that may have occurred since the 2019 analysis.
Abandonment of Alto Lane
The applicant is also requesting that the City abandon the Alto Lane public right-of-way adjacent to the
201 – 211 El Camino Real property, and neighboring 239 – 251 El Camino Real property (site of the
former Oasis restaurant) to accommodate the proposed mixed use development. Alto Lane is a public
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right-of-way that runs parallel to El Camino Real along certain blocks between Middle Avenue and Creek
Drive. This particular portion of Alto Lane is approximately 2,431 square feet, is not a through street and
ends midblock, where it currently terminates facing the parking lot for the 239 – 251 El Camino Real
property. The City’s public street easement for Alto Lane was acquired through dedication of an easement
during the Stanford Park subdivision in 1913. The City does not own Alto Lane in fee, and the City did not
pay to acquire the easement. The underlying property owner retains title, subject to the public right-of-way
easement. Streets and Highways Code Section 8351 provides that where the city owns only an easement,
which is the case with Alto Lane, upon vacation, title to the property is free from the easement. The City
Council approved a similar abandonment of a portion of Alto Lane between College Avenue and Partridge
Avenue in 2013 as part of the 389 El Camino Real residential project. There is no prospective use for the
easement given the proposed project intends to relocate utilities and establish a new PSE.
A new PSE would be dedicated within the project site to accommodate public utilities and public access.
The applicant will be relocating the existing public utilities on Alto Lane, which include the following:
• A stormwater line,
• A Calwater water line, and
• A West Bay Sanitation District sewer line.
The utility companies have no objection to the Alto Lane abandonment as long as their utilities are
relocated to the new PSE. All existing utilities on Alto Lane will be relocated to the new PSE as part of the
development of the 201 El Camino Real project, at the applicant’s expense. The owner of the adjacent
239 – 251 El Camino Real property does not object to the proposed abandonment and that small part of
Alto Lane adjacent to 239 – 251 El Camino Real would also become free of the public right-of-way
easement.
Abandonment procedure
The applicable abandonment procedure is a three-step process that first requires that the City Council
adopt a Resolution of Intent to abandon the public right-of-way and easements. At the Sept. 22, 2020 City
Council meeting, the City Council adopted a resolution to initiate the abandonment process. As stated
earlier, at its October 5, 2020 meeting, the Planning Commission made a determination that the proposed
abandonment would be compatible with the general plan. The City Council’s final action is to review and
decide whether to adopt the proposed resolution to abandon a portion of Alto Lane (Attachment D.) This
resolution states that, prior to the abandonment of Alto Lane, all existing utilities would be required to be
relocated, explicitly requiring a new public service easement on site to maintain all utilities displaced by the
abandonment.
Vesting tentative map
The applicant is requesting approval of a vesting tentative map for a major subdivision to merge the two
existing SP-ECR/D lots, abandon a portion of Alto Lane, and create a two-lot subdivision for condominium
purposes, with 12 residential units, one restaurant space and no more than three retail spaces on one lot,
and two townhouses on the second lot. The 201 El Camino Real parcel, portion of Alto Lane, and the
associated parking lot would be merged so that the proposed improvements would not cross any property
lines. The potential condominium subdivision would allow the individual residential units to be bought or
sold independently. A lot line adjustment between the subject property and the adjacent property at 239251 El Camino Real would also occur, but there would be no change in overall square footage.
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State law outlines factors that the City Council may consider in reviewing the request for subdivisions like
this vesting tentative map. Specifically, there are five factors for the City Council to consider.
The first consideration is whether the proposed vesting tentative map is in conformance with the City’s
general plan. The general plan land use designation for the subject property is split between the El
Camino Real/Downtown specific plan for the 201 El Camino Real property and medium density residential
(RM) for the 612 Cambridge Avenue property. The proposed subdivision would comply with the zoning
ordinance and subdivision ordinance and would not conflict with general plan goals and policies, including,
but not limited to the following:
• Promote residential uses in mixed-use arrangements and the clustering of compatible uses such as
employment centers, shopping areas, open space and parks, within easy walking and bicycling
distance of each other and transit stops (Policy LU-2.9.)
• Retain and enhance existing and encourage new neighborhood-serving commercial uses, particularly
retail services, to create vibrant commercial corridors (Goal LU-3.)
• Encourage development of a range of housing types in the El Camino Real/Downtown specific plan
area, consistent with the specific plan’s standards and guidelines, and the areas near/around the
specific plan area (Policy LU-5.2.)
The second factor to consider is whether the site of the subdivision is physically suitable for the proposed
type or density of the development. The proposed subdivision would meet all applicable regulations of the
subdivision ordinance as well as all development regulations pertaining to the plan and R-3 district within
the zoning ordinance.
The third and fourth factors are concerned with whether the design of the subdivision or proposed
improvements is likely to cause substantial environmental damage or serious public health problems. The
proposed subdivision is located within a fully developed neighborhood and all necessary utilities are
readily available. In addition, the development of the properties would need to adhere to specific
conditions of the engineering division, all applicable building codes, and requirements of other agencies
such as the Sanitary District, Menlo Park Fire Protection District, and other utility companies. Adherence to
the recommended conditions of approval and all applicable codes would eliminate substantial or serious
environmental or public health impacts. Lastly, the project would be required to complete the mitigation
measures provided in the mitigation, monitoring, and reporting program (MMRP), and these measures
would minimize all potential environmental impacts to a less-than-significant level.
The final factor to consider is whether the proposed vesting tentative map would conflict with any public
access easements. The project is required to provide a PSE to contain all utilities for the proposed
development, prior to final map approval and per condition 7h(iii) of Attachment C.
Staff has reviewed the vesting tentative map and has found the map to be in compliance with State and
City regulations subject to the conditions outlined in Attachment A. All standard and project specific
conditions of approval would need to be complied with prior to recordation of the final map. The applicant
would need to apply for the final map within two years of the approval date of the vesting tentative map. In
order to deny the proposed subdivision, the City Council would need to make specific findings that would
identify conditions or requirements of the State law or the City’s ordinance that have not been satisfied.
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Below market rate (BMR) housing
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 include five or more residential units.
To comply with the City’s BMR requirement, the applicant is proposing 1.4 BMR units on site or 10 percent
of the total number of units. When a requirement involves fractional units, the payment of the in-lieu fee for
that portion of the requirement may be appropriate. The applicant has proposed to provide two BMR units
on site, instead of one unit and the payment of the in-lieu fee for the fractional units. Both of these units
are proposed to be low income, which would be for households earning up to 80 percent of the area
median income (AMI.) The BMR guidelines require rental units to be affordable to low-income households
but allows for-sale units to be affordable to moderate-income households. The applicant is proposing that
the two units be affordable to low-income households whether rented or sold. The applicant is seeking to
have the additional 0.6 BMR units above the 1.4 required units be counted as their public benefit.
The 14 residential units would initially be rented, with an option to convert the project to a for-sale
condominium development at some point in the future. In the event of the conversion from rental to forsale residential units, the BMR housing agreement (Attachment Q) states that the two BMR units would
remain reserved for low income households to purchase. The BMR housing agreement also provides for a
right of first refusal for the low-income rental tenants and relocation assistance. The Planning Commission
and Housing Commission both recommended approval of the BMR housing agreement to include a
provision for rental and for-sale scenarios for the two BMR units at their October 5, 2020 and October 7,
2020 meetings, respectively.
Correspondence
As of the preparation of this staff report, staff has received one letter of correspondence (Attachment R)
since the most recent Planning Commission meeting. This letter seeks to appeal the Planning
Commission recommendations from the October 5 meeting, specifically expressing concerns with the
proposed removal of a heritage coast redwood tree (tree No. 1.) It is not possible to appeal Planning
Commission recommendations, but this comment can be reviewed as part of the City Council’s
deliberation on the item. In particular, the comment letter requests that the building footprint be reduced or
shifted away from the tree by 16 inches, to potentially allow for the preservation of tree No. 1.
Conclusion
Staff believes that the proposal would produce a visually refined architectural style, with Spanish/Monterey
facades that feature a modern connection. Material variation and landscaping would supplement the
development of the forms. Underground parking would have a positive impact on the overall character of
the site development. The abandonment of Alto Lane provides the site with flexibility to create a cohesive
project. The proposal would adhere to the extensive standards and guidelines established by the specific
plan, as verified in detail in the standards and guidelines compliance worksheet (Attachment O.)
Vehicular and bicycle parking requirements would be met, and the development would also provide a
positive pedestrian experience. New trees and landscaping would be planted throughout the site, and the
open space for both parcels would exceed the minimum standards. The provision of two BMR units, as
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low income through the rental and for-sale phases of the project, would exceed the minimum BMR
requirements, and staff believes this would be a public benefit. Staff and the Housing and Planning
Commissions recommend that the City Council approve the project per the conditions outlined in
Attachment A.
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. In addition, the
proposed development would be subject to payment of transportation impact fee (TIF), the recreation inlieu fee, building construction street impact fee, and the specific plan preparation fee.
Environmental Review
An initial study and mitigated negative declaration, collectively referred to as the MND, have been
prepared and circulated for public review in compliance with the California Environmental Quality Act
(CEQA.) The public review period began on September 3, 2020 and ended on October 2, 2020. The MND
is included as Attachment S. As stated in the correspondence section, one question pertaining to the MND
was received from Caltrans District 4, along with one additional comment regarding a matter of
clarification, and staff addressed the matter.
The MND analyzes the potential environmental impacts of the project across a wide range of impact
areas. In general, the MND determines that the development on the 201 El Camino Real property (which
is entirely zoned within the El Camino Real/Downtown specific plan) is consistent with the program
environmental impact report (EIR) that was prepared for the specific plan and the program EIR for the
general plan update, and that the development on 612 Cambridge Avenue (which is in the R-3 zoning
district) represents a minimal change since the removal of the four onsite units would result in two
residential units that would comply with all R-3 zoning regulations. Additionally, the project would yield 10
net new residential units across the two properties as a whole.
Relevant mitigation measures from the specific plan environmental impact report (SP EIR) and general
plan environmental impact report (GP EIR) have been applied and would be adopted as part of the
MMRP, which is to be included with the project’s discretionary actions (Attachment B.) Full compliance
with the MMRP would be ensured through the conditions of approval. Mitigations include constructionrelated best practices regarding air quality and noise, air filtration for the residential units, payment of
transportation impact-related fees (condition 7i(i)), protection of biological and archeological resources,
preparation of a Phase I site assessment and implementation of a transportation demand management
(TDM) program. The MMRP also includes two fully completed mitigation measures relating to cultural
resources. For SP EIR Mitigation Measure CUL-1: due to the age of the structures being greater than 50
years, a historic resource evaluation was conducted by a qualified architectural historian and concluded
that the structures located at 201 El Camino Real and 612 Cambridge Avenue are not historic resources.
For SP EIR Mitigation Measure CUL-2a: a cultural resources study was performed by a qualified
archaeologist/cultural resources professional and it determined that the proposed project would have no
impact on cultural resources. All studies and documents are available for review upon request. No new
significant impacts have been identified for the proposed project.
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Specific plan maximum allowable development
Per Section G.3, the specific plan establishes the maximum allowable net new development as follows:
Residential uses: 680 units; and
Non-residential uses, including retail, office and hotel: 474,000 square feet.
These totals are intended to reflect likely development throughout the specific plan area. As noted in the
Plan, development in excess of these thresholds would require amending the specific plan and conducting
additional environmental review.
If the project is approved and implemented, the specific plan maximum allowable development would be
revised to account for the net changes on the 201 El Camino Real parcel as follows in Table 6:
Table 6: Specific plan maximum allowable development
Dwelling
units

Commercial square
footage

Existing

0

6,000 sf

Proposed

12

7,076 sf

Net change

12

+1,076 sf

% of maximum allowable development

1.8%

0.2%

Available units and commercial SF in SP if project is approved

171

63,050 sf

Available units and commercial SF in SP if all pending projects in
SP are approved

162

51,245 sf

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. For the
abandonment of Alto Lane, public works staff posted three conspicuous notices no more than 300 feet
from a minimum of three locations. An affidavit of posting was filed with the city clerk by the engineering
division following the posting. For the heritage tree removal permit, the city arborist also posted a
conspicuous notice on site and provided notification by mail of owners and occupants within a 300-foot
radius of the subject property.
Attachments
A. Recommended actions
B. Draft Resolution No. 6594 adopting findings required by the California Environmental Quality Act, a
mitigation, monitoring, and reporting program, and the initial study and mitigated negative declaration
C. Draft Resolution No. 6595 approving the findings and conditions for architectural control, use permit,
and vesting tentative map
D. Draft Resolution No. 6596 approving the abandonment of Alto Lane
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E. Draft Resolution No. 6597 approving the BMR agreement
F. Location map
G. Hyperlink: Planning Commission Staff Report, October 5, 2020 –
https://www.menlopark.org/DocumentCenter/View/22385
H. Planning Commission excerpt minutes, October 5, 2020
I. Hyperlink: Housing Commission Staff Report, October 7, 2020 –
https://www.menlopark.org/DocumentCenter/View/26280/D3-20-006-HC---201-ECR---Staff-Report
J. Data table
K. Project plans
L. Project description letter
M. Analysis of proposed public benefit for July 2019
N. Public benefit analysis memo for September 2020
O. Specific plan standards and guidelines compliance worksheet
P. Arborist report
Q. Draft BMR housing agreement
R. Correspondence
S. Hyperlink: 201 El Camino Real and 612 Cambridge Avenue initial study and mitigated negative
declaration – https://menlopark.org/DocumentCenter/View/26064
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:
Matt Pruter, Associate Planner
Report reviewed by:
Deanna Chow, Assistant Community Development Director
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Attachment A
Recommended Actions
201-211 El Camino Real and 612 Cambridge Avenue Project
Environmental Review
1. Adopt a Resolution of the City Council of the City of Menlo Park Adopting Findings
Required by the California Environmental Quality Act, the Initial Study and Mitigated
Negative Declaration and the Mitigation, Monitoring, and Reporting Program for the
Project Located at 201-211 El Camino Real and 612 Cambridge Avenue
(Attachment B).
Architectural Control, Use Permit, Vesting Tentative Map, and Abandonment of Alto
Lane
2. Adopt a Resolution of the City Council of the City of Menlo Park Approving Findings
and Conditions for the Architectural Control, a Use Permit, and a Vesting Tentative
Map for the Project Located at 201-211 El Camino Real and 612 Cambridge Avenue
(Attachment C).
3. Adopt a Resolution of the City Council of the City of Menlo Park Ordering the
Vacation and Abandonment of Alto Lane, Public Right-Of-Way Adjacent to the
Property at 201-211 El Camino Real and 239-251 El Camino Real (Attachment D).
Below Market Rate (BMR) Housing Agreement
4. Adopt a Resolution of the City Council of the City of Menlo Park Approving the
Below Market Rate Housing Agreement and Declaration of Restrictive Covenants
between the City of Menlo Park and HuHan Two, LLC for the Project Located at
201-211 El Camino Real and 612 Cambridge Avenue (Attachment E).
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ATTACHMENT B
DRAFT – RESOLUTION NO. 6593
RESOLUTION OF THE CITY COUNCIL OF THE CITY OF MENLO PARK
ADOPTING FINDINGS REQUIRED BY THE CALIFORNIA ENVIRONMENTAL
QUALITY ACT, THE INITIAL STUDY AND MITIGATED NEGATIVE
DECLARATION AND A MITIGATION MONITORING AND REPORTING
PROGRAM FOR THE PROJECT LOCATED AT 201-211 EL CAMINO REAL AND
612 CAMBRIDGE AVENUE
WHEREAS, HuHan Two, LLC (“Applicant”) submitted an application to construct a project of
approximately 28,847 square feet (sf) of mixed uses within three buildings (the “Project”) in the
City of Menlo Park (“City”); and
WHEREAS, the City released an Initial Study and Mitigated Negative Declaration for the Project
on September 3, 2020 for a 30-day public review period, which ended on October 2, 2020; and
WHEREAS, the California Environmental Quality Act (“CEQA”, Pub. 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 mitigation
measures; and
WHEREAS, all required public notices and public hearings were duly given and held according to
law; and
WHEREAS, a duly and properly noticed public hearing was held before the City Planning
Commission on October 5, 2020; and
WHEREAS, the City Planning Commission having fully reviewed, considered and evaluated all
the testimony and evidence submitted in this matter, voted affirmatively to recommend to the City
Council to make the findings and take the actions required by CEQA with respect to the Initial
Study and Mitigated Negative Declaration and the Mitigation, Monitoring, and Reporting Program;
and
WHEREAS, the City Council having fully reviewed, considered and evaluated all the testimony
and evidence submitted in this matter, voted affirmatively to make the findings and take the
actions required by CEQA with respect to the Initial Study and Mitigated Negative Declaration and
the Mitigation Monitoring and Reporting Program; and
NOW, THEREFORE, BE IT RESOLVED that the City Council of the City of Menlo Park hereby
makes the following findings and takes the following actions with respect to the Initial Study and
Mitigated Negative Declaration and the Mitigation, Monitoring, and Reporting Program prepared
for the Project:
I.

INTRODUCTION

The Project site consists of adjacent properties located at 201-211 El Camino Real, 612
Cambridge Avenue and a portion of Alto Lane. The property located at 201-211 El Camino Real
is located in the El Camino Real/Downtown Specific Plan (Specific Plan) area and is zoned within
the Specific Plan as ECR-SW (El Camino Real South West). The property located at 612
Cambridge Avenue is not located in the Specific Plan area; it is located in the R-3 (Apartment
District) zoning district.
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The Project would demolish an existing one-story commercial building, and a four-unit, one-story
residential building, and construct a new, approximately 25,283-square-foot, three-story, 38-foot
tall, mixed-use development over two levels of subterranean parking on 201-211 El Camino Real
and two detached townhouses on 612 Cambridge Avenue. The mixed-use building would include
12 residential units (totaling approximately 17,951 square feet, including allocated common area),
two of which would be below market rate (BMR) units. The two detached townhouses would total
approximately 3,564 square feet and would be market rate. The ground level of the mixed-use
building would be developed with approximately 7,331 square feet of space dedicated to
accommodating a mix of restaurant and retail uses and a small residential lobby. A total of 59
parking spaces, including mechanical lift parking, would be provided in the two-level subterranean
parking garage, accessible from Cambridge Avenue, which would satisfy the City’s parking
requirement.
To accommodate the Project, the Applicant is requesting abandonment of Alto Lane, the public
right-of-way that currently serves as an alley that separates the two parcels comprising 201-211
El Camino Real and which dead ends into the property to the north, 239-251 El Camino Real.
The parcels would be merged so that the proposed improvements would not cross any property
lines
The Project requires the following City approvals:
•
Environmental Review. Adoption of the environmental review and mitigation monitoring
and reporting program (MMRP) included in the Initial Study and Mitigated Negative Declaration
(Exhibit A).
•
Approval of the Public Benefit Bonus. Approval of the proposed public benefits as
sufficient for development at the Public Benefit Bonus level.
•
Architectural Control Review. Design review for compliance with Specific Plan standards
and guidelines.
•
Use Permit. Approval of a conditional use permit to demolish an existing one-story, fourunit residential development and construct two detached townhouses on a substandard lot with
respect to lot width located in the R-3 (Apartment) zoning district, at 612 Cambridge Avenue.
•
Below Market Rate Housing Agreement. Approval of a Below Market Rate Housing
Agreement in compliance with the City’s Below Market Rate Housing Program, as outlined in
Chapter 16.96 of the Municipal Code.
•
Vesting Tentative Map. Approval of a vesting tentative map to merge existing SP-ECR/D
lots, abandon a portion of Alto Lane, and create a two-lot subdivision for condominium purposes,
with 12 residential units, one restaurant and no more than three retail spaces on one lot, and two
townhouses on the second lot.
II.

FINDINGS AND ADOPTION

The Initial Study and Mitigated Negative Declaration (IS/MND) was prepared based on substantial
evidence analyzing the potential environmental impacts of the Project.
The IS/MND was made available for public and agency review on September 3, 2020. Copies of
the Notice of Availability (NOA) of the IS/MND were mailed to public agencies (including the State
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Clearinghouse (SCH #2020090058)), organizations, and individuals likely to be interested in the
Project and its potential impacts. In addition, an electronic copy of the IS/MND was distributed to
the State Clearinghouse. Copies of the IS/MND were made available upon request, and on the
City’s website.
The CEQA-mandated 30-day public comment period for the IS/MND ended on October 2, 2020.
All comments on the IS/MND concerning environmental issues received during the public
comment period were evaluated. None of the comments received resulted in substantive
modifications to the IS/MND; however, staff identified and made a clerical correction to the
IS/MND to include the use permit in the list of entitlements necessary for the Project.
A duly and properly noticed public hearing was scheduled before the Planning Commission of the
City of Menlo Park October 5, 2020, and all persons interested and expressing a desire to
comment were heard. The Planning Commission, having fully reviewed, considered and
evaluated all the testimony and evidence submitted, voted affirmatively to recommend to the City
Council to find that the IS/MND was prepared in compliance with CEQA, there is no substantial
evidence that the Project will have a significant effect on the environment and that the IS/MND
reflects the City’s independent judgement and analysis. The Planning Commission further
recommended that the City Council make the findings as required by CEQA and adopt the
IS/MND and the Mitigation Monitoring and Reporting Program.
A duly and properly noticed public hearing was scheduled before the City Council of the City of
Menlo Park on October 27, 2020, and all persons interested and expressing a desire to comment
were heard. The City Council having fully reviewed, considered and evaluated all the testimony
and evidence submitted, voted affirmatively to make the following findings: The IS/MND was
prepared in compliance with CEQA. There is no substantial evidence that the Project will have a
significant effect on the environment. The IS/MND reflects the City’s independent judgement and
analysis.
The City Council adopts the IS/MND and the Mitigation Monitoring and Reporting Program for the
Project. The MMRP is expressly incorporated into the Project.
III.

RECORD OF PROCEEDINGS AND CUSTODIAN OF RECORD

For purposes of CEQA and this Resolution, the record of proceedings consists of the following
documents and testimony:
(a) All comments submitted by agencies or members of the public during the public comment
period on the IS/MND;
(b) The IS/MND for the Project, including comments received, responses to those comments, the
technical appendices, and technical materials cited in the document, as well as all comments and
staff responses entered into the record orally or in writing between September 3, 2020 and
October 2, 2020;
(c) The Mitigation Monitoring and Reporting Program for the Project;
(d) All reports, studies, memoranda, maps, staff reports, or other planning documents related to
the Project prepared by the City, or consultants to the City with respect to the City’s compliance
with the requirements of CEQA and with respect to the City’s action on the Project;
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(e) All documents submitted to the City (including the Planning Commission and City Council) by
other public agencies or members of the public in connection with the Project, up through the
close of the public hearing on October 27, 2020;
(h) Any minutes and/or verbatim transcripts of all information sessions, public meetings, and
public hearings held by the City in connection with the Project;
(i) All matters of common knowledge to the Commission and Council, including, but not limited to:
(i) The Menlo Park General Plan and other applicable policies;
(ii) The Menlo Park Zoning Ordinance and other applicable ordinances;
(iii) Information regarding the City’s fiscal status; and
(iv) Applicable City policies and regulations; and
(j) Any other materials required for the record of proceedings by Public Resources Code Section
21167.6(e).
The documents described above comprising the record of proceedings are located in the
Community Development Department, City of Menlo Park, 701 Laurel Street, Menlo Park, CA
94025. Electronic copies of these documents are available at the following website:
https://menlopark.org/1383/201-El-Camino-Real. The custodian of these documents is the
Community Development Director or his/her designee.
IV.

SEVERABILITY

If any term, provision, or portion of this Resolution or the application thereof to a particular situation
is held by a court to be invalid, void or unenforceable, the remaining provisions of this Resolution,
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, Judi A. Herren, City Clerk of Menlo Park, do hereby certify that the above and foregoing City
Council Resolution was duly and regularly passed and adopted at a meeting by said City Council
on the twenty-seventh day of October, 2020, by the following votes:
AYES:
NOES:
ABSENT:
ABSTAIN:
IN WITNESS WHEREOF, I have hereunto set my hand and affixed the Official Seal of said City
on this twenty-seventh day of October, 2020.

Judi A. Herren, City Clerk
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EXHIBIT A

Mitigation Monitoring and Reporting Program
Action
Timing
Implementing Party
Monitoring Party
AIR QUALITY
IMPACT BEING ADDRESSED: Specific Plan EIR Impact AIR-1: Implementation of the Specific Plan would result in increased long-term emissions of criteria pollutants
associated with construction activities that could contribute substantially to an air quality violation. (Significant)
Mitigation Measure

Measures shown on
Project sponsor(s) and PW/CDD
plans, construction
contractor(s)
documents and ongoing during demolition,
excavation and
construction.

Mitigation Measure AIR-1a: During construction of individual
projects under the Specific Plan, project applicants shall require
the construction contractor(s) to implement the following
measures required as part of Bay Area Air Quality Management
District’s (BAAQMD) basic dust control procedures required for
construction sites. For projects for which construction emissions
exceed one or more of the applicable BAAQMD thresholds,
additional measures shall be required as indicated in the list
following the Basic Controls.
Basic Controls that Apply to All Construction Sites
Exposed surfaces shall be watered twice
1. All exposed surfaces (e.g., parking areas, staging areas, soil
piles, graded areas, and unpaved access roads) shall be watered daily.
two times per day.
2. All haul trucks transporting soil, sand, or other loose material
off-site shall be covered.
3. All visible mud or dirt track-out onto adjacent public roads shall
be removed using wet power vacuum street sweepers at least
once per day. The use of dry power sweeping is prohibited.

Trucks carrying demolition debris shall be
covered.
Dirt carried from construction areas shall be
cleaned daily.

4. All vehicle speeds on unpaved roads shall be limited to 15
mph.
5. All roadways, driveways, and sidewalks to be paved shall be
completed as soon as possible. Building pads shall be laid as
soon as possible after grading unless seeding or soil binders are
used.
6. Idling times shall be minimized either by shutting equipment off
when not in use or reducing the maximum idling time to 5
minutes (as required by the California airborne toxics control
measure Title 13, Section 2485 of California Code of Regulations
[CCR]). Clear signage shall be provided for construction workers
at all access points.

Speed limit on unpaved roads shall be 15
mph.
Roadways, driveways, sidewalks and
building pads shall be laid as soon as
possible after grading.
Idling times shall be minimized to 5 minutes
or less; Signage posted at all access points.
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Mitigation Measure
7. All construction equipment shall be maintained and properly
tuned in accordance with manufacturer’s specifications. All
equipment shall be checked by a certified mechanic and
determined to be running in proper condition prior to operation.

Mitigation Monitoring and Reporting Program
Action
Construction equipment shall be properly
tuned and maintained.

Timing

Implementing Party

Monitoring Party

8. Post a publicly visible sign with the telephone number and
Signage will be posted with the appropriate
person to contact at the Lead Agency regarding dust complaints. contact information regarding dust
This person shall respond and take corrective action within 48
complaints.
hours. The BAAQMD’s phone number shall also be visible to
ensure compliance with applicable regulations.
Additional Measures for Development Projects that Exceed
Significance Criteria
1. All exposed surfaces shall be watered at a frequency adequate Water exposed surfaces to maintain
to maintain minimum soil moisture of 12 percent. Moisture
minimum soil moisture of 12 percent.
content can be verified by lab samples or moisture probe.
2. All excavation, grading, and/or demolition activities shall be
suspended when average wind speeds exceed 20 mph.

Halt excavation, grading and demolition
when wind is over 20 mph.

3. Wind breaks (e.g., trees, fences) shall be installed on the
windward side(s) of actively disturbed areas of construction.
Wind breaks should have at maximum 50 percent air porosity.

Install wind breaks on the windward side(s)
of disturbed construction areas.

4. Vegetative ground cover (e.g., fast-germinating native grass
seed) shall be planted in disturbed areas as soon as possible
and watered appropriately until vegetation is established.

Vegetative ground cover shall be planted in
disturbed areas as soon as possible.

5. The simultaneous occurrence of excavation, grading, and
Ground-disturbing construction activities
ground-disturbing construction activities on the same area at any shall not occur simultaneously.
one time shall be limited. Activities shall be phased to reduce the
amount of disturbed surfaces at any one time.
6. All trucks and equipment, including their tires, shall be washed Trucks and equipment shall be washed
off prior to leaving the site.
before exiting the site.
7. Site accesses to a distance of 100 feet from the paved road
shall be treated with a 6- to 12-inch compacted layer of wood
chips, mulch, or gravel.

Cover site access roads.

Page F-1.21

Resolution No. 6594
Page 7 of 35
Mitigation Monitoring and Reporting Program
Mitigation Measure
Action
8. Sandbags or other erosion control measures shall be installed Erosion control measures shall be used.
to prevent silt runoff to public roadways from sites with a slope
greater than one percent.
9. Minimizing the idling time of diesel powered construction
equipment to two minutes.

Idling time of diesel powered equipment will
not exceed two minutes.

10. The project shall develop a plan demonstrating that the offroad equipment (more than 50 horsepower) to be used in the
construction project (i.e., owned, leased, and subcontractor
vehicles) would achieve a project wide fleet-average 20 percent
nitrogen oxides reduction and 45 percent particulate matter
reduction compared to the most recent ARB fleet average.
Acceptable options for reducing emissions include the use of late
model engines, low-emission diesel products, alternative fuels,
engine retrofit technology, after-treatment products, add-on
devices such as particulate filters, and/or other options as such
become available.

Plan developed that demonstrates
emissions from use of off-road equipment
during construction will be reduced as
specified.

11. Use low volatile organic compound (VOC) (i.e., reactive
organic gases) coatings beyond the local requirements (i.e.,
Regulation 8, Rule 3: Architectural Coatings).

Low VOC coatings shall be used.

Timing

Implementing Party

Monitoring Party

12. Requiring that all construction equipment, diesel trucks, and Require Best Available Control Technology
generators be equipped with Best Available Control Technology for all construction equipment, diesel trucks,
for emission reductions of nitrogen oxides and particulate matter. and generators.
13. Requiring all contractors use equipment that meets the
California Air Resources Board’s most recent certification
standard for off-road heavy duty diesel engines.

Equipment shall meet standards for off-road
heavy duty diesel engines.

Specific Plan EIR Impact AIR-2: Implementation of the Specific Plan would result in increased long-term emissions of criteria pollutants from increased vehicle traffic and onsite area sources that would contribute substantially to an air quality violation. (Significant)

Page F-1.22

Resolution No. 6594
Page 8 of 35
Mitigation Monitoring and Reporting Program
Mitigation Measure
Action
Mitigation Measure AIR-2: Mitigation Measure TR-2 of Section See Mitigation Measure TR-2.
4.13, Transportation, Circulation and Parking, identifies
Transportation Demand Management (TDM) strategies to be
implemented by individual project applicants, although the
precise effectiveness of a TDM program cannot be guaranteed.
As the transportation demand management strategies included in
Mitigation Measure TR-2 represent the majority of available
measures with which to reduce VMT, no further mitigation
measures are available and this impact is considered to be
significant and unavoidable.

Timing

Implementing Party

Monitoring Party

Specific Plan EIR Impact AIR-5: Implementation of the Specific Plan would locate sensitive receptors in an area of elevated concentrations of toxic air contaminants
associated with roadway traffic which may lead to considerable adverse health effects. (Potentially Significant)
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Mitigation Measure
Action
Timing
A health risk analysis shall be prepared.
Simultaneous with a
Mitigation Measure AIR-5: The Mitigation Monitoring and
building permit
Reporting Program shall require that all developments that
submittal
include sensitive receptors such as residential units that would
be located within 200 feet of the edge of El Camino Real or within
100 feet of the edge of Ravenswood Avenue, Oak Grove Avenue
east of El Camino Real, or Santa Cruz Avenue west of University
Avenue shall undergo, prior to project approval, a screening-level
health risk analysis to determine if cancer risk, hazard index,
and/or PM2.5 concentration would exceed BAAQMD thresholds. If
one or more thresholds would be exceeded at the site of the
subsequent project, the project (or portion of the project
containing sensitive receptors, in the case of a mixed-use
project) shall be equipped with filtration systems with a Minimum
Efficiency Reporting Value (MERV) rating of 14 or higher. The
ventilation system shall be designed by an engineer certified by
the American Society of Heating, Refrigeration and AirConditioning Engineers, who shall provide a written report
documenting that the system reduces interior health risks to less
than 10 in one million, or less than any other threshold of
significance adopted by BAAQMD or the City for health risks. The
project sponsor shall present a plan to ensure ongoing
maintenance of ventilation and filtration systems and shall ensure
the disclosure to buyers and/or renters regarding the findings of
the analysis and inform occupants as to proper use of any
installed air filtration. Alternatively, if the project applicant can
prove at the time of development that health risks at new
residences due to DPM (and other TACs, if applicable) would be
less than 10 in one million, or less than any other threshold of
significance adopted by BAAQMD for health risks, or that
alternative mitigation measures reduce health risks below any
other City-adopted threshold of significance, such filtration shall
not be required.

Implementing Party
Project sponsor(s)

Monitoring Party
CDD

If one or more thresholds are exceeded, a
filtration system shall be installed; Certified
engineer to provide report documenting that
system reduces health risks
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Mitigation Measure

Mitigation Monitoring and Reporting Program
Action
Plan developed for ongoing maintenance
and disclosure to buyers and/renters.

Timing

Implementing Party

Monitoring Party

General Plan Impact AIR-2: Implementation of the proposed project could violate an air quality standard, contribute substantially to an existing or projected air quality
violation, and would result in a cumulatively considerable net increase of criteria pollutants for which the project region is in nonattainment under an applicable federal or
State ambient air quality standard (including releasing emissions that exceed quantitative thresholds for ozone precursors). (Significant)
Mitigation Measure AIR-2b1: Prior to building permit issuance,
the City shall require applicants for all development projects in
the city to comply with the current Bay Area Air Quality
Management District’s (BAAQMD) basic control measures for
reducing construction emissions of PM10 (Table 8-1, Basic
Construction Mitigation Measures Recommended for All
Proposed Projects, of the BAAQMD CEQA Guidelines.

Demonstrate compliance with the current
BAAQMD basic control measures for
reducing construction emissions of PM10.

During the building
permit and site
development review
process and prior to
permit issuance.

Project applicant

CDD

General Plan EIR Impact AIR-3: Implementation of the proposed project would expose sensitive receptors to substantial concentrations of air pollutions). (Potentially
Significant)
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Mitigation Measure
Action
Timing
Mitigation Measure AIR-3a: As part of the discretionary review
A health risk analysis shall be prepared.
During the building
process for development applications, applicants for all nonpermit and site
residential projects within the City that: 1) have the potential to
development review
generate 100 or more diesel truck trips per day or have 40 or
process and prior to
more trucks with operating diesel-powered TRUs, and 2) are
permit issuance
within 1,000 feet of a sensitive land use (e.g., residential,
schools, hospitals, nursing homes), as measured from the
property line of a proposed project to the property line of the
nearest sensitive use, shall submit a health risk assessment
(HRA) to the City's Planning Division. The HRA shall be prepared
in accordance with policies and procedures of the State Office of
Environmental Health Hazard Assessment and the Bay Area Air
Quality Management District. If the HRA shows that the
incremental cancer risk exceeds 10 in one million (10E-06),
PM2.5 concentrations exceed 0.3 µg/m3, or the appropriate
noncancer hazard index exceeds 1.0, the applicant will be
required to identify and demonstrate that mitigation measures are
capable of reducing potential cancer and noncancer risks to an
acceptable level, including appropriate enforcement
mechanisms. Mitigation measures may include but are not limited
to:

Implementing Party
Project applicant

Monitoring Party
CDD

-Restricting idling on-site beyond Air Toxic Control Measures
idling restrictions, as feasible.
-Electrifying warehousing docks.
-Requiring use of newer equipment and/or vehicles.
-Restricting off-site truck travel through the creation of truck
routes.
Mitigation measures identified in the project-specific HRA shall
be incorporated into the site development plan as a component
of a proposed project, subject to the review and approval of the
Community Development Department.

If one or more thresholds are exceeded, a
filtration system shall be installed; Certified
engineer to provide report documenting that
system reduces health risks.
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Mitigation Measure

Mitigation Monitoring and Reporting Program
Action
Plan developed for ongoing maintenance
and disclosure to buyers and/renters.

Mitigation Measure AIR-3b: As part of the discretionary review A health risk analysis shall be prepared.
process, applicants for all residential and other sensitive land use
projects (e.g., hospitals, nursing homes, day care centers)
anywhere in the City within 1,000 feet of a major sources of toxic
air contaminants (TACs) (e.g., warehouses, industrial areas,
freeways, and roadways with traffic volumes over 10,000 vehicle
per day), as measured from the property line of the project to the
property line of the source/edge of the nearest travel lane, shall
submit a health risk assessment (HRA) to the City's Planning
Division. The HRA shall be prepared in accordance with policies
and procedures of the State Office of Environmental Health
Hazard Assessment (OEHHA) and the Bay Area Air Quality
Management District. The latest OEHHA guidelines shall be used
for the analysis, including age sensitivity factors, breathing rates,
and body weights appropriate for children ages 0 to 16 years. If
the HRA shows that the incremental cancer risk exceeds ten in
one million (10E-06), PM2.5 concentrations exceed 0.3 µg/m3, or
the appropriate noncancer hazard index exceeds 1.0, the
applicant will be required to identify and demonstrate that
mitigation measures are capable of reducing potential cancer
and non-cancer risks to an acceptable level (i.e., below ten in
one million or a hazard index of 1.0), including appropriate
enforcement mechanisms. Measures to reduce risk may include
but are not limited to:

Timing

During the building
permit and site
development review
process and prior to
permit issuance

Implementing Party

Project applicant

Monitoring Party

CDD

-Air intakes located away from high volume roadways and/or
truck loading zones.
-Heating, ventilation, and air conditioning systems of the
buildings provided with appropriately sized maximum efficiency
rating value (MERV) filters.
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Mitigation Measure
Measures identified in the HRA shall be incorporated into the site
development plan as a component of the proposed project
subject to the review and approval of the Community
Development Department. The air intake design and MERV filter
requirements shall be noted and/or reflected on all building plans
submitted to the City, subject to the review and approval of the
Community Development Department.

Mitigation Monitoring and Reporting Program
Action

Timing

Implementing Party

Monitoring Party

BIOLOGICAL RESOURCES
Specific Plan EIR Impact BIO-1: The Specific Plan could result in the take of special-status birds or their nests. (Potentially Significant)
A nesting bird survey shall be prepared if
Prior to tree or shrub
Qualified wildlife
Mitigation Measure BIO-1a: Pre-Construction Special-Status
pruning or removal, any biologist retained by
Avian Surveys. No more than two weeks in advance of any tree tree or shrub pruning, removal or grounddisturbing activity will commence between
ground disturbing
project sponsor(s)
or shrub pruning, removal, or ground-disturbing activity that will
February 1 through August 31.
activity and/or issuance
commence during the breeding season (February 1 through
of demolition, grading
August 31), a qualified wildlife biologist will conduct preor building permits.
construction surveys of all potential special-status bird nesting
habitat in the vicinity of the planned activity. Pre-construction
surveys are not required for construction activities scheduled to
occur during the non-breeding season (August 31 through
January 31). Construction activities commencing during the nonbreeding season and continuing into the breeding season do not
require surveys (as it is assumed that any breeding birds taking
up nests would be acclimated to project-related activities already
under way). Nests initiated during construction activities would be
presumed to be unaffected by the activity, and a buffer zone
around such nests would not be necessary. However, a nest
initiated during construction cannot be moved or altered.

CDD

If pre-construction surveys indicate that no nests of specialstatus birds are present or that nests are inactive or
potential habitat is unoccupied: no further mitigation is
required.
If active nests of special-status birds are found during the
surveys: implement Mitigation Measure BIO-1b.
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Mitigation Measure
Mitigation Measure BIO-1b: Avoidance of active nests. If active
nests of special-status birds or other birds are found during
surveys, the results of the surveys would be discussed with the
California Department of Fish and Game and avoidance
procedures will be adopted, if necessary, on a case-by- case
basis. In the event that a special-status bird or protected nest is
found, construction would be stopped until either the bird leaves
the area or avoidance measures are adopted. Avoidance
measures can include construction buffer areas (up to several
hundred feet in the case of raptors), relocation of birds, or
seasonal avoidance. If buffers are created, a no disturbance
zone will be created around active nests during the breeding
season or until a qualified biologist determines that all young
have fledged. The size of the buffer zones and types of
construction activities restricted will take into account factors
such as the following:
1. Noise and human disturbance levels at the Plan area and the
nesting site at the time of the survey and the noise and
disturbance expected during the construction activity;
2. Distance and amount of vegetation or other screening between
the Plan area and the nest; and
3. Sensitivity of individual nesting species and behaviors of the
nesting birds.

Mitigation Monitoring and Reporting Program
Action
Timing
Implementing Party
Monitoring Party
If active nests are found during survey, the Prior to tree or shrub
Project sponsor(s) and CDD
results will be discussed with the California pruning or removal, any contractor(s)
Department of Fish and Game and
ground-disturbing
avoidance procedures adopted.
activities and/or
issuance of demolition,
Halt construction if a special-status bird or
grading or building
protected nest is found until the bird leaves permits.
the area or avoidance measures are
adopted.

Specific Plan EIR Impact BIO-3: Impacts to migratory or breeding special-status birds and other special-status species due to lighting conditions. (Potentially Significant)
Mitigation Measure BIO-3a: Reduce building lighting from
exterior sources.

Reduce building lighting from exterior
sources.

Prior to building permit
issuance and ongoing.

Project sponsor(s) and CDD
contractor(s)

a. Minimize amount and visual impact of perimeter lighting and
façade up-lighting and avoid uplighting of rooftop antennae and
other tall equipment, as well as of any decorative features;
b. Installing motion-sensor lighting, or lighting controlled by
timers set to turn off at the earliest practicable hour;
c. Utilize minimum wattage fixtures to achieve required lighting
levels;
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Mitigation Measure
Action
Timing
d. Comply with federal aviation safety regulations for large
buildings by installing minimum intensity white strobe lighting with
a three-second flash interval instead of continuous flood lighting,
rotating lights, or red lighting;
e. Use cutoff shields on streetlight and external lights to prevent
upwards lighting.
Reduce building lighting
Prior to building permit
Mitigation Measure BIO-3b: Reduce building lighting from
from interior sources.
issuance and ongoing.
interior sources.
a. Dim lights in lobbies, perimeter circulation areas, and atria;

Implementing Party

Monitoring Party

Project sponsor(s) and CDD
contractor(s)

b. Turn off all unnecessary lighting by 11pm thorough sunrise,
especially during peak migration periods (mid-March to early
June and late August through late October);
c. Use gradual or staggered switching to progressively turn on
building lights at sunrise.
d. Utilize automatic controls (motion sensors, photosensors, etc.)
to shut off lights in the evening when no one is present;
e. Encourage the use of localized task lighting to reduce the
need for more extensive overhead lighting;
f. Schedule nightly maintenance to conclude by 11 p.m.;
g. Educate building users about the dangers of night lighting to
birds.
Specific Plan EIR Impact BIO-5: The Specific Plan could result in the take of special-status bat species. (Potentially Significant)
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Mitigation Measure
Mitigation Measure BIO-5a: Preconstruction surveys. Potential
direct and indirect disturbances to special-status bats will be
identified by locating colonies and instituting protective measures
prior to construction of any subsequent development project. No
more than two weeks in advance of tree removal or structural
alterations to buildings with closed areas such as attics, a
qualified bat biologist (e.g., a biologist holding a California
Department of Fish and Game collection permit and a
Memorandum of Understanding with the California Department of
Fish and Game allowing the biologist to handle and collect bats)
shall conduct pre-construction surveys for potential bats in the
vicinity of the planned activity. A qualified biologist will survey
buildings and trees (over 12 inches in diameter at 4.5-foot height)
scheduled for demolition to assess whether these structures are
occupied by bats. No activities that would result in disturbance to
active roosts will proceed prior to the completed surveys. If bats
are discovered during construction, any and all construction
activities that threaten individuals, roosts, or hibernacula will be
stopped until surveys can be completed by a qualified bat
biologist and proper mitigation measures implemented.

Mitigation Monitoring and Reporting Program
Action
Timing
Implementing Party
Retain a qualified bat biologist to conduct
Prior to tree pruning or Qualified bat biologist
pre-construction survey for bats and
removal or issuance of retained by project
potential roosting sites in vicinity of planned demolition, grading or sponsor(s)
activity.
building permits.

Monitoring Party
CDD

Halt construction if bats are discovered
during construction until surveys can be
completed and proper mitigation measures
implemented.

If no active roosts present: no further action is warranted.
If roosts or hibernacula are present: implement Mitigation
Measures BIO-5b and 5c.
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Mitigation Measure
Mitigation Measure BIO-5b: Avoidance. If any active nursery or
maternity roosts or hibernacula of special-status bats are located,
the subsequent development project may be redesigned to avoid
impacts. Demolition of that tree or structure will commence after
young are flying (i.e., after July 31, confirmed by a qualified bat
biologist) or before maternity colonies forms the following year
(i.e., prior to March 1). For hibernacula, any subsequent
development project shall only commence after bats have left the
hibernacula. No-disturbance buffer zones acceptable to the
California Department of Fish and Game will be observed during
the maternity roost season (March 1 through July 31) and during
the winter for hibernacula (October 15 through February 15).
Also, a no-disturbance buffer acceptable in size to the California
Department of Fish and Game will be created around any roosts
in the Project vicinity (roosts that will not be destroyed by the
Project but are within the Plan area) during the breeding season
(April 15 through August 15), and around hibernacula during
winter (October 15 through February 15). Bat roosts initiated
during construction are presumed to be unaffected, and no buffer
is necessary. However, the “take” of individuals is prohibited.

Mitigation Monitoring and Reporting Program
Action
Timing
Implementing Party
If any active nursery or maternity roosts or
Prior to tree removal or Qualified bat biologist
hibernacula are located, no disturbance
pruning or issuance of retained by project
buffer zones shall be established during the demolition, grading or sponsor(s)
maternity roost and breeding seasons and
building permits
hibernacula.

A qualified bat biologist shall direct the
Mitigation Measure BIO-5c: Safely evict non-breeding roosts.
Non-breeding roosts of special-status bats shall be evicted under eviction of non-breeding roosts.
the direction of a qualified bat biologist. This will be done by
opening the roosting area to allow airflow through the cavity.
Demolition will then follow no sooner or later than the following
day. There should not be less than one night between initial
disturbance with airflow and demolition. This action should allow
bats to leave during dark hours, thus increasing their chance of
finding new roosts with a minimum of potential predation during
daylight. Trees with roosts that need to be removed should first
be disturbed at dusk, just prior to removal that same evening, to
allow bats to escape during the darker hours. However, the “take”
of individuals is prohibited.

Prior to tree removal or Qualified bat biologist
pruning or issuance of retained by project
demolition, grading or sponsor(s)
building permits.

Monitoring Party
CDD

CDD

CULTURAL RESOURCES
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Mitigation Measure
Action
Timing
Implementing Party
Specific Plan EIR Impact CUL-1: The proposed Specific Plan could have a significant impact on historic architectural resources. (Potentially Significant)
Mitigation Measure CUL-1: Site Specific Evaluations and
Treatment in Accordance with the Secretary of the Interior’s
Standards:
Site-Specific Evaluations: In order to adequately address the
level of potential impacts for an individual project and thereby
design appropriate mitigation measures, the City shall require
project sponsors to complete site-specific evaluations at the time
that individual projects are proposed at or adjacent to buildings
that are at least 50 years old.
The project sponsor shall be required to complete a site-specific
historic resources study performed by a qualified architectural
historian meeting the Secretary of the Interior’s Standards for
Architecture or Architectural History. At a minimum, the
evaluation shall consist of a records search, an intensive-level
pedestrian field survey, an evaluation of significance using
standard National Register Historic Preservation and California
Register Historic Preservation evaluation criteria, and recordation
of all identified historic buildings and structures on California
Department of Parks and Recreation 523 Site Record forms. The
evaluation shall describe the historic context and setting,
methods used in the investigation, results of the evaluation, and
recommendations for management of identified resources. If
federal or state funds are involved, certain agencies, such as the
Federal Highway Administration and California Department of
Transportation (Caltrans), have specific requirements for
inventory areas and documentation format.

A qualified architectural historian shall
complete a site-specific historic resources
study. For structures found to be historic,
specify treating conforming to Secretary of
the Interior's standards, as applicable.

Simultaneously with a
project application
submittal.

Monitoring Party

Qualified architectural CDD STATUS
historian retained by
COMPLETE: The
the Project sponsor(s). historic resource
evaluations, prepared
by Urban Programmers
and dated January 11,
2019 for 201 El Camino
Real, and dated
January 30, 2019 for
612 Cambridge
Avenue, conclude the
commercial buildings
were found not to be
historically significant.
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Mitigation Measure
Treatment in Accordance with the Secretary of the Interior’s
Standards. Any future proposed project in the Plan Area that
would affect previously recorded historic resources, or those
identified as a result of site-specific surveys and evaluations,
shall conform to the Secretary of the Interior’s Standards for the
Treatment of Historic Properties and Guidelines for Preserving,
Rehabilitating, Restoring, and Reconstructing Historic Buildings
(1995). The Standards require the preservation of character
defining features which convey a building’s historical
significance, and offers guidance about appropriate and
compatible alterations to such structures.

Mitigation Monitoring and Reporting Program
Action

Timing

Implementing Party

Monitoring Party

Specific Plan EIR Impact CUL-2: The proposed Specific Plan could impact currently unknown archaeological resources. (Potentially Significant)
Mitigation Measure CUL-2a: When specific projects are
proposed that involve ground disturbing activity, a site-specific
cultural resources study shall be performed by a qualified
archaeologist or equivalent cultural resources professional that
will include an updated records search, pedestrian survey of the
project area, development of a historic context, sensitivity
assessment for buried prehistoric and historic-period deposits,
and preparation of a technical report that meets federal and state
requirements. If historic or unique resources are identified and
cannot be avoided, treatment plans will be developed in
consultation with the City and Native American representatives to
mitigate potential impacts to less than significant based on either
the Secretary of the Interior's Standards described in Mitigation
Measure CUL-1 (if the site is historic) or the provisions of Public
Resources Code Section 21083.2 (if a unique archaeological
site).

A qualified archeologist shall complete a site- Simultaneously with a
specific cultural resources study.
project application
submittal.
If resources are identified and cannot be
avoided, treatment plans will be developed
to mitigate impacts to less than significant,
as specified.

Qualified archaeologist CDD STATUS
retained by the project COMPLETE: The
sponsor(s).
archeological resource
evaluaton, prepared by
Basin Research
Associates, dated April
19, 2019, concludes
that the proposed
project will have a low
to moderate impact on
cultural resources.
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Mitigation Measure
Mitigation Measure CUL-2b: Should any archaeological artifacts
be found during construction, all construction activities within 50
feet shall immediately halt and the City must be notified. A
qualified archaeologist shall inspect the findings within 24 hours
of the discovery. If the resource is determined to be a historical
resource or unique resource, the archaeologist shall prepare a
plan to identify, record, report, evaluate, and recover the
resources as necessary, which shall be implemented by the
developer. Construction within the area of the find shall not
recommence until impacts on the historical or unique
archaeological resource are mitigated as described in Mitigation
Measure CUL-2a above. Additionally, Public Resources Code
Section 5097.993 stipulates that a project sponsor must inform
project personnel that collection of any Native American artifact is
prohibited by law.

Mitigation Monitoring and Reporting Program
Action
Timing
If any archaeological artifacts are discovered Ongoing during
during demolition/construction, all ground
construction.
disturbing activity within 50 feet shall be
halted immediately, and the City of Menlo
Park Community Development Department
shall be notified within 24 hours.

Implementing Party
Monitoring Party
Qualified archaeologist CDD
retained by the project
sponsor(s).

A qualified archaeologist shall inspect any
archaeological artifacts found during
construction and if determined to be a
resource shall prepare a plan meeting the
specified standards which shall be
implemented by the project sponsor(s).

Specific Plan EIR Impact CUL-3: The proposed Specific Plan may adversely affect unidentifiable paleontological resources. (Potentially Significant)
Prior to issuance of
Qualified archaeologist CDD
Mitigation Measure CUL-3: Prior to the start of any subsurface A qualified paleontologist shall conduct
grading or building
retained by the project
excavations that would extend beyond previously disturbed soils, training for all construction personnel and
field supervisors.
permits that include
sponsor(s).
all construction forepersons and field supervisors shall receive
subsurface excavations
training by a qualified professional paleontologist, as defined by
If a fossil is determined to be significant and and ongoing through
the Society of Vertebrate Paleontology (SVP), who is
avoidance is not feasible, the paleontologist subsurface excavation.
experienced in teaching non-specialists, to ensure they can
will develop and implement an excavation
recognize fossil materials and will follow proper notification
procedures in the event any are uncovered during construction. and salvage plan in accordance with SVP
standards.
Procedures to be conveyed to workers include halting
construction within 50 feet of any potential fossil find and
notifying a qualified paleontologist, who will evaluate its
significance. Training on paleontological resources will also be
provided to all other construction workers, but may involve using
a videotape of the initial training and/or written materials rather
than in-person training by a paleontologist. If a fossil is
determined to be significant and avoidance is not feasible, the
paleontologist will develop and implement an excavation and
salvage plan in accordance with SVP standards. (SVP, 1996)

Specific Plan EIR Impact CUL-4: Implementation of the Plan may cause disturbance of human remains including those interred outside of formal cemeteries. (Potentially
Significant)
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Action
Timing
If human remains are discovered during any On-going during
construction activities, all ground-disturbing construction
activity within the site or any nearby area
shall be halted immediately, and the County
* In the event of the accidental discovery or recognition of any
coroner must be contacted immediately and
human remains in any location other than a dedicated cemetery, other specified procedures must be followed
the following steps should be taken:
as applicable.
Mitigation Measure
Mitigation Measure CUL-4: If human remains are discovered
during construction, CEQA Guidelines 15064.5(e)(1) shall be
followed, which is as follows:

Implementing Party
Qualified archeologist
retained by the project
sponsor(s)

Monitoring Party
CDD

1) There shall be no further excavation or disturbance of the
site or any nearby area reasonably suspected to overlie
adjacent human remains until:
a) The San Mateo County coroner must be contacted to
determine that no investigation of the cause of death is
required; and
b) If the coroner determines the remains to be Native
American:
1. The coroner shall contact the Native American Heritage
Commission within 24 hours;
2. The Native American Heritage Commission shall identify
the person or persons it believes to be the most likely
descended from the deceased Native American;
3. The most likely descendent may make recommendations
to the landowner or the person responsible for the
excavation work, for means of treating or disposing of, with
appropriate dignity, the human remains and any associated
grave goods as provided in Public Resources Code Section
5097.98; or

2) Where the following conditions occur, the landowner or his
authorized representative shall rebury the Native American
human remains and associated grave goods with appropriate
dignity on the property in a location not subject to further
subsurface disturbance.
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Mitigation Measure
a) The Native American Heritage Commission is unable to
identify a most likely descendent or the most likely
descendent failed to make a recommendation within 48 hours
after being notified by the Commission.
b) The descendant identified fails to make a
recommendation; or
c) The landowner or his authorized representative rejects the
recommendation of the descendant, and the mediation by the
Native American Heritage Commission fails to provide
measures acceptable to the landowner.

Mitigation Monitoring and Reporting Program
Action

Timing

Implementing Party

Monitoring Party

General Plan EIR Impact CUL-2: The proposed Specific Plan could impact currently unknown archaeological resources. (Potentially Significant)
Mitigation Measure CUL-2a: If a potentially significant
subsurface cultural resource is encountered during ground
disturbing activities on any parcel in the city, all construction
activities within a 100-foot radius of the find shall cease until a
qualified archeologist determines whether the resource requires
further study. All developers in the study area shall include a
standard inadvertent discovery clause in every construction
contract to inform contractors of this requirement. Any previously
undiscovered resources found during construction activities shall
be recorded on appropriate California Department of Parks and
Recreation (DPR) forms and evaluated for significance in terms
of the California Environmental Quality Act (CEQA) criteria by a
qualified archeologist. If the resource is determined significant
under CEQA, the qualified archaeologist shall prepare and
implement a research design and archaeological data recovery
plan that will capture those categories of data for which the site is
significant. The archaeologist shall also perform appropriate
technical analyses; prepare a comprehensive report complete
with methods, results, and recommendations; and provide for the
permanent curation of the recovered resources. The report shall
be submitted to the City of Menlo Park, Northwest Information
Center (NWIC), and State Historic Preservation Office (SHPO), if
required.

If any archaeological artifacts are discovered Ongoing during
during demolition/construction, all ground
construction
disturbing activity within 100 feet shall be
halted immediately.

Qualified archaeologist CDD
retained by the project
sponsor(s)

A qualified archaeologist shall inspect any
archaeological artifacts found during
construction and if determined to be a
resource shall prepare a plan meeting the
specified standards which shall be
implemented by the project sponsor(s).
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Mitigation Measure
Action
Timing
Implementing Party
Monitoring Party
General Plan EIR Impact CUL-3: The proposed Specific Plan may adversely affect unidentifiable paleontological resources. (Potentially Significant)
If any fossils or fossil bearing deposits are
Ongoing during
Qualified paleontologist CDD
Mitigation Measure CUL-3: In the event that fossils or fossil
discovered during demolition/construction, construction
retained by the project
bearing deposits are discovered during ground disturbing
sponsor(s).
activities anywhere in the city, excavations within a 50-foot radius all ground disturbing activity within 50 feet
shall be halted immediately. A qualified
of the find shall be temporarily halted or diverted. Ground
paleontologist shall inspect any
disturbance work shall cease until a City-approved qualified
paleontologist determines whether the resource requires further paleontological artifacts found during
construction and if determined to be a
study. The paleontologist shall document the discovery as
needed (in accordance with Society of Vertebrate Paleontology resource shall prepare an excavation plan
meeting the specified standards which shall
standards [Society of Vertebrate Paleontology 1995]), evaluate
be implemented by the project sponsor(s).
the potential resource, and assess the significance of the find
under the criteria set forth in CEQA Guidelines Section 15064.5.
If a fossil is determined to be significant and
The paleontologist shall notify the appropriate agencies to
determine procedures that would be followed before construction avoidance is not feasible, the paleontologist
will develop and implement an excavation
activities are allowed to resume at the location of the find. If
and salvage plan in accordance with SVP
avoidance is not feasible, the paleontologist shall prepare an
excavation plan for mitigating the effect of construction activities standards.
on the discovery. The excavation plan shall be submitted to the
City of Menlo Park for review and approval prior to
implementation, and all construction activity shall adhere to the
recommendations in the excavation plan.

General Plan EIR Impact CUL-4: Implementation of the Plan may cause disturbance of human remains including those interred outside of formal cemeteries. (Potentially
Significant)
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Mitigation Measure
Mitigation Measure CUL-4: Procedures of conduct following the
discovery of human remains citywide have been mandated by
Health and Safety Code Section 7050.5, Public Resources Code
Section 5097.98 and the California Code of Regulations Section
15064.5(e) (CEQA). According to the provisions in CEQA, if
human remains are encountered at the site, all work in the
immediate vicinity of the discovery shall cease and necessary
steps to ensure the integrity of the immediate area shall be
taken. The San Mateo County Coroner shall be notified
immediately. The Coroner shall then determine whether the
remains are Native American. If the Coroner determines the
remains are Native American, the Coroner shall notify the NAHC
within 24 hours, who will, in turn, notify the person the NAHC
identifies as the Most Likely Descendant (MLD) of any human
remains. Further actions shall be determined, in part, by the
desires of the MLD. The MLD has 48 hours to make
recommendations regarding the disposition of the remains
following notification from the NAHC of the discovery. If the MLD
does not make recommendations within 48 hours, the owner
shall, with appropriate dignity, reinter the remains in an area of
the property secure from further disturbance. Alternatively, if the
owner does not accept the MLD’s recommendations, the owner
or the descendent may request mediation by the NAHC.

Mitigation Monitoring and Reporting Program
Action
Timing
If human remains are discovered during any Ongoing during
construction activities, all ground-disturbing construction
activity within the site or any nearby area
shall be halted immediately, and the County
coroner must be contacted immediately and
other specified procedures must be followed
as applicable.

Implementing Party
Monitoring Party
Qualified archaeologist CDD
retained by the project
sponsor(s)

GREENHOUSE GASES AND CLIMATE CHANGE
Specific Plan EIR Impact GHG-1: The Specific Plan would generate GHG emissions, both directly and indirectly, that would have a significant impact on the environment.
(Significant)
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Mitigation Measure
Mitigation Measure GHG-1: Implement feasible BAAQMDidentified GHG Mitigation Measures and Proposed City
CALGreen Amendments. BAAQMD has identified a menu of over
100 available mitigation measures for the purposes of addressing
significant air quality impacts, including GHG impacts that arise
from implementation of plans including Specific Plans. Many of
the GHG reduction measures are already part of the proposed
Specific Plan and discussed in the Project Description. Several
BAAQMD identified mitigation measures are not applicable to a
Specific Plan as they are correlated to specific elements of a
general plan. As an example, Table 4.6-5 presents the mitigation
measures contained in the BAAQMD CEQA Guidelines related to
Land Use elements and either correlates each to a specific
element of the project, explains why it is inapplicable to the
proposed project or identifies it as a mitigation measure to be
implemented by the proposed project. This method was used in
consideration of all BAAQMD identified GHG mitigation measures
for plans to develop the following list of available mitigation
measures (with BAAQMD-identified category) for the proposed
Specific Plan:

Mitigation Monitoring and Reporting Program
Action
Timing
For project-specific actions: Implement
Simultaneous with
feasible BAAQMD-identified GHG Mitigation project application
Measures.
submittal and/or ongoing during
Measures relating to City policies have been construction
incorporated into Specific Plan or otherwise
adopted by City (see explanation below
Adopt as part of
regarding applicable measures).
Specific Plan; verify
project compliance
simultaneously with
project application.

Implementing Party
Project sponsor(s)

Monitoring Party
PW/CDD

City Council (Plan
adoption)

CDD

* Facilitate lot consolidation that promotes integrated
development with improved pedestrian and vehicular access
(Land Use Element: Compact Development). The Specific Plan’s
increased intensities encourage lot consolidation for developers
wishing to maximize efficiencies and new standards and
guidelines will result in improved pedestrian (Section E.5) and
vehicular (Section E.3.7) access.
* Ensure that new development finances the full cost of
expanding public infrastructure and services to provide an
economic incentive for incremental expansion (Land Use
Element: Compact Development). Specific Plan Section E.3.1
describes a process for public benefit negotiation to obtain
additional financing for public infrastructure beyond required
payments for impact fees such as park dedication and
Transportation Fees.
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Mitigation Measure
* Ensure new construction complies with California Green
Building Code Standards and local green building ordinances
(Land Use Element: Sustainable Development). The City
currently requires compliance with both California Green Building
Code Standards and locally-adopted amendments citywide.
Standard E.3.8.01 states that all citywide sustainability codes or
requirements shall apply to the Plan area, unless the Plan area is
explicitly exempted, which it is not.

Mitigation Monitoring and Reporting Program
Action

Timing

Implementing Party

Monitoring Party

* Provide permitting incentives for energy efficient and solar
building projects (Land Use Element: Sustainable Development).
Section E.3.8 of the Specific Plan provides specific standards
and guidelines for sustainable practices. Section E.3.1 would
allow for the consideration of public benefit bonus intensity or
height if a project were to exceed the standards stated Section
E.3.8.
* Support the use of electric vehicles; where appropriate. Provide
electric recharging facilities (Circulation Element: Local
Circulation; see also Mitigation Measure GHG-2 below).
Mitigation Measure GHG-2a (below) has been incorporated into
the Specific Plan.
* Allow developers to reach agreements with auto-oriented
shopping center owners to use commercial parking lots as parkand-ride lots and multi-modal transfer sites (Circulation Element:
Regional Circulation). The intent of the Specific Plan is to
preserve and enhance community life, character and vitality
through public space improvements, mixed use infill projects
sensitive to the small town character of Menlo Park and improved
connectivity. Auto oriented shopping centers are not envisioned
in the Plan area.
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Mitigation Measure
* Eliminate [or reduce] parking requirements for new
development in the Specific Plan area (Circulation Element:
Parking). The Final Specific Plan has been modified to provide
for lower parking rates in the station area and station area sphere
of influence. ? Encourage developers to agree to parking sharing
between different land uses (Circulation Element: Parking). This
is permitted by existing City policies and reinforced in the Specific
Plan through allowed shared parking reductions (Section F.8).

Mitigation Monitoring and Reporting Program
Action

Timing

Implementing Party

Monitoring Party

* Require developers to provide preferential parking for low
emissions and carpool vehicles (Circulation Element: Parking).
These are included as strategies that may be included in a
Transportation Demand Management (TDM) program (Section
F.10).
* Minimize impervious surfaces in new development and reuse
project in the Specific Plan area (Conservation Element: Water
Conservation). Section 4.8, Hydrology and Water Quality, of this
EIR includes a discussion of existing grading, drainage and
hydrology requirements and Specific Plan guidelines to limit
impervious surfaces in the Plan area.
* Require fireplaces installed in residential development to be
energy efficient in lieu of open hearth. Prohibit the installation of
wood burning devices (Conservation Element: Energy
Conservation). The City of Menlo Park Municipal Code includes
Section 12.52, Wood Burning Appliances, to control the use of
wood burning devises.
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Mitigation Measure
* Sealing of HVAC ducts. This is a project level BAAQMD
measure that requires the developer to obtain third party HVAC
commissioning to ensure proper sealing of ducts and optimal
heating and cooling efficiencies. BAAQMD estimated that this
measure reduces air conditioning electrical demand by 30
percent. The California Energy commission estimates that air
conditioning electrical demand represents approximately 20
percent of total demand for a single family residence and this
measure would reduce electrical-related GHG emissions by
approximately 100 metric tons/year of CO2e. The City currently
requires testing of heating and cooling ducts for all newly
constructed buildings.

Mitigation Monitoring and Reporting Program
Action

Timing

Implementing Party

Monitoring Party

Specific Plan EIR Impact GHG-2: The Specific Plan could conflict with applicable plans, policies or regulations of an agency with jurisdiction over the Specific Plan adopted
for the purpose of reducing the emissions of GHGs. (Significant)
Install one dedicated electric vehicle/plug-in Simultaneous with
Mitigation Measure GHG-2a: All residential and/or mixed use
hybrid electric vehicle recharging station for project application
developments of sufficient size to require LEED certification
every 20 residential parking spaces
submittal
under the Specific Plan shall install one dedicated electric
vehicle/plug-in hybrid electric vehicle recharging station for every
20 residential parking spaces provided. Per the Climate Action
Plan the complying applicant could receive incentives, such as
streamlined permit processing, fee discounts, or design
templates.

Project sponsor(s)

CDD

HAZARDOUS MATERIALS
Specific Plan EIR Impact HAZ-1: Disturbance and release of contaminated soil during demolition and construction phases of the project, or transportation of excavated
material, or contaminated groundwater could expose construction workers, the public, or the environment to adverse conditions related to hazardous materials handling.
(Potentially Significant)
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Mitigation Measure
Mitigation Measure HAZ-1: Prior to issuance of any building
permit for sites where ground breaking activities would occur, all
proposed development sites shall have a Phase I site
assessment performed by a qualified environmental consulting
firm in accordance with the industry required standard known as
ASTM E 1527-05. The City may waive the requirement for a
Phase I site assessment for sites under current and recent
regulatory oversight with respect to hazardous materials
contamination. If the Phase I assessment shows the potential for
hazardous releases, then Phase II site assessments or other
appropriate analyses shall be conducted to determine the extent
of the contamination and the process for remediation. All
proposed development in the Plan area where previous
hazardous materials releases have occurred shall require
remediation and cleanup to levels established by the overseeing
regulatory agency (San Mateo County Environmental Health
(SMCEH), Regional Water Quality Control Board (RWQCB) or
Department of Toxic Substances Control (DTSC) appropriate for
the proposed new use of the site. All proposed groundbreaking
activities within areas of identified or suspected contamination
shall be conducted according to a site specific health and safety
plan, prepared by a licensed professional in accordance with
Cal/OHSA regulations (contained in Title 8 of the California Code
of Regulations) and approved by SMCEH prior to the
commencement of groundbreaking.

Mitigation Monitoring and Reporting Program
Action
Timing
Prepare a Phase I site assessment.
Prior to issuance of any
grading or building
If assessment shows potential for hazardous permit for sites with
releases, then a Phase II site assessment
groundbreaking activity.
shall be conducted.

Implementing Party
Monitoring Party
Qualified environmental CDD
consulting firm and
licensed professionals
hired by project
sponsor(s)

Remediation shall be conducted according
to standards of overseeing regulatory
agency where previous hazardous releases
have occurred.
Groundbreaking activities where there is
identified or suspected contamination shall
be conducted according to a site-specific
health and safety plan.

Specific Plan EIR Impact HAZ-3: Hazardous materials used on any individual site during construction activities (i.e., fuels, lubricants, solvents) could be released to the
environment through improper handling or storage. (Potentially Significant)
Mitigation Measure HAZ-3: All development and redevelopment Implement best management practices to
shall require the use of construction Best Management Practices reduce the release of hazardous materials
during construction.
(BMPs) to control handling of hazardous materials during
construction to minimize the potential negative effects from
accidental release to groundwater and soils. For projects that
disturb less than one acre, a list of BMPs to be implemented shall
be part of building specifications and approved of by the City
Building Department prior to issuance of a building permit.

Prior to building permit Project sponsor(s) and CDD
issuance for sites
contractor(s)
disturbing less than one
acre and on-going
during construction for
all project sites
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Mitigation Monitoring and Reporting Program
Action
Timing
Implementing Party
Monitoring Party
NOISE
Specific Plan EIR Impact NOI-1: Construction activities associated with implementation of the Specific Plan would result in substantial temporary or periodic increases in
ambient noise levels in the Specific Plan area above levels existing without the Specific Plan and in excess of standards established in the local general plan or noise
ordinance, or applicable standards of other agencies. (Potentially Significant)
Mitigation Measure

Mitigation Measure NOI-1a: Construction contractors for
subsequent development projects within the Specific Plan area
shall utilize the best available noise control techniques (e.g.,
improved mufflers, equipment redesign, use of intake silencers,
ducts, engine enclosures, and acoustically attenuating shields or
shrouds, etc.) when within 400 feet of sensitive receptor
locations. Prior to demolition, grading or building permit issuance,
a construction noise control plan that identifies the best available
noise control techniques to be implemented, shall be prepared by
the construction contractor and submitted to the City for review
and approval. The plan shall include, but not be limited to, the
following noise control elements:

A construction noise control plan shall be
prepared and submitted to the City for
review.
Implement noise control techniques to
reduce ambient noise levels.

Prior to demolition,
grading or building
permit issuance
Measures shown on
plans, construction
documents and
specification and
ongoing through
construction

Project sponsor(s) and CDD
contractor(s)

* Impact tools (e.g., jack hammers, pavement breakers, and rock
drills) used for construction shall be hydraulically or electrically
powered wherever possible to avoid noise associated with
compressed air exhaust from pneumatically powered tools.
However, where use of pneumatic tools is unavoidable, an
exhaust muffler on the compressed air exhaust shall be used;
this muffler shall achieve lower noise levels from the exhaust by
approximately 10 dBA. External jackets on the tools themselves
shall be used where feasible in order to achieve a reduction of 5
dBA. Quieter procedures shall be used, such as drills rather than
impact equipment, whenever feasible;

* Stationary noise sources shall be located as far from adjacent
receptors as possible and they shall be muffled and enclosed
within temporary sheds, incorporate insulation barriers, or other
measures to the extent feasible; and
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Mitigation Measure
* When construction occurs near residents, affected parties
within 400 feet of the construction area shall be notified of the
construction schedule prior to demolition, grading or building
permit issuance. Notices sent to residents shall include a project
hotline where residents would be able to call and issue
complaints. A Project Construction Complaint and Enforcement
Manager shall be designated to receive complaints and notify the
appropriate City staff of such complaints. Signs shall be posted
at the construction site that include permitted construction days
and hours, a day and evening contact number for the job site,
and day and evening contact numbers, both for the construction
contractor and City representative(s), in the event of problems.

Mitigation Monitoring and Reporting Program
Action

Timing

Implementing Party

Monitoring Party

Mitigation Measure NOI-1b: Noise Control
Measures for Pile Driving: Should pile-driving be
necessary for a subsequently proposed development
project, the project sponsor would require that the
project contractor predrill holes (if feasible based on
soils) for piles to the maximum feasible depth to
minimize noise and vibration from pile driving. Should
pile-driving be necessary for the proposed project, the
project sponsor would require that the construction
contractor limit pile driving activity to result in the least
disturbance to neighboring uses.

If pile-driving is necessary for project, predrill
holes to minimize noise and
vibration and limit activity to result in the
least disturbance to neighboring uses.

Measures shown on
plans, construction
documents and
specifications and
ongoing
during construction

Project sponsor(s) and CDD
contractor(s)

Mitigation Measure NOI-1c: The City shall condition approval of
projects near receptors sensitive to construction noise, such as
residences and schools, such that, in the event of a justified
complaint regarding construction noise, the City would have the
ability to require changes in the construction control noise plan to
address complaints.

Condition projects such that if justified
complaints from adjacent sensitive receptors
are received, City may require changes in
construction noise control plan.

Condition shown on
plans, construction
documents and
specifications. When
justified complaint
received by City.

Project sponsor(s) and CDD
contractor(s) for
revisions to
construction noise
control plan.

Specific Plan EIR Impact NOI-3: The Specific Plan would introduce sensitive receptors to a noise environment with noise levels in excess of standards considered
acceptable under the City of Menlo Park Municipal Code. (Potentially Significant)
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Mitigation Measure
Mitigation Measure NOI-3: Interior noise exposure within homes
proposed for the Specific Plan area shall be assessed by a
qualified acoustical engineer to determine if sound rated walls
and windows would be required to meet the Title 24 interior noise
level standard of 45 dBA, Ldn. The results of each study shall be
submitted to the City showing conceptual window and wall
assemblies with Sound Transmission Class (STC) ratings
necessary to achieve the noise reductions for the project to
satisfy the interior noise criteria within the noise environment of
the Plan area.

Mitigation Monitoring and Reporting Program
Action
Timing
Interior noise exposure assessed by
Simultaneous with
qualified acoustical engineer and results
submittal for a building
submitted to City showing conceptual
permit.
window and wall assemblies necessary to
meet City standards.

Implementing Party
Monitoring Party
Project sponsors(s) and CDD
contractor(s)

General Plan EIR Impact NOI-1: Construction activities associated with implementation of the Specific Plan would result in substantial temporary or periodic increases in
ambient noise levels in the Specific Plan area above levels existing without the Specific Plan and in excess of standards established in the local general plan or noise
ordinance, or applicable standards of other agencies. (Potentially Significant)
Mitigation Measure NOI-1a: To meet the requirements of Title
24 and General Plan Program N1.A, project applicants shall
perform acoustical studies prior to issuance of building permits
for citywide development of new noise-sensitive uses. New
residential dwellings, hotels, motels, dormitories, and school
classrooms must meet an interior noise limit of 45 dBA CNEL or
Ldn. Developments in areas exposed to more than 60 dBA CNEL
must demonstrate that the structure has been designed to limit
interior noise in habitable rooms to acceptable noise levels.
Where exterior noise levels are projected to exceed 60 dBA
CNEL or Ldn at the façade of a building, a report must be
submitted with the building plans describing the noise control
measures that have been incorporated into the design of the
project to meet the 45 dBA noise limit. Project applicants for all
new multi-family residential projects subject to the review and
approval of the Community Development Department, prior to
building permit issuance, must perform acoustical studies within
the projected Ldn 60 dB noise contours, so that noise mitigation
measures can be incorporated into project design and site
planning, subject to the review and approval of the Community
Development Department.

Interior noise exposure assessed by
qualified acoustical engineer and results
submitted to City showing conceptual
window and wall assemblies necessary to
meet City standards.

Prior to the issuance of Project sponsors(s) and CDD
construction permits
contractor(s)
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Mitigation Measure
Mitigation Measure NOI-1b: Stationary noise sources and
landscaping and maintenance activities citywide shall comply
with Chapter 8.06, Noise, of the Menlo Park Municipal Code.

Mitigation Monitoring and Reporting Program
Action
Timing
Implementing Party
Monitoring Party
Comply with Chapter 8.06, Noise, of the
Prior to the issuance of Project sponsors(s) and CDD
contractor(s)
Menlo Park Municipal Code.
construction permits

General Plan EIR Impact NOI-2: Future projects in Menlo Park could cause exposure of people to, or generation of, excessive groundborne vibration or groundborne noise
levels. (Potentially Significant)
NOISE-2a: To prevent architectural damage citywide as a result
of construction-generated vibration:
-Prior to issuance of a building permit for any development
project requiring pile driving or blasting, the project
applicant/developer shall prepare a noise and vibration
analysis to assess and mitigate potential noise and vibration
impacts related to these activities. The maximum levels shall
not exceed 0.2 inch/second, which is the level that can cause
architectural damage for typical residential construction. If
maximum levels would exceed these thresholds, alternative
methods such static rollers, non-explosive blasting, and drilling
piles as opposed to pile driving shall be used.

A noise and vibration analysis shall be
prepared to assess and mitigate potential
noise and vibration impacts. A vibration
study shall also be required for vibrationintensive activities occurring within 200 feet
of sensitive receptors, to further evaluate
vibration-related impacts. All vibration
activities shall be required to not exceed
specified vibration annoyance levels.

Prior to the issuance of Project sponsors(s) and CDD
construction permits
contractor(s)

To prevent vibration induced annoyance‐ as a result of
construction generated vibration:
-Individual projects that involve vibration intensive construction
activities, such as blasting, pile drivers, jack hammers, and
vibratory rollers, within 200 feet of sensitive receptors
‐ shall be
evaluated for potential vibration impacts. A vibration study shall
be conducted for individual projects where vibration intensive
impacts may occur. The study shall be prepared during the
project’s approval process and by an acoustical or vibration
engineer holding a degree in
engineering, physics, or allied discipline and who is able to
demonstrate a minimum of two years of experience in preparing
technical assessments in acoustics and/or groundborne
vibrations. The study shall be submitted to and approved by the
City prior to issuance of building permits.
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Mitigation Measure
Vibration impacts to nearby receptors shall not exceed the
vibration annoyance levels (in RMS
inches/second) as follows:

Mitigation Monitoring and Reporting Program
Action

Timing

Implementing Party

Monitoring Party

-Workshop = 0.126
-Office = 0.063
-Residential Daytime (7AM–10PM)= 0.032
-Residential Nighttime (10PM to 7 AM) = 0.016
If construction-related vibration is determined to be perceptible at
vibration-sensitive uses, additional requirements, such as use of
less-vibration-intensive equipment or construction techniques,
shall be implemented during construction (e.g., nonexplosive
blasting methods, drilled piles as opposed to pile driving,
preclusion for using vibratory rollers, use of small- or
mediumsized bulldozers, etc.). Vibration reduction measures
shall be incorporated into the site development plan as a
component of the project and applicable building plans, subject
to the review and approval of the Community Development
Department.

Mitigation Measure NOI-1b: Stationary noise sources and
landscaping and maintenance activities citywide shall comply
with Chapter 8.06, Noise, of the Menlo Park Municipal Code.

Comply with Chapter 8.06, Noise, of the
Menlo Park Municipal Code.

Prior to the issuance of Project sponsors(s) and CDD
construction permits
contractor(s)

TRANSPORTATION, CIRCULATION AND PARKING
Specific Plan EIR Impact TR-1: Traffic from future development in the Plan area would adversely affect operation of area intersections. (Significant)
Payment of fair share
Prior to building permit Project sponsor(s)
Mitigation Measures TR-1a through TR-1d: (see EIR for
funding.
issuance.
details)

PW/CDD

Specific Plan EIR Impact TR-2: Traffic from future development in the Plan area would adversely affect operation of local roadway segments. (Significant)
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Mitigation Monitoring and Reporting Program
Mitigation Measure
Action
Timing
Implementing Party
Submit draft TDM
Project sponsor(s)
Mitigation Measure TR-2: New developments within the Specific Develop a Transportation Demand
Management program.
program with building
Plan area, regardless of the amount of new traffic they would
permit. City approval
generate, are required to have in-place a City-approved
required before permit
Transportation Demand Management (TDM) program prior to
issuance.
project occupancy to mitigate impacts on roadway segments and
Implementation prior to
intersections. TDM programs could include the following
project occupancy.
measures for site users (taken from the C/CAG CMP), as
applicable:

Monitoring Party
PW/CDD - STATUS: IN
PROGRESS - An intial
draft TDM plan has
been submitted, but
needs to be revised
concurrent with the
building permit.

* Commute alternative information;
* Bicycle storage facilities;
* Showers and changing rooms;
* Pedestrian and bicycle subsidies;
* Operating dedicated shuttle service (or buying into a shuttle
consortium);
* Subsidizing transit tickets;
* Preferential parking for carpoolers;
* Provide child care services and convenience shopping within
* Van pool programs;
* Guaranteed ride home program for those who use alternative
* Parking cashout programs and discounts for persons who
carpool, vanpool, bicycle or use public transit;
* Imposing charges for parking rather than providing free parking;
* Providing shuttles for customers and visitors; and/or
* Car share programs.
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ATTACHMENT C
DRAFT – RESOLUTION NO. 6596
RESOLUTION OF THE CITY COUNCIL OF THE CITY OF MENLO PARK
APPROVING FINDINGS AND CONDITIONS FOR ARCHITECTURAL CONTROL,
A USE PERMIT, AND A VESTING TENTATIVE MAP FOR THE PROJECT
LOCATED AT 201-211 EL CAMINO REAL AND 612 CAMBRIDGE AVENUE
WHEREAS, the City of Menlo Park (“City”) has received an application from HuHan Two, LLC
(“Applicant”), for architectural control, use permit and a vesting tentative map to merge existing
SP-ECR/D lots, abandon a portion of Alto Lane, and create a two-lot subdivision for condominium
purposes, with 12 residential units, one restaurant and no more than three retail spaces on one
lot, and two townhouses on the second lot by constructing on the property located at 201-211 El
Camino Real and 612 Cambridge Avenue (“Project”); and
WHEREAS, the findings and conditions for the Architectural Control, Use Permit, and Vesting
Tentative Map would ensure that all City requirements are applied consistently and correctly as
part of the project’s implementation; and
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 public hearing was scheduled and held
before the Planning Commission of the City of Menlo Park on October 5, 2020 whereat all persons
interested therein might appear and be heard; and
WHEREAS, the Planning Commission of the City of Menlo Park having fully reviewed, considered
and evaluated all the testimony and evidence submitted in this matter voted affirmatively to
recommend to the City Council of the City of Menlo Park to approve the findings and conditions
for Architectural Control, Use Permit, and Vesting Tentative Map; and
WHEREAS, after notice having been lawfully given, a public hearing was scheduled and held
before the City Council of the City of Menlo Park on October 27, 2020 whereat all persons
interested therein might appear and be heard; and
WHEREAS, the City Council reviewed the project on October 27, 2020, and found the project to
be within the scope of the project covered by an Initial Study and Mitigated Negative Declaration
(IS/MND), which was circulated for public review between September 3, 2020 and October 2,
2020; and
WHEREAS, the City Council of the City of Menlo Park having fully reviewed, considered and
evaluated all the testimony and evidence submitted in this matter voted affirmatively to approve
the findings and conditions for Architectural Control, Use Permit, and Vesting Tentative Map.
NOW, THEREFORE, BE IT RESOLVED that the City Council of the City of Menlo Park hereby
approves the Architectural Control, Use Permit, and Vesting Tentative Map for the Project and
the findings and conditions attached hereto as Exhibit A and incorporated herein by this reference.
I, Judi A. Herren, City Clerk of Menlo Park, do hereby certify that the above and foregoing City
Council Resolution was duly and regularly passed and adopted at a meeting by said City Council
on the twenty-seventh day of October, 2020, by the following votes:
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AYES:
NOES:
ABSENT:
ABSTAIN:
IN WITNESS WHEREOF, I have hereunto set my hand and affixed the Official Seal of said City
on this twenty-seventh day of October, 2020.

Judi A. Herren, City Clerk
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EXHIBIT A

201-211 El Camino Real and 612 Cambridge Avenue – Attachment C; Exhibit A – Recommended
Actions
LOCATION: 201-211 El
Camino Real and 612
Cambridge Avenue

PROJECT NUMBER:
PLN2018-00061

APPLICANT: Steve
Atkinson

OWNER: HuHan Two,
LLC

PROPOSAL: Request for architectural control, a use permit, a vesting tentative map, a below market rate
(BMR) housing agreement, and environmental review for demolition of an existing commercial building and
a multifamily residential building and the construction of a new three-story, mixed-use building with a
below-ground parking structure and two townhouses. The mixed-use building would consist of retail and
restaurant uses on the first floor and 12 residential units on the second and third floors in the SP-ECR/D (El
Camino Real/Downtown Specific Plan) zoning district, at 201-211 El Camino Real. The two townhouses
would be constructed on a substandard lot with respect to lot width located in the R-3 (Apartment) zoning
district, at 612 Cambridge Avenue. A vesting tentative map is requested to merge the existing SP-ECR/D
lots, abandon a portion of Alto Lane, and create a two-lot subdivision for condominium purposes, with 12
residential units, one restaurant space and no more than three retail spaces on one lot, and two
townhouses on the second lot. The proposal includes a request for a Public Benefit Bonus, with the benefit
consisting of rounding up a fractional BMR unit requirement to a full BMR unit for a total of two on-site BMR
units. The project also requires Planning Commission review for consistency with the General Plan related
to the proposed vacation of Alto Lane, a public right-of-way adjacent to 201-211 El Camino Real and 239251 El Camino Real. A portion of the abandoned public right-of-way would go to the adjacent property
owners at 201-211 El Camino Real and 239-251 El Camino Real. An Initial Study and Mitigated Negative
Declaration (IS/MND) was prepared for the proposed project in accordance with the California
Environmental Quality Act (CEQA).
DECISION ENTITY: City Council

DATE: October 27, 2020

ACTION: TBD

VOTE: TBD (Carlton, Combs, Mueller, Nash, Taylor)
ACTION:
1. Make the following findings relative to the environmental review of the proposal and adopt the Mitigated
Negative Declaration:
a. A Mitigated Negative Declaration has been prepared and circulated for public review in
accordance with current State California Environmental Quality Act Guidelines;
b. The Planning Commission has considered the Mitigated Negative Declaration prepared for the
proposal and any comments received during the public review period;
c.

Based on the Initial Study prepared for the Mitigated Negative Declaration and any comments
received on the document, there is no substantial evidence that the proposed project will have
a significant effect on the environment; and

d. Relevant mitigation measures have been incorporated into the project through the Mitigation
Monitoring and Reporting Program, which is approved as part of this finding.
2. Adopt the following findings, as per Section 16.68.020 of the Zoning Ordinance, pertaining to
architectural control approval:
a. The general appearance of the structure is in keeping with the character of the neighborhood.
The proposed exterior materials and finishes would be high quality in nature and would
reinforce the neighborhood compatibility. The scale variation enables a smooth and cohesive
transition from the denser and taller mixed use building to the shorter townhouses and lower
density neighborhood along Cambridge Avenue.
b. The development will not be detrimental to the harmonious and orderly growth of the City. The
construction and ongoing occupation of the site would proceed in accordance with all
applicable City requirements and procedures, as verified in these conditions of approval. The
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201-211 El Camino Real and 612 Cambridge Avenue – Attachment C; Exhibit A – Recommended
Actions
LOCATION: 201-211 El
Camino Real and 612
Cambridge Avenue

PROJECT NUMBER:
PLN2018-00061

APPLICANT: Steve
Atkinson

OWNER: HuHan Two,
LLC

PROPOSAL: Request for architectural control, a use permit, a vesting tentative map, a below market rate
(BMR) housing agreement, and environmental review for demolition of an existing commercial building and
a multifamily residential building and the construction of a new three-story, mixed-use building with a
below-ground parking structure and two townhouses. The mixed-use building would consist of retail and
restaurant uses on the first floor and 12 residential units on the second and third floors in the SP-ECR/D (El
Camino Real/Downtown Specific Plan) zoning district, at 201-211 El Camino Real. The two townhouses
would be constructed on a substandard lot with respect to lot width located in the R-3 (Apartment) zoning
district, at 612 Cambridge Avenue. A vesting tentative map is requested to merge the existing SP-ECR/D
lots, abandon a portion of Alto Lane, and create a two-lot subdivision for condominium purposes, with 12
residential units, one restaurant space and no more than three retail spaces on one lot, and two
townhouses on the second lot. The proposal includes a request for a Public Benefit Bonus, with the benefit
consisting of rounding up a fractional BMR unit requirement to a full BMR unit for a total of two on-site BMR
units. The project also requires Planning Commission review for consistency with the General Plan related
to the proposed vacation of Alto Lane, a public right-of-way adjacent to 201-211 El Camino Real and 239251 El Camino Real. A portion of the abandoned public right-of-way would go to the adjacent property
owners at 201-211 El Camino Real and 239-251 El Camino Real. An Initial Study and Mitigated Negative
Declaration (IS/MND) was prepared for the proposed project in accordance with the California
Environmental Quality Act (CEQA).
DECISION ENTITY: City Council

DATE: October 27, 2020

ACTION: TBD

VOTE: TBD (Carlton, Combs, Mueller, Nash, Taylor)
ACTION:
sequencing of the public service easement at the start of the project would ensure that all
development occurs with appropriate reference to the required utility relocations.
c.

The development will not impair the desirability of investment or occupation in the
neighborhood. The project shall provide retail and restaurant components to retain some of the
existing commercial uses on site.

d. The development provides adequate parking as required in all applicable City Ordinances and
has made adequate provisions for access to such parking. Parking agreements shall be
arranged to ensure both properties are granted the required parking for each component of the
project.
e. The development is consistent with the El Camino Real/Downtown Specific Plan, as verified in
detail in the Standards and Guidelines Compliance Worksheet.
3. Make findings, as per Section 16.82.030 of the Zoning Ordinance pertaining to the granting of use
permits, that the proposed use will not be detrimental to the health, safety, morals, comfort and general
welfare of the persons residing or working in the neighborhood of such proposed use, and will not be
detrimental to property and improvements in the neighborhood or the general welfare of the City.
4. Make findings that the proposed major subdivision is technically correct and in compliance with all
applicable State regulations, City General Plan, Zoning and Subdivision Ordinances, and the State
Subdivision Map Act.
5. Approve the Below Market Rate Rental Housing Agreement.
6. Approve the architectural control, use permit, and vesting tentative map subject to the following
standard conditions:
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201-211 El Camino Real and 612 Cambridge Avenue – Attachment C; Exhibit A – Recommended
Actions
LOCATION: 201-211 El
Camino Real and 612
Cambridge Avenue

PROJECT NUMBER:
PLN2018-00061

APPLICANT: Steve
Atkinson

OWNER: HuHan Two,
LLC

PROPOSAL: Request for architectural control, a use permit, a vesting tentative map, a below market rate
(BMR) housing agreement, and environmental review for demolition of an existing commercial building and
a multifamily residential building and the construction of a new three-story, mixed-use building with a
below-ground parking structure and two townhouses. The mixed-use building would consist of retail and
restaurant uses on the first floor and 12 residential units on the second and third floors in the SP-ECR/D (El
Camino Real/Downtown Specific Plan) zoning district, at 201-211 El Camino Real. The two townhouses
would be constructed on a substandard lot with respect to lot width located in the R-3 (Apartment) zoning
district, at 612 Cambridge Avenue. A vesting tentative map is requested to merge the existing SP-ECR/D
lots, abandon a portion of Alto Lane, and create a two-lot subdivision for condominium purposes, with 12
residential units, one restaurant space and no more than three retail spaces on one lot, and two
townhouses on the second lot. The proposal includes a request for a Public Benefit Bonus, with the benefit
consisting of rounding up a fractional BMR unit requirement to a full BMR unit for a total of two on-site BMR
units. The project also requires Planning Commission review for consistency with the General Plan related
to the proposed vacation of Alto Lane, a public right-of-way adjacent to 201-211 El Camino Real and 239251 El Camino Real. A portion of the abandoned public right-of-way would go to the adjacent property
owners at 201-211 El Camino Real and 239-251 El Camino Real. An Initial Study and Mitigated Negative
Declaration (IS/MND) was prepared for the proposed project in accordance with the California
Environmental Quality Act (CEQA).
DECISION ENTITY: City Council

DATE: October 27, 2020

ACTION: TBD

VOTE: TBD (Carlton, Combs, Mueller, Nash, Taylor)
ACTION:
a. The applicant shall be required to apply for a building permit within one year from the date of
approval (by October 27, 2021) for the use permit to remain in effect.
b. Development of the project shall be substantially in conformance with the plans prepared by
EID Architects, consisting of 81 plan sheets, dated received on September 30, 2020, and
recommended for approval by the City Council on October 27, 2020, except as modified by the
conditions contained herein, subject to review and approval of the Planning Division.
c.

Minor modifications to building exteriors and locations, fence styles and locations, signage, and
significant landscape features may be approved by the Community Development Director or
designee, based on the determination that the proposed modification is consistent with other
building and design elements of the approved Architectural Control and will not have an
adverse impact on the character and aesthetics of the site. The Director may refer any request
for revisions to the plans to the Planning Commission for architectural control approval. A
public meeting could be called regarding such changes if deemed necessary by the Planning
Commission.

d. Minor modifications where the Community Development Director determines the modifications
are more substantive than the changes outlined in 7c. may be approved by the Community
Development Director, provided the modifications are determined to be consistent with the
building and design elements of the approved project, subject to notification of the Planning
Commission. A member of the Planning Commission may request to discuss these
modifications on the next agenda.
e. Major modifications to the development plan which involve material changes, or expansion or
intensification of development may be allowed subject to obtaining an architectural control
permit from the Planning Commission.
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201-211 El Camino Real and 612 Cambridge Avenue – Attachment C; Exhibit A – Recommended
Actions
LOCATION: 201-211 El
Camino Real and 612
Cambridge Avenue

PROJECT NUMBER:
PLN2018-00061

APPLICANT: Steve
Atkinson

OWNER: HuHan Two,
LLC

PROPOSAL: Request for architectural control, a use permit, a vesting tentative map, a below market rate
(BMR) housing agreement, and environmental review for demolition of an existing commercial building and
a multifamily residential building and the construction of a new three-story, mixed-use building with a
below-ground parking structure and two townhouses. The mixed-use building would consist of retail and
restaurant uses on the first floor and 12 residential units on the second and third floors in the SP-ECR/D (El
Camino Real/Downtown Specific Plan) zoning district, at 201-211 El Camino Real. The two townhouses
would be constructed on a substandard lot with respect to lot width located in the R-3 (Apartment) zoning
district, at 612 Cambridge Avenue. A vesting tentative map is requested to merge the existing SP-ECR/D
lots, abandon a portion of Alto Lane, and create a two-lot subdivision for condominium purposes, with 12
residential units, one restaurant space and no more than three retail spaces on one lot, and two
townhouses on the second lot. The proposal includes a request for a Public Benefit Bonus, with the benefit
consisting of rounding up a fractional BMR unit requirement to a full BMR unit for a total of two on-site BMR
units. The project also requires Planning Commission review for consistency with the General Plan related
to the proposed vacation of Alto Lane, a public right-of-way adjacent to 201-211 El Camino Real and 239251 El Camino Real. A portion of the abandoned public right-of-way would go to the adjacent property
owners at 201-211 El Camino Real and 239-251 El Camino Real. An Initial Study and Mitigated Negative
Declaration (IS/MND) was prepared for the proposed project in accordance with the California
Environmental Quality Act (CEQA).
DECISION ENTITY: City Council

DATE: October 27, 2020

ACTION: TBD

VOTE: TBD (Carlton, Combs, Mueller, Nash, Taylor)
ACTION:
f.

Prior to building permit issuance, the applicant shall comply with all Sanitary District, California
Water Company, Menlo Park Fire Protection District, and utility companies' regulations that are
directly applicable to the project.

g. Prior to Final Map approval, the applicant shall submit plans for: 1) construction safety fences
around the periphery of the construction area, 2) dust control, 3) air pollution control, 4) erosion
and sedimentation control, 5) tree protection fencing, and 6) construction vehicle parking. The
plans shall be subject to review and approval by the Building, Engineering, and Planning
Divisions. The fences and erosion and sedimentation control measures shall be installed
according to the approved plan prior to commencing construction.
h. Prior to building permit issuance, the applicant shall submit plans for construction related
parking management, construction staging, material storage and Traffic Control Handling Plan
(TCHP) to be reviewed and approved by the City. The applicant shall secure adequate parking
for any and all construction trades, until the parking podium is available on the project site.
The plan shall include construction phasing and anticipated method of traffic handling for each
phase.
i.

Heritage trees in the vicinity of the construction project shall be protected pursuant to the
Heritage Tree Ordinance and the arborist report prepared by Advanced Tree Care, dated
received August 10, 2020.

j.

Prior to Final Map approval, the applicant shall submit an updated Storm Water Management
plan with review of third party engineer’s certification.

k.

Stormwater Pollution Prevention Program Best Management Practices (BMPs) for construction
shall be implemented to protect water quality, in accordance with the approved Stormwater
Pollution Prevention Plans.
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201-211 El Camino Real and 612 Cambridge Avenue – Attachment C; Exhibit A – Recommended
Actions
LOCATION: 201-211 El
Camino Real and 612
Cambridge Avenue

PROJECT NUMBER:
PLN2018-00061

APPLICANT: Steve
Atkinson

OWNER: HuHan Two,
LLC

PROPOSAL: Request for architectural control, a use permit, a vesting tentative map, a below market rate
(BMR) housing agreement, and environmental review for demolition of an existing commercial building and
a multifamily residential building and the construction of a new three-story, mixed-use building with a
below-ground parking structure and two townhouses. The mixed-use building would consist of retail and
restaurant uses on the first floor and 12 residential units on the second and third floors in the SP-ECR/D (El
Camino Real/Downtown Specific Plan) zoning district, at 201-211 El Camino Real. The two townhouses
would be constructed on a substandard lot with respect to lot width located in the R-3 (Apartment) zoning
district, at 612 Cambridge Avenue. A vesting tentative map is requested to merge the existing SP-ECR/D
lots, abandon a portion of Alto Lane, and create a two-lot subdivision for condominium purposes, with 12
residential units, one restaurant space and no more than three retail spaces on one lot, and two
townhouses on the second lot. The proposal includes a request for a Public Benefit Bonus, with the benefit
consisting of rounding up a fractional BMR unit requirement to a full BMR unit for a total of two on-site BMR
units. The project also requires Planning Commission review for consistency with the General Plan related
to the proposed vacation of Alto Lane, a public right-of-way adjacent to 201-211 El Camino Real and 239251 El Camino Real. A portion of the abandoned public right-of-way would go to the adjacent property
owners at 201-211 El Camino Real and 239-251 El Camino Real. An Initial Study and Mitigated Negative
Declaration (IS/MND) was prepared for the proposed project in accordance with the California
Environmental Quality Act (CEQA).
DECISION ENTITY: City Council

DATE: October 27, 2020

ACTION: TBD

VOTE: TBD (Carlton, Combs, Mueller, Nash, Taylor)
ACTION:
l.

Prior to issuance of a building permit, the final, signed BMR agreement shall be recorded with
the County of San Mateo and a conformed copy shall be submitted to the Planning Division.

7. Approve the architectural control, use permit and vesting tentative map subject to the following projectspecific conditions:
a. The applicant shall address all Mitigation, Monitoring, and Reporting Program (MMRP)
requirements as specified in the MMRP. Failure to meet these requirements may result in
delays to the building permit issuance, stop work orders during construction, and/or fines.
b. Simultaneous with the submittal of a complete building permit application, the applicant shall
submit an updated LEED Checklist, subject to review and approval of the Planning Division.
The Checklist shall be prepared by a LEED Accredited Professional (LEED AP). The LEED AP
shall submit a cover letter stating their qualifications, and confirm that they have prepared the
Checklist and that the information presented is accurate. Confirmation that the project
conceptually achieves LEED Silver certification shall be required before issuance of the
building permit. Prior to final inspection of the building permit or as early as the project can be
certified by the United States Green Building Council, the project shall submit verification that
the development has achieved final LEED Silver certification.
c.

Covenants, Conditions & Restrictions (CC&Rs) will be required for the development as a whole
(two properties), addressing overlapping topics such as shared parking and access,
stormwater treatment areas, and storm drains. CC&R’s need to be submitted, reviewed by
Planning, Public Works, and the City Attorney prior to final map approval or building permit
issuance. Easements, deed restrictions, or other alternate mechanisms may be used for these
requirements, as specified by the City Attorney. The CC&R shall be recorded prior to final
inspection.
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201-211 El Camino Real and 612 Cambridge Avenue – Attachment C; Exhibit A – Recommended
Actions
LOCATION: 201-211 El
Camino Real and 612
Cambridge Avenue

PROJECT NUMBER:
PLN2018-00061

APPLICANT: Steve
Atkinson

OWNER: HuHan Two,
LLC

PROPOSAL: Request for architectural control, a use permit, a vesting tentative map, a below market rate
(BMR) housing agreement, and environmental review for demolition of an existing commercial building and
a multifamily residential building and the construction of a new three-story, mixed-use building with a
below-ground parking structure and two townhouses. The mixed-use building would consist of retail and
restaurant uses on the first floor and 12 residential units on the second and third floors in the SP-ECR/D (El
Camino Real/Downtown Specific Plan) zoning district, at 201-211 El Camino Real. The two townhouses
would be constructed on a substandard lot with respect to lot width located in the R-3 (Apartment) zoning
district, at 612 Cambridge Avenue. A vesting tentative map is requested to merge the existing SP-ECR/D
lots, abandon a portion of Alto Lane, and create a two-lot subdivision for condominium purposes, with 12
residential units, one restaurant space and no more than three retail spaces on one lot, and two
townhouses on the second lot. The proposal includes a request for a Public Benefit Bonus, with the benefit
consisting of rounding up a fractional BMR unit requirement to a full BMR unit for a total of two on-site BMR
units. The project also requires Planning Commission review for consistency with the General Plan related
to the proposed vacation of Alto Lane, a public right-of-way adjacent to 201-211 El Camino Real and 239251 El Camino Real. A portion of the abandoned public right-of-way would go to the adjacent property
owners at 201-211 El Camino Real and 239-251 El Camino Real. An Initial Study and Mitigated Negative
Declaration (IS/MND) was prepared for the proposed project in accordance with the California
Environmental Quality Act (CEQA).
DECISION ENTITY: City Council

DATE: October 27, 2020

ACTION: TBD

VOTE: TBD (Carlton, Combs, Mueller, Nash, Taylor)
ACTION:
d. The parking garage gates shall remain open while businesses are in operation hours, in order
to limit the potential for vehicles blocking the sidewalk while waiting for the gate to open. The
Transportation Manager may adjust these times if requested in the future, provided that the
applicant demonstrates that pedestrian safety will not be compromised.
e. Dedication of Public Service Easements will be required prior to final occupancy as part of the
Final Map or separate instrument to accommodate a 12-foot wide sidewalk along the El
Camino Real and Cambridge Avenue frontages.
f.

One parking stacker in the parking garage, comprising two parking spaces, shall be dedicated
specifically for the use of an owner or employee of the respective commercial use.

g. Prior to issuance of building permit, the applicant shall submit the El Camino Real/Downtown
Specific Plan Preparation Fee, which is established at $1.13/square foot for all net new
development. For the subject proposal, the fee is estimated at $1,215.88 ($1.13 x 1,076 net
new square feet).
h. Engineering-specific Conditions, subject to review and approval of the Engineering Division
except as otherwise noted:
i. Within two years from the date of approval of the vesting tentative map, the applicant
shall submit a Final Map for City approval.
ii. The applicant shall adhere to the Subdivision Map Act and Chapter 15 of the City's
Municipal Code.
iii. Prior to Final Map approval, the new public service easement (PSE) shall be dedicated
and all utilities from Alto Lane shall be relocated to the new PSE to the satisfaction of
City and utility companies.
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201-211 El Camino Real and 612 Cambridge Avenue – Attachment C; Exhibit A – Recommended
Actions
LOCATION: 201-211 El
Camino Real and 612
Cambridge Avenue

PROJECT NUMBER:
PLN2018-00061

APPLICANT: Steve
Atkinson

OWNER: HuHan Two,
LLC

PROPOSAL: Request for architectural control, a use permit, a vesting tentative map, a below market rate
(BMR) housing agreement, and environmental review for demolition of an existing commercial building and
a multifamily residential building and the construction of a new three-story, mixed-use building with a
below-ground parking structure and two townhouses. The mixed-use building would consist of retail and
restaurant uses on the first floor and 12 residential units on the second and third floors in the SP-ECR/D (El
Camino Real/Downtown Specific Plan) zoning district, at 201-211 El Camino Real. The two townhouses
would be constructed on a substandard lot with respect to lot width located in the R-3 (Apartment) zoning
district, at 612 Cambridge Avenue. A vesting tentative map is requested to merge the existing SP-ECR/D
lots, abandon a portion of Alto Lane, and create a two-lot subdivision for condominium purposes, with 12
residential units, one restaurant space and no more than three retail spaces on one lot, and two
townhouses on the second lot. The proposal includes a request for a Public Benefit Bonus, with the benefit
consisting of rounding up a fractional BMR unit requirement to a full BMR unit for a total of two on-site BMR
units. The project also requires Planning Commission review for consistency with the General Plan related
to the proposed vacation of Alto Lane, a public right-of-way adjacent to 201-211 El Camino Real and 239251 El Camino Real. A portion of the abandoned public right-of-way would go to the adjacent property
owners at 201-211 El Camino Real and 239-251 El Camino Real. An Initial Study and Mitigated Negative
Declaration (IS/MND) was prepared for the proposed project in accordance with the California
Environmental Quality Act (CEQA).
DECISION ENTITY: City Council

DATE: October 27, 2020

ACTION: TBD

VOTE: TBD (Carlton, Combs, Mueller, Nash, Taylor)
ACTION:
iv. Prior to Final Map approval, the Alto Lane public right-of-way shall be vacated.
v. Prior to Final Map approval, the applicant shall submit engineered off-site Improvement
Plans (including specifications & engineers cost estimates), for approval by the
Engineering Division, showing the infrastructure necessary to serve the project. The
Improvement Plans shall include, but are not limited to, all engineering calculations
necessary to substantiate the design, proposed roadways, drainage improvements,
utilities, traffic control devices, retaining walls, sanitary sewers, and storm drains,
pump/lift stations, street lightings, common area landscaping and other project
improvements. All public improvements shall be designed and constructed to the
satisfaction of the Engineering Division. During the design phase of the construction
drawings, all potential utility conflicts shall be potholed with actual depths recorded on
the improvement plans submitted for City review and approval. The Off-Site
Improvement plans shall include removal and replacement of any damaged and
significantly worn sections of frontage improvements. The sidewalk along the project
frontages on El Camino Real and Cambridge Avenue shall be City standard concrete
sidewalk.
vi. A Caltrans encroachment permit for work along El Camino Real is required. This
permit must be secured prior to City of Menlo Park issuance of encroachment permit
for public improvements.
vii. Prior to Final Map approval, the applicant shall submit a Grading and Drainage Plan for
review and approval. Post-construction runoff into the storm drain shall not exceed preconstruction runoff levels. A Hydrology Report will be required to the satisfaction of the
Engineering Division. Slopes for the first 10 feet perpendicular to the structure must be
five percent minimum for pervious surfaces and two percent minimum for impervious
surfaces, including roadways and parking areas, as required by CBC §1804.3.
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201-211 El Camino Real and 612 Cambridge Avenue – Attachment C; Exhibit A – Recommended
Actions
LOCATION: 201-211 El
Camino Real and 612
Cambridge Avenue

PROJECT NUMBER:
PLN2018-00061

APPLICANT: Steve
Atkinson

OWNER: HuHan Two,
LLC

PROPOSAL: Request for architectural control, a use permit, a vesting tentative map, a below market rate
(BMR) housing agreement, and environmental review for demolition of an existing commercial building and
a multifamily residential building and the construction of a new three-story, mixed-use building with a
below-ground parking structure and two townhouses. The mixed-use building would consist of retail and
restaurant uses on the first floor and 12 residential units on the second and third floors in the SP-ECR/D (El
Camino Real/Downtown Specific Plan) zoning district, at 201-211 El Camino Real. The two townhouses
would be constructed on a substandard lot with respect to lot width located in the R-3 (Apartment) zoning
district, at 612 Cambridge Avenue. A vesting tentative map is requested to merge the existing SP-ECR/D
lots, abandon a portion of Alto Lane, and create a two-lot subdivision for condominium purposes, with 12
residential units, one restaurant space and no more than three retail spaces on one lot, and two
townhouses on the second lot. The proposal includes a request for a Public Benefit Bonus, with the benefit
consisting of rounding up a fractional BMR unit requirement to a full BMR unit for a total of two on-site BMR
units. The project also requires Planning Commission review for consistency with the General Plan related
to the proposed vacation of Alto Lane, a public right-of-way adjacent to 201-211 El Camino Real and 239251 El Camino Real. A portion of the abandoned public right-of-way would go to the adjacent property
owners at 201-211 El Camino Real and 239-251 El Camino Real. An Initial Study and Mitigated Negative
Declaration (IS/MND) was prepared for the proposed project in accordance with the California
Environmental Quality Act (CEQA).
DECISION ENTITY: City Council

DATE: October 27, 2020

ACTION: TBD

VOTE: TBD (Carlton, Combs, Mueller, Nash, Taylor)
ACTION:
Discharges from the garage ramp and underground parking areas are not allowed into
the storm drain system. Discharge must be treated with an oil/water separator and
must connect to the sanitary sewer system. This will require a permit from West Bay
Sanitary District.
viii. Prior to Final Map approval, the applicant shall submit a plan for any new utility
installations or upgrades for review and approval of the Planning, Engineering, and
Building Divisions. All utility equipment that is installed outside of a building and that
cannot be placed underground shall be properly screened by landscaping. The plan
shall show exact locations of all meters, back flow prevention devices, transformers,
junction boxes, relay boxes, and other equipment boxes.
ix. If construction is not complete by the start of the wet season (October 1 through April
30), the applicant shall implement a winterization program to minimize the potential for
erosion and sedimentation.
x. Prior to Final Map approval, the applicant shall submit a heritage street tree
preservation plan, detailing the location of and methods for all tree protection
measures.
xi. Prior to Final Map approval, the applicant shall pay all applicable engineering fees,
including Recreation-in-lieu fee of $940,800.00 ($78,400.00 per residential unit) in
accordance with City requirements and the latest approved Master Fee Schedule.
xii. Prior to issuance of each building permit, the applicant shall pay the applicable
Building Construction Street Impact Fee in effect at the time of payment to the
satisfaction of the Public Works Director. The current fee is calculated by multiplying
the valuation of the construction by 0.0058.
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201-211 El Camino Real and 612 Cambridge Avenue – Attachment C; Exhibit A – Recommended
Actions
LOCATION: 201-211 El
Camino Real and 612
Cambridge Avenue

PROJECT NUMBER:
PLN2018-00061

APPLICANT: Steve
Atkinson

OWNER: HuHan Two,
LLC

PROPOSAL: Request for architectural control, a use permit, a vesting tentative map, a below market rate
(BMR) housing agreement, and environmental review for demolition of an existing commercial building and
a multifamily residential building and the construction of a new three-story, mixed-use building with a
below-ground parking structure and two townhouses. The mixed-use building would consist of retail and
restaurant uses on the first floor and 12 residential units on the second and third floors in the SP-ECR/D (El
Camino Real/Downtown Specific Plan) zoning district, at 201-211 El Camino Real. The two townhouses
would be constructed on a substandard lot with respect to lot width located in the R-3 (Apartment) zoning
district, at 612 Cambridge Avenue. A vesting tentative map is requested to merge the existing SP-ECR/D
lots, abandon a portion of Alto Lane, and create a two-lot subdivision for condominium purposes, with 12
residential units, one restaurant space and no more than three retail spaces on one lot, and two
townhouses on the second lot. The proposal includes a request for a Public Benefit Bonus, with the benefit
consisting of rounding up a fractional BMR unit requirement to a full BMR unit for a total of two on-site BMR
units. The project also requires Planning Commission review for consistency with the General Plan related
to the proposed vacation of Alto Lane, a public right-of-way adjacent to 201-211 El Camino Real and 239251 El Camino Real. A portion of the abandoned public right-of-way would go to the adjacent property
owners at 201-211 El Camino Real and 239-251 El Camino Real. An Initial Study and Mitigated Negative
Declaration (IS/MND) was prepared for the proposed project in accordance with the California
Environmental Quality Act (CEQA).
DECISION ENTITY: City Council

DATE: October 27, 2020

ACTION: TBD

VOTE: TBD (Carlton, Combs, Mueller, Nash, Taylor)
ACTION:
xiii. Prior to Final Map approval, the applicant shall submit plans for street light design per
City standards, at locations approved by the City. All street lights along the project
frontages shall be painted Mesa Brown and upgraded with LED fixtures compliant with
PG&E standards.
xiv. Prior to Final Map approval, the applicant shall enter into a Subdivision Improvement
Agreement and provide a performance bond for the completion of the off-site
improvements as shown on the approved project improvement plans. The applicant
shall obtain an encroachment permit, from the appropriate reviewing jurisdiction, prior
to commencing any work within the right-of-way (ROW) or public easements.
xv. All agreements shall run with the land and shall be recorded with the San Mateo
County Recorder’s Office prior to building permit final inspection.
xvi. Street trees shall be from the City-approved street tree species or to the satisfaction of
City Arborist. Irrigation within public right of way shall comply with City Standard
Details LS-1 through LS-19.
xvii. Prior to Final Map approval, the applicant shall provide documentation indicating the
amount of irrigated landscaping. If the project proposes more than 500 square feet of
irrigated landscaping, it is subject to the City's Water Efficient Landscaping Ordinance
(Municipal Code Chapter 12.44).
xviii. All public right-of-way improvements, including frontage improvements and the
dedication of easements and public right-of-way, shall be completed to the satisfaction
of the Engineering Division prior to building permit final inspection.
xix. Prior to final inspection, the applicant shall submit a landscape audit report.
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201-211 El Camino Real and 612 Cambridge Avenue – Attachment C; Exhibit A – Recommended
Actions
LOCATION: 201-211 El
Camino Real and 612
Cambridge Avenue

PROJECT NUMBER:
PLN2018-00061

APPLICANT: Steve
Atkinson

OWNER: HuHan Two,
LLC

PROPOSAL: Request for architectural control, a use permit, a vesting tentative map, a below market rate
(BMR) housing agreement, and environmental review for demolition of an existing commercial building and
a multifamily residential building and the construction of a new three-story, mixed-use building with a
below-ground parking structure and two townhouses. The mixed-use building would consist of retail and
restaurant uses on the first floor and 12 residential units on the second and third floors in the SP-ECR/D (El
Camino Real/Downtown Specific Plan) zoning district, at 201-211 El Camino Real. The two townhouses
would be constructed on a substandard lot with respect to lot width located in the R-3 (Apartment) zoning
district, at 612 Cambridge Avenue. A vesting tentative map is requested to merge the existing SP-ECR/D
lots, abandon a portion of Alto Lane, and create a two-lot subdivision for condominium purposes, with 12
residential units, one restaurant space and no more than three retail spaces on one lot, and two
townhouses on the second lot. The proposal includes a request for a Public Benefit Bonus, with the benefit
consisting of rounding up a fractional BMR unit requirement to a full BMR unit for a total of two on-site BMR
units. The project also requires Planning Commission review for consistency with the General Plan related
to the proposed vacation of Alto Lane, a public right-of-way adjacent to 201-211 El Camino Real and 239251 El Camino Real. A portion of the abandoned public right-of-way would go to the adjacent property
owners at 201-211 El Camino Real and 239-251 El Camino Real. An Initial Study and Mitigated Negative
Declaration (IS/MND) was prepared for the proposed project in accordance with the California
Environmental Quality Act (CEQA).
DECISION ENTITY: City Council

DATE: October 27, 2020

ACTION: TBD

VOTE: TBD (Carlton, Combs, Mueller, Nash, Taylor)
ACTION:
xx. The Applicant shall retain a civil engineer to prepare "as-built" or "record" drawings of
public improvements, and the drawings shall be submitted in AutoCAD and Adobe
PDF formats to the Engineering Division prior to Final Occupancy.
xxi. Prior to Final Map approval, the applicant shall submit a draft “Stormwater Treatment
Measures Operations and Maintenance (O&M) Agreement” with the City subject to
review and approval by the Engineering Division. The property owner will be
responsible for the operation and maintenance of stormwater treatment measures for
the project.
xxii. Prior to issuance of the building permit, the owner/applicant shall submit design to
demonstrate the proposed shoring tie-back/soil nails system does not adversely affect
any existing or future utilities and/or any other City infrastructure, to the satisfaction of
the Engineering Division. I-beams and appurtenances associated with the shoring
plan, other than tie-back cables/soil nails, cannot be placed in the ROW.
xxiii. Prior to issuance of the building permit, the owner/applicant shall enter into a Tie-Back
Agreement with the City and pay the associated fees for the tie-backs encroaching and
remaining into the right of way associated with the project in a form approved by the
City Attorney, which agreement shall be recorded and shall be binding on future
owners of the property. Notarized agreements will be required between the project and
the adjacent property owners if the project plans to tie-back encroaching into a private
property.
xxiv. Prior to issuance of the building permit, the applicant shall install reference
elevation/benchmarks to monitor ground movement in the vicinity of the shoring
system at the existing curbs of El Camino Real and Cambridge Avenue before, during
and after excavations. The benchmarks shall be surveyed by a licensed surveyor and
tied to an existing city monument or benchmark. The benchmarks shall be monitored
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201-211 El Camino Real and 612 Cambridge Avenue – Attachment C; Exhibit A – Recommended
Actions
LOCATION: 201-211 El
Camino Real and 612
Cambridge Avenue

PROJECT NUMBER:
PLN2018-00061

APPLICANT: Steve
Atkinson

OWNER: HuHan Two,
LLC

PROPOSAL: Request for architectural control, a use permit, a vesting tentative map, a below market rate
(BMR) housing agreement, and environmental review for demolition of an existing commercial building and
a multifamily residential building and the construction of a new three-story, mixed-use building with a
below-ground parking structure and two townhouses. The mixed-use building would consist of retail and
restaurant uses on the first floor and 12 residential units on the second and third floors in the SP-ECR/D (El
Camino Real/Downtown Specific Plan) zoning district, at 201-211 El Camino Real. The two townhouses
would be constructed on a substandard lot with respect to lot width located in the R-3 (Apartment) zoning
district, at 612 Cambridge Avenue. A vesting tentative map is requested to merge the existing SP-ECR/D
lots, abandon a portion of Alto Lane, and create a two-lot subdivision for condominium purposes, with 12
residential units, one restaurant space and no more than three retail spaces on one lot, and two
townhouses on the second lot. The proposal includes a request for a Public Benefit Bonus, with the benefit
consisting of rounding up a fractional BMR unit requirement to a full BMR unit for a total of two on-site BMR
units. The project also requires Planning Commission review for consistency with the General Plan related
to the proposed vacation of Alto Lane, a public right-of-way adjacent to 201-211 El Camino Real and 239251 El Camino Real. A portion of the abandoned public right-of-way would go to the adjacent property
owners at 201-211 El Camino Real and 239-251 El Camino Real. An Initial Study and Mitigated Negative
Declaration (IS/MND) was prepared for the proposed project in accordance with the California
Environmental Quality Act (CEQA).
DECISION ENTITY: City Council

DATE: October 27, 2020

ACTION: TBD

VOTE: TBD (Carlton, Combs, Mueller, Nash, Taylor)
ACTION:
for horizontal and vertical displacement of public improvements. Tie-back system shall
comply with the City’s Tie-Back Guidelines.
xxv. The streets adjoining the project shall receive an asphalt concrete overlay at the
completion of improvements as shown on the vesting tentative map. Existing striping,
markings, and legends shall be replaced in kind, or as modified by the City Engineer.
xxvi. Prior to final inspection, the applicant shall submit a maintenance agreement for nonstandard improvements within the public right-of-way.
xxvii. Prior to building permit issuance, the applicant shall pay all applicable City fees. Refer
to City of Menlo Park Master Fee Schedule.
i.

Transportation-specific Conditions, subject to review and approval of the Transportation
Division except as otherwise noted:
i. Prior to issuance of building permit, the applicant shall submit all relevant
transportation impact fees (TIF), subject to review and approval of the Transportation
Division. The TIF is estimated to be $71,314.50. This is calculated by subtracting the
existing TIF value of $101,728.34 from the proposed TIF value of $173,042.84. Please
note this fee is updated annually on July 1st based on the Engineering News Record
Bay Area Construction Cost Index. Fees are due before a building permit is issued.
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DRAFT – RESOLUTION NO. 6596
RESOLUTION OF THE CITY COUNCIL OF THE CITY OF MENLO PARK
ORDERING THE VACATION AND ABANDONMENT OF ALTO LANE, PUBLIC
RIGHT-OF-WAY ADJACENT TO THE PROPERTY AT 201-211 EL CAMINO
REAL AND 239-251 EL CAMINO REAL
WHEREAS, the developer of 201-211 El Camino Real and 612 Cambridge Avenue has submitted
to the City of Menlo Park a development project referred to as 201 El Camino Real which includes
the abandonment of Alto Lane, public right-of-way; and
WHEREAS, on September 22, 2020, the City Council of the City of Menlo Park adopted Council
Resolution No. 6590 declaring the intention of said City Council to abandon the Alto Lane public
right-of-way adjacent to the property at 201-211 El Camino Real and 239-251 El Camino Real in
the City of Menlo Park; and
WHEREAS, the Planning Commission of the City of Menlo Park held a Public Hearing on 201 El
Camino Real project on October 5, 2020, which included aforementioned proposed abandonment
and has reported to the City Council that said proposed development including abandonments
conforms with the City’s General Plan; and
WHEREAS, notice of said Public Hearing was duly made by publication, mailing, and posting as
required by law, and proof thereof is on file with the City Clerk of the City of Menlo Park; and
WHEREAS, there are existing utilities in Alto Lane that will be required to be relocated prior to
abandonment; and these existing utilities will be either reconfigured or abandoned and, where
necessary, a new easement created to accommodate the new disposition of these utilities; and
WHEREAS, pedestrian access through the site would be provided by a public service easement
proposed as part of the project; and
IT APPEARING to the City Council of the City of Menlo Park that Alto Lane, public right-of-way
should be abandoned for the reason that the existing utilities will be relocated or abandoned and
they are no longer needed as a result of the proposed 201 El Camino Real project, thereby
removing these unneeded easement encumbrance, and that public convenience, necessity, and
the best interests of the citizens of Menlo Park will be served by such abandonment.
NOW, THEREFORE, the City of Menlo Park, acting by and through its City Council, having
considered and been fully advised in the matter and good cause appearing therefore,
BE IT AND IT IS HEREBY RESOLVED by the City of Menlo Park
A)
that said City Council does hereby abandon, to the full extent permitted by law, Alto Lane,
the public right-of-way adjacent to the property at 201-211 El Camino Real and 239-251 El
Camino Real described on the legal plats, Exhibit A, attached hereto and by the legal description
of said public right-of way on file in the Engineering Division, and said exhibits and legal
descriptions are incorporated herein and made a part hereof; and
B)
that said City Council does hereby acknowledge that prior to abandoning Alto Lane, the
public right-of-way adjacent to the property at 201-211 El Camino Real and 239-251 El Camino
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Real, all existing utilities will be required to be relocated; and a new public service easement
created; and
C)

that said abandonment is consistent with the General Plan; and

D)
that said abandonment is exempt under current California Environmental Quality Act
Guidelines.
I, Judi A. Herren, City Clerk of Menlo Park, do hereby certify that the above and foregoing City
Council Resolution was duly and regularly passed and adopted at a meeting by said City Council
on the twenty-seventh day of October, 2020, by the following votes:
AYES:
NOES:
ABSENT:
ABSTAIN:
IN WITNESS WHEREOF, I have hereunto set my hand and affixed the Official Seal of said City
on this twenty-seventh day of October, 2020.

Judi A. Herren, City Clerk
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EXHIBIT A

LEGAL
DESCRIPTION APN:
060-321-220

ALTO LANE VACATION
THAT PORTION OF ALTO LANE AS SHOWN ON THAT CERTAIN MAP TITLED “MAP
No. 2 STANFORD PARK” RECORDED IN MAP BOOK 8 AT PAGE 46, COUNTY OF SAN
MATEO, STATE OF CALIFORNIA, NORTH OF LOT 70 AND SOUTH OF LOTS 71, 72, 73
AND 74, SAID PORTION BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS:
BEGINNING AT THE MOST SOUTHERLY CORNER OF LOT 71 AS SHOWN ON SAID
MAP;
THENCE SOUTH 34°12'53" WEST, 20.00 FEET TO THE MOST EASTERLY CORNER OF
LOT 70, AS SHOWN ON SAID MAP;
THEN ALONG THE NORTHEASTERLY LINE OF LOT 70, NORTH 55°47'07" WEST,
121.57 FEET TO THE MOST NORTHERLY CORNER OF SAID LOT 70;
THENCE NORTH 34°24'20" EAST, 20.00 FEET TO THE MOST WESTERLY CORNER OF
LOT 74 AS SHOWN ON SAID MAP;
THENCE ALONG THE SOUTHWESTERLY LINES OF LOTS 74, 73, 72 AND 71 AS
SHOWN ON SAID MAP, SOUTH 55°47'07" EAST, 121.50 FEET TO THE POINT OF
BEGINNING.
CONTAINING 2431 SQUARE FEET OR 0.06 ACRES, MORE OR LESS.
THIS REAL PROPERTY DESCRIPTION AND ACCOMPANIED EXHIBIT “B” HAS BEEN
PREPARED AT MARK THOMAS, BY ME, OR UNDER MY DIRECTION, IN
CONFORMANCE WITH THE PROFESSIONAL LAND SURVEYORS ACT.

07/07/2020
DATE

TRAVIS TIMOTHY BOHAN LS. 8965
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LEGEND
POB POINT OF BEGINNING
o DIMENSION POINT
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Checked By

AL TO LANE VACATION

Plat to Accompany Legal Description
In the City of Menlo Park
San Mateo County, California
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DRAFT – RESOLUTION NO. 6597
RESOLUTION OF THE CITY COUNCIL OF THE CITY OF MENLO PARK
APPROVING THE BELOW MARKET RATE HOUSING AGREEMENT AND
DECLARATION OF RESTRICTIVE COVENANTS BETWEEN THE CITY OF
MENLO PARK AND HUHAN TWO, LLC, FOR THE PROJECT LOCATED AT 201211 EL CAMINO REAL AND 612 CAMBRIDGE AVENUE
WHEREAS, the City of Menlo Park (“City”) has received an application from HuHan Two, LLC
(“Applicant”), to demolish the existing buildings on-site and redevelop the property located at 201211 El Camino Real and 612 Cambridge Avenue (“Project Site”), with the subsequent
construction of one mixed-use building containing two floors of underground parking, retail and
restaurant uses on the ground floor, and 12 residential units on the second and third floors, and
two detached townhouses, with a total floor area of approximately 28,847 square feet; and
WHEREAS, all required public notices and public hearings were duly given and held
according to law; and
WHEREAS, an Initial Study and Mitigated Negative Declaration was prepared for the Project and
adopted by the City Council on October 27, 2020, in accordance with the provisions of the
California Environmental Quality Act and CEQA Guidelines; and
WHEREAS, after notice having been lawfully given, a public meeting was scheduled and held
before the Housing Commission of the City of Menlo Park on October 7, 2020 to review the initial
draft Below Market Rate Housing Agreement and Declaration of Restrictive Covenants (“BMR
Agreement”) for the provision of two on-site BMR units, affordable to low-income households
whether for rent or for-sale, whereat all persons interested therein might appear and be heard;
and
WHEREAS, the Housing Commission of the City of Menlo Park having fully reviewed, and
considered and evaluated all the testimony and evidence submitted in this matter voted
affirmatively to recommend the City Council of the City of Menlo Park to approve the BMR
Agreement attached hereto as Exhibit A has been structured accordingly; and
WHEREAS, after notice having been lawfully given, a public hearing was scheduled and held
before the Planning Commission of the City of Menlo Park on October 5, 2020 whereat all persons
interested therein might appear and be heard; and
WHEREAS, the Planning Commission of the City of Menlo Park having fully reviewed, considered
and evaluated all the testimony and evidence submitted in this matter voted affirmatively to
recommend to the City Council of the City of Menlo Park to approve the BMR Agreement; and
WHEREAS, after notice having been lawfully given, a public hearing was scheduled and held
before the City Council of the City of Menlo Park on October 27, 2020 whereat all persons
interested therein might appear and be heard; and
WHEREAS, on October 27, 2020 the City Council of the City of Menlo Park has read and
considered that certain BMR Agreement between the City and the Applicant that satisfies the
requirement that Developer comply with Chapter 16.96 of the City’s Municipal Code and with the
Below Market Rate Housing Program Guidelines.
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NOW, THEREFORE, the City Council of the City does RESOLVE as follows:
1.
Public interest and convenience require the City to enter into the Agreement described
above and incorporated herein as Exhibit A.
2.
The City of Menlo Park hereby approves the Agreement and the City Manager is hereby
authorized on behalf of the City to execute the Agreement
I, Judi A. Herren, City Clerk of Menlo Park, do hereby certify that the above and foregoing City
Council Resolution was duly and regularly passed and adopted at a meeting by said City Council
on the twenty-seventh day of October, 2020, by the following votes:
AYES:
NOES:
ABSENT:
ABSTAIN:
IN WITNESS WHEREOF, I have hereunto set my hand and affixed the Official Seal of said City
on this twenty-seventh day of October, 2020.

Judi A. Herren, City Clerk
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EXHIBIT A

This document is recorded for the
benefit of the City of Menlo Park
and is entitled to be recorded free
of charge in accordance with
Sections 6103 and 27383 of the
Government Code.
RECORDING REQUESTED BY
AND WHEN RECORDED MAIL TO:
City of Menlo Park
Attn: City Clerk
701 Laurel Street
Menlo Park, CA 94025

BELOW MARKET RATE HOUSING AGREEMENT
AND
DECLARATION OF RESTRICTIVE COVENANTS
(201-211 El Camino Real and 612 Cambridge Avenue Project)
THIS BELOW MARKET RATE HOUSING AGREEMENT AND DECLARATION OF
RESTRICTIVE COVENANTS (“Agreement”) is entered into as of ____________________,
2020 (“Effective Date”), by and between the City of Menlo Park, a California municipal
corporation (“City”), and HuHan Two, LLC, a limited liability company (“Owner”). City and
Owner may be referred to individually as a “Party” or collectively as the “Parties” in this
Agreement.
RECITALS
A.
Owner is the owner of those certain parcels of real property having current
addresses at 201-211 El Camino Real (APN 071-431-200), 612 Cambridge Avenue (APN 071413-380) and an unaddressed property (APN 071-413-370), in the City of Menlo Park,
California (collectively, the “Property”), as more particularly described in Exhibit A attached
hereto. The Property is commonly known as 201 El Camino Real.
B.
Owner applied to demolish approximately 6,032 square feet of existing
commercial space and 2,892 square feet of existing residential space on the Property and to
develop a three-story, mixed-use development consisting of approximately 7,076 square feet
of retail and restaurant uses on the first floor and 12 multi-family residential units on the
second and third floors, with a below-grade parking structure, and two detached townhouses,
along with associated site improvements. (“Project”).
C.
Menlo Park Municipal Code Chapter 16.96, the Below Market Rate Housing
Program (“BMR Ordinance”), and the Below Market Rate Housing Program Guidelines
(“Guidelines”) require the Owner to provide 10 percent or 1.4 units as affordable to below

1
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market rate (“BMR”) households. The Owner is seeking to develop at the public benefit bonus
level and has proposed 0.6 additional BMR units as the public benefit for a total of two on-site
BMR units for low income households.
D.
On October 27, 2020, after a duly noticed public hearing, and on the
recommendation of the Planning Commission, the City Council granted architectural control,
conditional use permit, major subdivision map, public right-of-way vacation, and environmental
review approvals for the Project (“Project Approvals”). Because the Project Approvals
include a subdivision map, the housing units could be sold as condominiums; however, the
Owner has indicated that the residential units will be rental for an indefinite period.
E.
The Project Approvals require the Owner to provide two BMR units affordable to
low-income households, whether the units are rented or sold (“Low Income Units”). In
accordance with the BMR Ordinance and Guidelines, Owner is required to execute and record
an approved Below Market Rate Housing Agreement as a condition precedent to the issuance
of a building permit for the Project. This Agreement is intended to satisfy that requirement.
NOW, THEREFORE, the Parties hereto agree as follows.
incorporated into this Agreement by this reference.
1.

The recitals are

CONSTRUCTION OF THE IMPROVEMENTS

1.1
Construction of the Project. Owner agrees to construct the Project in
accordance with the City Municipal Code, the Guidelines, the Project Approvals, and all other
applicable state and local building codes, development standards, ordinances and zoning
codes and to meet the following conditions in accordance with the Project Approvals:
(a)
Prior to issuance of any building permit to construct any portion of the
Project, Owner shall execute, acknowledge and deliver this Agreement to the City,
which shall be recorded.
(b)
No portion of any residential unit may be approved for occupancy until
the Owner has completed and designated two Low Income Units in the Project, the City
has approved the Low Income Units for occupancy, and the terms of Section 2 or
Section 3 have been otherwise complied with.
(c)
The exterior materials used in the construction of the Low Income Units
Units will be similar and indistinguishable from those of the market rate units. The
interior finishes of the Low Income Units shall be similar to those of the market rate
units.
1.2
City and Other Governmental Permits. Before commencement of the
Project, the Owner shall secure or cause its contractor to secure any and all permits which
may be required by the City or any other governmental agency affected by such construction,
including without limitation building permits. Owner shall pay all necessary fees and timely
submit to the City final drawings with final corrections to obtain such permits; the staff of the
City will, without incurring liability or expense therefor, process applications in the ordinary
course of business for the issuance of building permits and certificates of occupancy for
construction that meets the requirements of the City Code, and all other applicable laws and
regulations.
1.3
Compliance with Laws. The Owner shall carry out the acquisition, design,
construction and operation of the Project in conformity with all applicable laws, including all
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applicable state labor standards, City zoning and development standards, building, plumbing,
mechanical and electrical codes, and all other provisions of the City Municipal Code. The
Owner shall also ensure that the Project is constructed and operated in compliance with all
applicable disabled and handicapped access requirements, including without limitation the
Americans With Disabilities Act, 42 U.S.C. Section 12101, et seq., Government Code Section
4450, et seq., Government Code Section 11135, et seq., and the Unruh Civil Rights Act, Civil
Code Section 51, et seq.
2.

OPERATION OF RENTAL HOUSING

2.1
Low Income Units. Owner agrees to make available, restrict occupancy, and
lease two of the 12 multi-family residential units on the Property exclusively to Low Income
Households at an Affordable Low Income Rent. The Low Income Units shall be of a quality
and size comparable to all of the other multi-family residential units in the Project. Prior to
occupancy of the first residential unit in the Project, including the townhouses, the Owner shall
notify the City and the City shall approve of the locations of the Low Income Units within the
multi-family residential building. The location of the two Low Income Units are shown on
Exhibit B attached hereto. The floor plan showing the size and layout of the BMR Units are
shown on Exhibit C attached hereto.
2.2
Maximum Affordable Rent, Low Income. The maximum Monthly Rent
chargeable for the Low Income Units and actually paid by a Low Income Household shall not
exceed 30 percent of the Low Income Limits, adjusted for the assumed household size for the
unit based on the number of bedrooms contained in the unit (“Affordable Low Income Rent”).
Monthly Rent for the Low Income Units shall include the right to use at least one parking space
in the residential buildings’ parking garage.
(a) For purposes of this Agreement, “Low Income Households” shall mean
those households with incomes that do not exceed the low income limits for San Mateo
County, adjusted for household size, as set forth in the Guidelines, and as established
and amended from time to time in accordance with the low income limits for San Mateo
County established by the State of California in the California Code of Regulations,
Title 25, Section 6932 or successor provision (“Low Income Limits”).
(b) For purposes of this Agreement, “Monthly Rent” means the total of monthly
payments actually made by the household for (a) use and occupancy of a Low Income
Unit and land and facilities associated therewith, (b) any separately charged fees or
service charges mandatorily assessed by the Owner which are required of all tenants,
other than security deposits, (c) a reasonable allowance for an adequate level of
service of utilities not included in (a) or (b) above, and which are not paid directly by the
Owner, including garbage collection, sewer, water, electricity, gas and other heating,
cooking and refrigeration fuels, but not including telephone service, cable, and internet
service, and (d) possessory interest, taxes or other fees or charges assessed for use of
the land and facilities associated therewith by a public or private entity other than
Owner.
2.3
Selection of Tenants. Each Low Income Unit shall be leased to tenant(s)
selected by the Owner who meet all of the requirements provided herein, and, to the extent
permitted by law, with priority given to those eligible households as identified in Section 7 of
the Guidelines. The City may, from time to time, provide to the Owner names of persons who
have expressed interest in renting Low Income Units for the purposes of adding such
interested persons to Owner’s waiting list to be processed in accordance with Owner’s
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customary policies. The Owner shall not refuse to lease to a holder of a certificate or a rental
voucher under the Section 8 program or other tenant-based assistance program, who is
otherwise qualified to be a tenant in accordance with the approved tenant selection criteria.
2.4
Income Certification. On or before July 1 of each year, commencing with the
calendar year that the first unit in the Project is rented to a tenant, and annually thereafter, the
Owner shall obtain from each household occupying a Low Income Unit and submit to the City
a completed income computation and certification form, which shall certify that the income of
the household is truthfully set forth in the income certification form, on a form proposed by
Owner and approved by the City’s Deputy Community Development Director or his/her
designee (“Deputy Director”). The Owner shall certify that each household leasing a Low
Income Unit meets the income and eligibility restrictions for the Low Income Units. A qualified
Low Income Household shall continue to qualify unless at the time of recertification, for two
consecutive years, the household’s income exceeds the Low Income Limits, then the tenant
shall no longer be qualified. Upon the Owner’s determination that any such household is no
longer qualified, Owner will provide the City and tenant with not less than 60 days notice of the
need to vacate the Low Income Unit and will take such other actions, as specified in Section
11.1.7 of the Guidelines, as may be necessary to ensure that the total required number of
units are rented to Low Income Households.
2.5
Lease Requirements. At least 90 days prior to occupancy of any residential
unit in the Project, the Owner shall submit a standard lease form for approval by the Deputy
Director. The City shall reasonably approve such lease form upon finding that such lease form
is consistent with this Agreement and contains all of the provisions required by the Guidelines.
Owner shall enter into a written lease, in the form approved by the City, with each new tenant
of a Low Income Unit upon such tenant’s rental of the Low Income Unit. Each lease shall be
for an initial term of not less than one year, and shall not contain any of the provisions which
are prohibited by the Guidelines.
2.6.
Maintenance. The Owner shall maintain or cause to be maintained the interior
and exterior of the residential buildings at the Property in a decent, safe and sanitary manner,
and consistent with the standard of maintenance of first class condominium projects within
San Mateo County, California of the age of the Property improvements. If at any time Owner
fails to maintain the Property in accordance with this Agreement and such condition is not
corrected within five days after written notice from the City with respect to graffiti, debris, waste
material, and general maintenance, or 30 days after written notice from the City with respect to
landscaping and building improvements, then the City, in addition to whatever remedy it may
have at law or at equity, shall have the right to enter upon the applicable portion of the
Property and perform all acts and work necessary to protect, maintain, and preserve the
Property, and to attach a lien upon the Property, or to assess the Property, in the amount of
the expenditures arising from such acts and work of protection, maintenance, and preservation
by the City and/or costs of such cure, including a reasonable administrative charge, which
amount shall be promptly paid by Owner to the City upon demand.
2.7
Affordability Period. Unless sooner terminated pursuant to the terms of this
Agreement, or sold to a qualified low-income purchaser with a 55-year deed restriction
pursuant to Section 3, the Property shall be subject to the requirements of this Agreement
from the date of recordation of this Agreement until the 55th anniversary of the date that the
Low Income Units in the Project are available for occupancy by a Low Income Household. For
purposes of this Agreement, the duration of this requirement shall be known as the
“Affordability Period.” The requirement to provide two Low Income Units on the Property
shall apply as of the effective date, and this Agreement shall not be released from the property
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until the owner has provided the two Low Income Units on the Property for the Affordability
Period.
2.8
Monitoring and Recordkeeping. Throughout the Affordability Period, Owner
shall comply with all applicable recordkeeping and monitoring requirements set forth in the
Guidelines and shall annually complete and submit to the City by July 1st an Annual Report,
as defined in the Guidelines. Representatives of the City shall be entitled to enter the
Property, upon at least 24 hour notice, to monitor compliance with this Agreement, to inspect
the records of the Project with respect to the Low Income Units, and to conduct, or cause to be
conducted, an independent audit or inspection of such records. Owner agrees to cooperate
with the City in making the Property available for such inspection or audit. If for any reason
the City is unable to obtain the Owner’s consent to such an inspection or audit, the Owner
understands and agrees that the City may obtain at Owner’s expense an administrative
inspection warrant or other appropriate legal order to obtain access to and search the
Property. Owner agrees to maintain records in businesslike manner, and to maintain such
records for the Affordability Period.
2.9

Expiration of Affordability Period; Release of Property from Agreement.

(a) Prior to the expiration of the Affordability Period, Owner shall provide all
notifications required by Government Code Sections 65863.10 and 65863.11 or
successor provisions and any other notification required by any state, federal, or local
law. In addition, at least six months prior to the expiration of the Affordability Period,
the Owner shall provide a notice by first-class mail, postage prepaid, to all tenants in
the Low Income Units. The notice shall contain (i) the anticipated date of the expiration
of the Affordability Period and (ii) any anticipated Monthly Rent increase upon the
expiration of the Affordability Period. The Owner shall file a copy of the abovedescribed notice with the Deputy Director.
(b) Upon the expiration of the Affordability Period for the Low Income Units, the
City shall execute and record a release of the Project, the Property, and each unit in
the Project from the burdens of this Agreement within 30 days following written notice
from the Owner, if at the time the Owner is in compliance with all terms of this
Agreement, including without limitation the provisions of this section regarding notice of
the expiration of the Affordability Period.
2.10 Non-Discrimination Covenants. Owner covenants by and for itself, its
successors and assigns, and all persons claiming under or through them that there shall be no
discrimination against or segregation of any person or group of persons on account of race,
color, religion, sex, marital status, familial status, disability, national origin, or ancestry in the
sale, lease, sublease, transfer, use, occupancy, tenure, or enjoyment of the Property, nor shall
Owner itself or any person claiming under or through it, establish or permit any such practice
or practices of discrimination or segregation with reference to the selection, location, number,
use or occupancy of tenants, lessees, subtenants, sublessees, or vendees in the Property.
3.

OPERATION OF FOR-SALE HOUSING

3.1
Low Income Units. Owner agrees that upon conversion of any of the 12 multifamily residential units from a rental to for-sale condominium, Owner will make two Low
Income Units on the Property available for sale to qualified Low-Income Households in
accordance with the Guidelines, including but not limited to the 55 year deed restriction
required by Section 5.5 of the Guidelines. The Low Income Units shall be of a quality and size
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comparable to all of the other multi-family residential units in the Project. If not previously
identified and approved pursuant to Paragraph 2.1 of this Agreement, prior to the sale of the
first multi-family residential unit in the Project, the Owner shall notify the City and the City shall
approve of the locations of the Low Income Units within the multi-family residential building.
3.2
Notice, First Refusal and Relocation Assistance. Owner agrees to provide
at least a six months advance written notice to the City and any tenant of a Low Income Unit if
the multi-family residential building in the Project will convert from rental to for sale
condominiums. The notice will include a right of first refusal for the tenant of the Low Income
Unit to purchase the Low Income Unit. If the current tenant does not exercise their right to
purchase the Low Income Unit within 90 days of the notice, Owner will notify the City so that
the City can offer the purchase opportunity to other qualified Low Income Households on the
City’s BMR ownership interest list or for purchase by the City in accordance with Guidelines
Section 8.1.16, attached hereto as Exhibit D. Provided all the criteria in 8.1.16 are satisfied,
the developer shall be free to sell the unit without restriction. In addition, if the tenant does not
exercise their right to purchase the Low Income Unit, Owner will provide relocation assistance
in accordance with Menlo Park Municipal Code Section 8.56.050, including but not limited to
the cash equivalent of three months rent.
3.3
Sale to Low Income Households. The two Low Income Units are to be
sold in accordance with the BMR Ordinance and the Guidelines. Each Low Income Unit
shall be affordable to households which are low income as defined in Section 50093 of the
California Health and Safety Code, as described in the Guidelines, and are of the smallest
household size eligible for the Low Income Units on the BMR waiting list maintained by the
City on the date that the Sales Prices are set, as more particularly described below. The
Sales Price shall be calculated according to the following formula by reference to the
definitions and standards set forth below: the "Sales Price" shall be calculated by adding the
cash down payment, to the Maximum Mortgage Amount, less lender and escrow fees and
costs incurred by the buyer. The Sales Price shall be set before the commencement of the
sale process for the Low Income Units.
(a) The "Smallest Household Size" means the household with the smallest
number of persons eligible for the Low Income Units, as shown in Section 14,
Table C (Occupancy Standards) of the Guidelines.
(b) The current "Maximum Eligible Income" shall be the most current
State Income Limit for San Mateo County, Low Income category, as published by
the State of California Department of Housing and Community Development, for the
Smallest Household Size.
(c) The "Maximum Allowable Monthly Housing Expenses" is calculated by
multiplying the Maximum Eligible Income by 33 percent and dividing by 12.
(d) The "Actual Monthly Housing Expenses" are calculated by adding the
following costs associated with a particular Low Income Unit and dividing by 12: (i)
any loan fees, escrow fees and other closing costs (amortized over 360 months)
and/or private mortgage insurance associated therewith; (ii) property taxes and
assessments; (iii) fire, casualty insurance and flood insurance, if required; (iv)
property maintenance and repairs, deemed to be Two Hundred Dollars ($200) per
month; (v) a reasonable allowance for utilities as set forth in the Guidelines,
not including telephones, and (vi) homeowners association fees, if applicable, but
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less the amount of such homeowners
costs attributable to (iii), (iv) or (v) above.

association fees allocated

for any

(e) The "Maximum Monthly Mortgage Payment Amount" is calculated by
subtracting the Actual Monthly Housing Expenses from the Maximum Allowable
Monthly Housing Expenses.
(f) The "Maximum Mortgage Amount" is established by determining the
amount of mortgage that a lender would loan, based upon the Maximum Monthly
Mortgage Payment Amount and based upon the down payment found to be the lowest
that lenders are willing to accept in a survey of lenders as described below. Survey and
take the average of at least three local lenders who regularly make home loans at a
typical housing expense ratio to first-time buyers in the price range of the BMR home
on the day that the price is set. The mortgage amount shall be for a 30-year fixed rate
mortgage with standard fees, closing costs and no points, and shall be less than or
equal to the Maximum Monthly Mortgage Amount.
3.4
Additional Sales Price Factors. The calculation of the Sales Price shall be
based upon the factors defined below. These definitions conform to the eligibility and
underwriting standards established by the major secondary mortgage market investors, such
as the Federal National Mortgage Association and the Federal Home Loan Mortgage
Corporation.
(a) Mortgage Interest Rate. The mean average of contract interest rates on the
date that the Sales Price is set, for fixed rate, 30-year "Conforming" mortgages (presently
$765,600 or less, as such amount may be adjusted from time to time as the maximum
amount of FHA Conforming mortgages), or for jumbo mortgages if applicable; as quoted
by three local retail lenders. The three local retail lenders shall be selected at random by
the City from the list of lenders certified by San Mateo County to make first mortgage
loans with Mortgage Credit Certificates.
(b) Points. The mean average of points quoted by three local lenders that
make mortgage loans to first time home buyers in the City of Menlo Park on the date that
the Sales Price is set for fixed rate, 30 year mortgages of $765,600 or less, or for jumbo
mortgages if applicable, which lenders are selected on a random basis by the City.
Points are a one-time fee paid to a lender for making a loan. One point is equal to one
percent of the loan amount.
(c) Lender/Escrow Fees. The mean average of fees charged by three local
lenders that make mortgage loans to homebuyers, which lenders are selected on a
random basis by the City, plus escrow company fees, for such items as title insurance,
appraisal, escrow fees, document preparation and recording fees.
(d) Loan to Value Ratio. The maximum ratio of the dollar amount of a
conforming mortgage to the sales price of a home which a lender is willing to approve at a
given point in time. For purposes of this Agreement, the loan to value ratio shall be
calculated as the mean average of the maximum loan to value ratios as quoted by three
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local lenders selected on a random basis by the City from a list of lenders who
actively make loans to homebuyers and who participate in the Mortgage Credit
Certificate program.
(e) Housing
Expense Ratio.
The mean
average of the housing
expense ratio as reported on the date that the sales price is set, for fixed rate, 30year mortgages of $765,600 or less, or for jumbo mortgages if applicable, by three local
lenders that make mortgage loans to homebuyers in the City of Menlo Park, which
lenders are selected on a random basis by the City. Housing expense is defined as
the sum of the annual mortgage payment (including principal and interest), and
annual payments for
taxes,
homeowners
association dues,
insurance,
property maintenance and repairs, a reasonable allowance for utilities according to
the San Mateo County Housing Authority Utility Financial Allowance Chart which is
periodically updated and amended, and any secondary financing (but excluding any
portion of the aforementioned expenses covered by homeowners association dues).
To determine the ratio, this sum is divided by gross annual income.
(f) Homeowners Insurance. Calculated as the mean average of the annual
cost of insurance quoted by two or three local brokers, based on their experience,
for a housing unit of the price, room configuration, location, construction material and
structure type of the subject Low Income Unit. Flood insurance costs, if required, shall be
calculated by this same method.
(g) Private Mortgage Insurance. The mean average of the annual cost of
private mortgage insurance quoted by two or three local lenders, based on their
experience, for a housing unit of the price, location, and structure type of the subject Low
Income Unit.
Office.

(h) Taxes. The tax rate as reported by the San Mateo County Assessor’s

(i) Homewoner’s Dues. Reported by the Owner and as set forth in the Public
Report issued by the California Department of Real Estate for the project.
(j) Down Payment. Cash portion paid by a buyer from his own funds, as
opposed to that portion of the purchase price which is financed. For the purpose of
calculating the Sales Price, the down payment will be defined as the mean average of
the smallest down payment required by the two or three local lenders surveyed.
3.5
Price Determination for Project with Condominium Maps that Will Rent for
an Indefinite Period of Time. Guidelines Section 5.4.1 provides that projects with a
condomium subdivision map that will rent BMR units for an indefinite period shall have basic
sales prices established at the outset for such BMR units in accordance with the Guidelines.
Such initial sales prices shall be adjusted for the period between the month of completion of the
BMR units and the month of notification of intent to sell the units, with further adjustments for
improvements and deterioration per the Guidelines. The adjustments shall be based on onethird of the increase in the Consumer Price Index (“CPI”), All Urban Consumers, San FranciscoOakland-San Jose, published by the U.S. Department of Labor, Bureau of Labor Statistics, plus
certain other equitable adjustments. The Sales Price shall be agreed upon in writing by
Owner and the Deputy Director no later than 30 days from the date the Owner notifies the City
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of its intent to convert to for-sale condominiums. In no case shall the Sales Price exceed 75%
of the market rate unit sales prices.
3.6
Presale. If there is a standard pre-sale requirement by the BMR applicant's
lender for a certain percentage of units in the Project to be sold before the BMR applicant's
lender will close escrow on the loan, then the time for the City's purchase or the buyer's
purchase will be extended until that requisite number of units has closed.
3.7
Term. Any and all obligations or responsibilities of Owner under this
Agreement shall terminate upon the recording of the grant deeds conveying the Low Income
Units to qualified third party purchasers in accordance with the terms and provisions of this
Agreement, the recording of the deed restrictions in compliance with the Guidelines against such Low
Income Units.
3.8
Third Party Purchasers. The execution and delivery of this Agreement shall not
be deemed to be for the benefit of the third party purchasers of the Low Income Unit or any
other third party and any and all obligations and responsibilities of Owner under this
Agreement are to the City for whose benefit this Agreement has been entered into. No
third party purchaser of a Low Income Unit or market rate unit, homeowners' association or
any other third party shall obtain any rights or standing to complain that the Low Income Unit
was not constructed, designed, sold or conveyed in accordance with this Agreement, or the
BMR Ordinance and the Guidelines as a result of this Agreement. Furthermore, the
acceptance of this Agreement by the City, the acceptance of the interior specifications for the
Low Income Units and the conveyance of the Low Income Units to qualified third parties shall
conclusively indicate that Owner has complied with this Agreement and the BMR Ordinance
and the Guidelines.
4

DEFAULT AND REMEDIES

4.1
Events of Default. The following shall constitute an “Event of Default” by
Owner under this Agreement: there shall be a material breach of any condition, covenant,
warranty, promise or representation contained in this Agreement and such breach shall continue
for a period of 30 days after written notice thereof to the defaulting Party without the defaulting
Party curing such breach, or if such breach cannot reasonably be cured within such 30 day
period, commencing the cure of such breach within such 30 day period and thereafter diligently
proceeding to cure such breach within 90 days, unless a longer period is granted by the City;
provided, however, that if a different period or notice requirement is specified for any particular
breach under any other paragraph of this Agreement, the specific provision shall control.
4.2

Remedies.

(a) The occurrence of any Event of Default shall give the non-defaulting Party
the right to proceed with an action in law or equity to require the defaulting Party to
specifically perform its obligations and covenants under this Agreement or to enjoin acts
or things which may be unlawful or in violation of the provisions of this Agreement, and
the right to terminate this Agreement.
(b) City and Owner acknowledge that the purpose of this Agreement is to allow
the Owner to satisfy the requirements of the BMR Ordinance and Guidelines as set forth
in the recitals. City and Owner agree that to determine a sum of money which would
adequately compensate either Party for nonperformance of this Agreement is not
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possible and that damages would not be an adequate remedy. Therefore, City and
Owner agree that in no event shall a Party, or its boards, commissions, officers, agents,
or employees, be liable in damages for an Event of Default under this Agreement. This
exclusion on damages shall not preclude actions by a Party to enforce payments of
monies or fees due or the performance of obligations requiring the expenditures of
money under the terms of this Agreement.
4.3
Obligations Personal to Owner. The liability of the Owner under this
Agreement to any person or entity is limited to the Owner’s interest in the Project, and the City
and any other such persons and entities shall look exclusively thereto for the satisfaction of
obligations arising out of this Agreement or any other agreement securing the obligations of the
Owner under this Agreement. From and after the date of this Agreement, no deficiency or other
personal judgment, nor any order or decree of specific performance (other than pertaining to
this Agreement, any agreement pertaining to any Project or any other agreement securing the
Owner’s obligations under this Agreement), shall be rendered against the Owner, the assets of
the Owner (other than the Owner’s interest in the Project), its partners, members, successors,
transferees or assigns and each of their respective officers, directors, employees, partners,
agents, heirs and personal representatives, as the case may be, in any action or proceeding
arising out of this Agreement or any agreement securing the obligations of the Owner under this
Agreement, or any judgment, order or decree rendered pursuant to any such action or
proceeding. No subsequent owner of the Project shall be liable or obligated for the breach or
default of any obligations of the Owner under this Agreement on the part of any prior Owner.
Such obligations are personal to the person who was the Owner at the time the default or
breach was alleged to have occurred and such person shall remain liable for any and all
damages occasioned thereby even after such person ceases to be the Owner. Each Owner
shall comply with and be fully liable for all obligations of an “owner” hereunder during its period
of ownership.
4.4
Force Majeure. Subject to the Party’s compliance with the notice requirements,
performance by either Party hereunder shall not be deemed to be in default, and all
performance and other dates specified in this Agreement shall be extended, where delays or
defaults are due to causes beyond the control and without the fault of the Party claiming an
extension of time to perform, which may include, without limitation, the following: war,
insurrection, strikes, lockouts, riots, floods, earthquakes, fires, assaults, acts of God, acts of the
public enemy, epidemics, quarantine restrictions, freight embargoes, lack of transportation,
governmental restrictions or priority, litigation, unusually severe weather, inability to secure
necessary labor, materials or tools, acts or omissions of the other Party, or acts or failures to act
of any public or governmental entity. An extension of the time for any such cause shall be for
the period of the enforced delay and shall commence to run from the time of the
commencement of the cause, if notice by the Party claiming such extension is sent to the other
Party within 30 days of the commencement of the cause.
4.5
Attorneys’ Fees. In addition to any other remedies provided hereunder or
available pursuant to law, if either Party brings an action or proceeding to enforce, protect or
establish any right or remedy hereunder, the prevailing Party shall be entitled to recover from
the other Party its costs of suit and reasonable attorneys’ fees.
4.6
Remedies Cumulative. No right, power, or remedy given by the terms of this
Agreement is intended to be exclusive of any other right, power, or remedy; and each and every
such right, power, or remedy shall be cumulative and in addition to every other right, power, or
remedy given by the terms of any such instrument, or by any statute or otherwise.
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4.7
Waiver of Terms and Conditions. The City may, in its sole discretion, waive in
writing any of the terms and conditions of this Agreement. Waivers of any covenant, term, or
condition contained herein shall not be construed as a waiver of any subsequent breach of the
same covenant, term, or condition.
4.8
Non-Liability of City Officials and Employees. No member, official, employee
or agent of the City shall be personally liable to the Owner or any occupant of any Low Income
Unit, or any successor in interest, in the event of any default or breach by the City or failure to
enforce any provision hereof, or for any amount which may become due to the Owner or its
successors, or on any obligations under the terms of this Agreement.
5.

GENERAL PROVISIONS

5.1
Guidelines. This Agreement incorporates by reference the Guidelines as of the
date of this Agreement and any successor Guidelines that may be amended from time to time
and expresses the entire obligations and duties of Owner with respect to the Owner’s
obligations under the Guidelines. No other requirements or obligations under the Guidelines
shall apply to Owner except as expressly provided for in this Agreement. In the event of any
conflict or ambiguity between this Agreement, the Project Approvals, the requirements of state
and federal fair housing laws, and the Guidelines, the terms and conditions of this Agreement,
the Project Approvals, and the requirements of state and federal fair housing laws shall control.
In the event of any conflict or ambiguity between this Agreement and the Project Approvals, the
Project Approvals shall control.
5.2
Protest. Owner acknowledges and agrees that the Project Approvals provided
adequate and proper notice pursuant to Government Code Section 66020 of Owner’s right to
protest any requirements for fees, dedications, reservations, and other exactions as may be
included in this Agreement, that no protest in compliance with Section 66020 was made within
90 days of the date that notice was given, and that the period has expired in which Owner may
protest any and all fees, dedications, reservations, and other exactions as may be included in
this Agreement.
5.3

Time. Time is of the essence in this Agreement.

5.4
Notices. Any notice requirement set forth herein shall be deemed to be satisfied
three days after mailing of the notice first-class United States certified mail, postage prepaid, or
by personal delivery, addressed to the appropriate Party as follows:
Owner:

HuHan Two, LLC
86 Michaels Way
Atherton, CA 94027
Attn: Yihan Hu
With a copy to:
Arent Fox
55 2nd Street, 21st Floor
San Francisco, CA 94105
Attn: Steve Atkinson

11

Page F-1.80

Resolution No. 6597
Page 14 of 20

City:

City of Menlo Park
701 Laurel Street
Menlo Park, California 94025-3483
Attention: City Manager
With a copy to:
City of Menlo Park
701 Laurel Street
Menlo Park, California 94025-3483
Attention: City Attorney

Such addresses may be changed by notice to the other Party given in the same manner
as provided above.
5.5
Covenants Running with the Land; Successors and Assigns. The City and
Owner hereby declare their express intent that the covenants and restrictions set forth in this
Agreement shall apply to and bind Owner and its heirs, executors, administrators, successors,
transferees, and assignees having or acquiring any right, title or interest in or to any part of the
Property and shall run with and burden the Property. Until all or portions of the Property are
expressly released from the burdens of this Agreement, each and every contract, deed or other
instrument hereafter executed covering or conveying the Property or any portion thereof shall be
held conclusively to have been executed, delivered, and accepted subject to such covenants
and restrictions, regardless of whether such covenants or restrictions are set forth in such
contract, deed or other instrument. In the event of foreclosure or transfer by deed-in-lieu of all
or any portion of the Property, title to all or any portion of the Property shall be taken subject to
this Agreement. Owner acknowledges that compliance with this Agreement is a land use
requirement and a requirement of the Project Approvals, and that no event of foreclosure or
trustee’s sale may remove these requirements from the Property. Whenever the term “Owner”
is used in this Agreement, such term shall include any other permitted successors and assigns
as herein provided.
5.6
Subordination. At Owner’s request, this Agreement may be subordinated to
liens, including a deed of trust (in each case a “Senior Loan”), which secure the financing used
to acquire, construct, operate, or refinance the Project, but only if all of the following conditions
are satisfied:
(a)
The Owner shall submit to the City an appraisal of the Property,
completed or updated within 90 days of the proposed closing of the Senior Loan,
demonstrating that the amount of all proposed Senior Loans does not exceed 80 percent
of the appraised fair market value of the Property.
(b)
The proposed lender of the Senior Loan (the “Senior Lender”) must not
be an Affiliated Party. For the purposes of this Section, an “Affiliated Party” is any
corporation, limited liability company, partnership, or other entity which is controlling of,
or controlled by, or under common control with the Owner, and “control,” for purposes of
this definition, means the possession, directly or indirectly, of the power to direct or
cause the direction of the management and policies of such entity, whether through the
ownership of voting securities, by contract, or otherwise. The terms “controlling” and
“controlled” have the meanings correlative to “control.”
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(c)
Any subordination agreement shall provide that the Low Income Units
described in this Agreement unconditionally shall continue to be provided as required by
the Project Approvals and this Agreement, provided that any successor in interest to
Owner as owner of the Property claiming through the foreclosure or sale under any deed
of trust shall not be liable for any violations of the Agreement which occurred prior to
such successor taking title. In addition, any subordination agreement shall provide that
such successor shall, within 90 days after taking title to the Property, execute a new
BMR agreement approved by the City and consistent with the provisions of this
Agreement, evidencing the obligation to continue to provide the Low Income Units.
(d)
No subordination agreement may limit the effect of this Agreement
before a foreclosure, nor require consent of the Senior Lender or assignee to exercise of
any remedies by the City under this Agreement or the Project Approvals.
(e)
The subordination described herein may be effective only during the
original term of the loan of the Senior Lender and not during any extension of its term or
refinancing, unless otherwise approved in writing by the City Manager, which approval
shall not be unreasonably withheld or delayed, provided that the conditions in this
paragraph are met.
(f)
Owner shall submit adequate documentation to City so that City may
determine that a proposed Senior Loan conforms with the provisions of this section.
Upon a determination by the City Manager that the conditions in this section have been
satisfied, the City Manager is authorized to execute the approved subordination
agreement.
5.7
Intended Beneficiaries. The City is the intended beneficiary of this
Agreement, and shall have the sole and exclusive power to enforce this Agreement. It is
intended that the City may enforce this Agreement in order to satisfy its obligations to
improve, increase and preserve affordable housing within the City, as required by the
Guidelines, and to provide that a certain percentage of new housing is made available at
affordable housing cost to persons and families of low income, as required by the
Guidelines, and to implement the provisions of the Project Approvals. No other person
or persons, other than the City and the Owner and their assigns and successors, shall
have any right of action hereon.
5.8
Partial Invalidity. If any provision of this Agreement shall be declared
invalid, illegal, or unenforceable, the validity, legality, and enforceability of the remaining
provisions hereof shall not in any way be affected or impaired.
5.9
Governing Law. This Agreement and other instruments given pursuant
hereto shall be construed in accordance with and be governed by the laws of the State
of California. Any references herein to particular statutes or regulations shall be deemed
to refer to successor statutes or regulations, or amendments thereto. The venue for any
action shall be the County of San Mateo.
5.10 Each Party’s Role in Drafting the Agreement. Each Party to this
Agreement has had an opportunity to review the Agreement, confer with legal counsel
regarding the meaning of the Agreement, and negotiate revisions to the Agreement.
Accordingly, neither Party shall rely upon Civil Code Section 1654 in order to interpret
any uncertainty in the meaning of the Agreement.
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5.11 Amendment. This Agreement may not be changed orally, but only by
agreement in writing signed by Owner and the City.
5.12 Approvals. Where an approval or submission is required under this
Agreement, such approval or submission shall be valid for purposes of this Agreement
only if made in writing. Where this Agreement requires an approval or consent of the
City, such approval may be given on behalf of the City by the City Manager or his or her
designee. The City Manager or his or her designee is hereby authorized to take such
actions as may be necessary or appropriate to implement this Agreement, including
without limitation the execution of such documents or agreements as may be
contemplated by this Agreement and amendments which do not substantially change the
uses or restrictions hereunder, or substantially add to the costs of the City hereunder.
IN WITNESS WHEREOF, the Parties hereto have executed this Agreement as of the
date and year set forth above.
OWNER:
HuHan Two, LLC

By:

Yihan Hu

Date:
CITY:
CITY OF MENLO PARK,
a California municipal corporation

By:

Starla Jerome-Robinson, City Manager

Date:
[Notarial Acknowledgements to be added for recording purposes]
List of Exhibits:
Exhibit A: Property Description
Exhibit B: Low-Income Unit Location
Exhibit C: Floor Plan
Exhibit D: Guidelines
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Exhibit A
Property Description
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Exhibit B
Low-Income Unit Location

Page F-1.85

Resolution No. 6597
Page 19 of 20

Exhibit C
Floor Plan
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Exhibit D
Guidelines
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ATTACHMENT H

Planning Commission
REGULAR MEETING EXCERPT MINUTES - DRAFT
Date:
10/05/2020
Time:
7:00 p.m.
GoToWebinar.com – ID #800-055-467

A.

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

B.

Roll Call
Present: Andrew Barnes, Chris DeCardy (left the meeting during Item F2), Michael Doran (Vice
Chair), Larry Kahle, Camille Kennedy (recused for item F2), Henry Riggs (Chair)
Absent: Michele Tate
Staff: Leigh Prince, Assistant to City Attorney; Matt Pruter, Associate Planner; Corinna Sandmeier,
Senior Planner; Ebby Sohrabi, Senior Civil Engineer; Chris Turner, Assistant Planner
Commissioner Kennedy recused herself from consideration of item F2 due to a potential conflict of
interest.
Chair Riggs indicated that for item F2, participating Commissioners were Barnes, Doran, Kahle and
Riggs. He said Commissioner DeCardy would be in attendance for part of the item.

F2.

Request for architectural control, a use permit, a vesting tentative map, a below market rate (BMR)
housing agreement, and environmental review for demolition of an existing commercial building and
a multifamily residential building and the construction of a new three-story, mixed-use building with a
below-ground parking structure and two townhouses. The mixed-use building would consist of retail
and restaurant uses on the first floor and 12 residential units on the second and third floors in the
SP-ECR/D (El Camino Real/Downtown Specific Plan) zoning district, at 201-211 El Camino Real.
The two townhouses would be constructed on a substandard lot with respect to lot width located in
the R-3 (Apartment) zoning district, at 612 Cambridge Avenue. In addition, a lot merger is proposed
to combine the SP-ECR/D lots and abandon a portion of Alto Lane. The proposal includes a request
for a Public Benefit Bonus, with the benefit consisting of rounding up a fractional BMR unit
requirement to a full BMR unit for a total of two on-site BMR units. The project also requires
Planning Commission review for consistency with the General Plan related to the proposed vacation
of Alto Lane, a public right-of-way adjacent to 201-211 El Camino Real and 239-251 El Camino
Real. A portion of the abandoned public right-of-way would go to the adjacent property owners at
201-211 El Camino Real and 239-251 El Camino Real. An Initial Study and Mitigated Negative
Declaration (IS/MND) was prepared for the proposed project in accordance with the California
Environmental Quality Act (CEQA). (Staff Report #20-042-PC)
Staff Comment: Associate Planner Matt Pruter said in the middle of page 13 of the staff report
reference was made to a main gate and a buzzer system as well as location for mailboxes, which
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information was provided erroneously. He apologized for the error. He said staff had received two
comment letters pertaining to the project after publication of the staff report. He said those had been
forwarded to the Commission and applicant team, and he would read those into the record under
public comment.
Planner Pruter said the Commission was asked to make recommendations to the City Council on
the Initial Study and Mitigated Negative Declaration, architectural control and determination of a
public benefit, use permit, vesting tentative map, Below Market Rate (BMR) Housing Agreement,
and make a determination that the abandonment of Alto Lane, a public right-of-way that cuts through
the project site and located adjacent to the properties located at 201-211 El Camino Real and the
neighboring 239-251 El Camino Real, was consistent with the General Plan.
Planner Pruter said the project was a 25,283 square foot mixed use building with 12 residential units
above with units 3 and 5 proposed as BMR units, and restaurant and retail space on the ground floor
on one lot and two detached townhouses on the second lot. He said the latter lot was an R-3 zoning
district. He said the mixed-use project would have two floors of underground parking containing all of
the 59 parking spaces required for the development. He said a paseo was also offered for public
access and for the record the paseo itself was located on a public service easement that was
technically within the R-3 lot along the right side of the townhouses that then traveled to the rear of
the houses and then right toward the former terminus of Alto Lane.
Planner Pruter said in the El Camino Real/Downtown Specific Plan (Specific Plan) that bonus level
development allowed for an exceedance of maximum gross floor area and density if a public benefit
were provided. He said the project was required to provide 10 percent of the 14 residential units as
BMR, or 1.4 units. He said the project was proposing two BMR units and that the 0.6 BMR increase
was the proposed public benefit, and the BMR units would be reserved for low income households
during the rental and for sale states. He provided a detailed drawing of how the Alto Lane
abandonment would be divided between the subject property and the neighboring property located
at 239-251 El Camino Real.
Planner Pruter said staff was recommending that the Commission make a recommendation of
approval to the City Council noting the project provided a visually refined architectural style of a
modern connection to Spanish/Monterey facades, would have the aesthetic advantage of having all
parking below ground, would meet requirements for vehicular and bicycle parking, and would have
adequate public benefit with the two BMR units to be rented or sold as low income. He said staff
also recommended that the Commission make a determination that the Alto Lane abandonment
would be consistent with the General Plan. He noted that other staff available this evening for this
project were Ebby Sohrabi, Engineering Division, Leigh Prince, City Attorney’s office, and consultant
Arnold Mammarella.
Questions of Staff: Commissioner Doran indicated he had a question but experienced technical
difficulties. Planning Technician Tapia said he would work offline with Commissioner Doran to assist
in resolving the issue.
Replying to Chair Riggs, Planner Pruter confirmed that Chair Riggs was referring to the slide
showing the portion of Alto Lane that would go with the former Oasis site lot. He said historically that
area was used as part of the alley and people could drive their vehicles through the alley and access
the Oasis property for parking purposes from Cambridge Avenue. He said it was also a terminating
point for a public right-of-way and that triangular section of the end of the lane when abandoned was

City of Menlo Park

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

Page F-1.90

Planning Commission Meeting Excerpt Minutes
Item F2 – 201 El Camino Real
October 5, 2020
Page 3

what would go to the neighboring property. Answering Chair Riggs further, Planner Pruter said any
access it provided would only be with the adjacent property and it would not be for public access.
Commissioner Kahle said he had not been on the Commission when this project was studied. He
asked if any part of the discussion had been to use the former Oasis parking lot for the proposed
project noting that lot faced the subject project’s entry. Planner Pruter said the proposed project
restaurant was close to that location in terms of the parking lot but had no relationship with it for
parking.
Commissioner Kahle said he was looking at a comparison drawing of the previous application to this
one and noted in particular the change to the upper level. He asked if Mr. Mammarella had a
position on how that worked in terms of the modern Spanish/Monterey style and the rest of the
project. Mr. Mammarella said he thought the design team was responding to some of the
Commission’s comments from the prior study session on the project some of which was split on the
Spanish design. He said some wanted more of a modern approach and another comment was that
the upper floor looked disconnected or disengaged. He said he thought this was the architect’s
approach to resolving that and making the upper floor visually recede and more simplified.
Replying to Commissioner Doran, Planner Pruter said the BMR agreement presented this evening
stated that the units were reserved for low income both for rental and sale phases. He said the
renters with low income would have first opportunity to purchase in the sale phase and those units
were reserved for low income. He said low income range was 80% of AMI area median income for
San Mateo County.
Applicant Presentation: Yihan Hu said her parents owned the property but were unable to attend the
meeting. She said the architect team would present and their land use attorney was Steve Atkinson,
who would talk about the BMR agreement at the end of the presentation.
Stuart Welte, principal architect with EID Architects, Palo Alto, said the project’s primary objective
was to complement the revitalization of the southern end of El Camino Real. He provided a visual
presentation of the project. He said they would be replacing the nondescript commercial building and
adjacent surface parking lot and retaining several existing redwoods and oaks. He said existing
utilities would be upgraded and undergrounded and the new building facades would be configured to
allow a greatly widened, fully landscaped, tree lined pedestrian shopping promenade to wrap around
the corner with greater visibility, connectivity and ADA accessibility to El Camino Real.
Mr. Welte said the project had benefitted from addressing pertinent comments from the Planning
Commission, public and neighbors. He said the architectural style transitioned from the formality of
the Mediterranean and Spanish neighbors across El Camino Real to a more residentially scaled
project along Cambridge Avenue. He said the design was consistent with the Plan’s guiding
principles by enhancing public space, generating vibrancy, sustaining Menlo Park’s village
character, enhancing connectivity, and promoting healthy living and sustainability. He said they
would reach LEED gold with a willingness to reach LEED platinum but preferred the latter be a goal
and not a mandate. He said the highly efficient ZE (zero energy) design was a natural fit for the
project as they would transition most of the gas meters to focus on more easily renewable electric
power and solar photovoltaic generation. He said rooftop gardens and plentiful biofilters would
recharge the site and underlying aquifers with clean storm water. He said all but two redwood trees
would be retained and designed prominently into the native, drought tolerant landscaping and open
space promenade.
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Mr. Welte said they listened carefully to neighbors during their community get-togethers and
respected the current pedestrian pathways while working to enhance the walkable routes with
greater safety, comfort and experience via the paseo, patios, terraces and individual and group rest
areas. He said they had expanded on the existing neighborhood’s entry monuments by linking the
paseo to a new, speed reducing crosswalk adjacent to these homes and new landscaping so that
this more tranquil community path could continue as an alternate to traversing directly along El
Camino Real. He introduced Mark Womack, Director of Architecture, EID Architects.
Mr. Womack noted changes to the southern end of El Camino Real in Menlo Park by the scale of the
Stanford project and creation of a predominant architectural style of Spanish revival. He said the
intention of their project was to enhance that emerging El Camino Real streetscape and
consequently for their project were drawing from the Spanish revival precedence. He said their
project also needed to create a transformation from the scale and intensity of El Camino Real down
to the residential character of Cambridge Avenue. He said in their design the Spanish revival
architecture was expressed in massing, fenestration and detailing that had been developed to reflect
a more human scale. He said this could be seen most clearly in the pattern and rhythm of the façade
on Cambridge Avenue.
Mr. Womack said the project would combine three separate parcels with Alto Lane into a more
cohesive design. He said Alto Lane currently primarily functioned as a vehicular route to access
parking but was also used as a pedestrian path and was unattractive and featureless. He said it
served a purpose but lacked safe and accessible sidewalks and it did not provide a continuing path
to travel beyond the end of it. He said the ground floor retail was designed for flexibility by fronting
on both El Camino Real and Cambridge Avenue and would offer good visibility for prospective
tenants through glazing that opened on both streets. He said numerous entrances offered flexibility
for the retail space to be subdivided if desirable. He said the primary entrance on El Camino Real
was accentuated with a two story gable that was the dominant feature. He said that was flanked by
large storefront windows. He said two entrances on Cambridge Avenue were nestled under large
overhanging balconies and were contained within deep and wide alcoves to emphasize the entries.
He said in the building break another entry provided access from Cambridge Avenue through the
building to areas beyond. He said past this element a second commercial element was located
toward the rear of the mixed use building. He said they envisioned this space could accommodate a
small restaurant or deli. He said this commercial space also opened out on the opposite side to an
inviting public plaza. He said the plaza was connected to an attractive and safe pedestrian paseo
that would run through the project. He said it was southwest of the current location of Alto Lane to
align with a new raised, concrete walkway that accentuated the existing Cambridge Avenue pilasters
to announce the entrance into the Allied Arts neighborhood. He said the paseo always visually
connected to the interior of the space and that would encourage the community to come into and
through the site.
Mr. Womack said two townhomes to be located at the rear would provide a buffer between the
commercial buildings and the Allied Arts neighborhood. He said the homes had been designed and
detailed to reflect the character and size of the homes beyond while the Spanish revival detailing
created continuity with the mixed-use project. He showed an overview of the project and how it was
designed to nestle between the heritage trees and provide an attractive public space around the
entire project. He said there were no blank walls facing any neighbors and high quality materials
would be used.
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Steve Atkinson, Land Use Attorney for the applicant, said they had not had time to review the BMR
agreement before it was included in the staff report packet. He said they were nearly completely in
agreement with the document as drafted with one exception. He said the BMR agreement as
presented by staff indicated that the BMR units would not only be low income at the rental stage but
also at low income at the selling phase. He said their understanding of the City’s standard policy was
that when BMRs were sold that they could be sold at the moderate income level. He said they
discussed this with staff today and believed there was a useful compromise to consider. He said that
was when the project was going to be converted to sale that the low income renters in the property
would be given an opportunity to purchase the units at a low income price. He said if the low income
residents chose not to purchase the units, then the property owner would have the opportunity to sell
those units at a moderate income price. He said they discussed this with staff this morning and did
not get a negative response. He said this issue was still under discussion and not fully resolved.
Commissioner Barnes asked if the BMR units had to be put up for purchase at some point or
whether they could continue as rentals even if the other units were sold. Planner Pruter said his
understanding was that eventually a full conversion of the residential units would be for purchase,
including the BMR units.
Leigh Prince, Assistant to the City Attorney, said the project included a condo map that allowed all of
the units including rental units to be sold when the property owner decided they would like to sell
them. She said it would be difficult for the City to require that the BMR units remain as rentals noting
as well the matter of administration if the property owner was trying to sell all of the units to a third
party.
Replying further to Commissioner Barnes, Ms. Prince said it was correct that the BMR Guidelines
allowed for-sale affordable units to be sold at the moderate income level whereas rental affordable
units were specifically required to be at the low income level. She said this had been looked at from
the perspective of a proposal for the community bonus development and the great difficulty for a low
income rental tenant even if given the right of first refusal to purchase a moderate income unit. She
said they had considered consistency and equity She said another consideration from the City’s
perspective was RHNA (Regionals Housing Needs Allocation) and whether units were a low income
or moderate income towards its RHNA requirements. She said it was far simpler for the City for
RHNA calculations if it was low income rental and low income for-sale as opposed to low income
rental and moderate income for-sale.
Commissioner Kahle asked if the clay roof tile was one or two-piece noting it was shown differently
in the details and materials board. Mr. Welte said they were keeping their options open with this
noting either version would work well. He said their intent was for the scale of the tile to be smaller
and look handmade.
Commissioner Kahle asked about the upper level and why they went in the direction they had. Mr.
Womack said direction from the Commission on their previous proposal was that the upper floor
competed too much with the dominance of the two-story façade on the front elevation and that they
needed to simplify and reduce the detailing on the upper floor in an effort to make that element
recede visually. Commissioner Kahle asked about the reason for the metal roof. Mr. Womack said
the choice they made there was to keep the edge and line work on the upper story crisper and
cleaner and to contrast it from the structure below it. He said they could have a tile roof there with
the effect that the elements would blend and would have less of a distinction between those two
elements.
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Chair Riggs opened the public hearing.
Public Comment:
•

Peter Edmonds, District 3, said his colleague Ms. Judy Roccio was also online and donating her
three minutes of speaking time to him. He noted he had made a written submission that was out
of date already. He said he would try to summarize a shorter version. He said he was advocating
for a small change to the position of the mixed-use building along Cambridge Avenue that would
preserve redwood tree #1 currently on Cambridge Avenue and scheduled for removal. He said
this was not a formal appeal and he knew that process had closed. He said instead he was
bringing to the Commission’s attention the consequence that the applicant’s current plans had
for heritage tree #1 that is removal as it pertained to the Heritage Tree Ordinance that became
effective July 1st. He said his second paragraph in his written letter excerpted a number of very
significant phrases and criteria from the current Heritage Tree Ordinance. He said he wanted to
point out that the emphasis was very strongly on preserving heritage trees with very specific
criteria on allowing exceptions. He said he thought the attitude of many applicants was provided
they went through the motions the heritage tree preservation requirements could be evaded and
he thought that was the case with this application. He said approaching the situation from the
premise that the heritage tree stayed then it would be necessary to make provisions for its root
structure also.

Chair Riggs confirmed that Ms. Roccio was online and allocated her three minutes to Mr. Edmonds.
Mr. Edmonds said he claimed that there were one or more financially feasible and reasonable
design alternatives for preserving heritage tree #1 and such an alternative existed. He said it was
to optimize the position of the building in relation to the tree and its root structure, which was
immovable and represented by a cylindrical space 24-feet, eight-inches in diameter, which was a
root protection zone, and with a depth which he would like the Commission to assume for
purpose of this discussion was the depth of the first parking level below grade. He said that as
he believed redwood trees have a shallow root structure and no taproot and therefore only the
first below grade level would be affected. He said what was needed was to optimize the position
of the underground structure’s parking and the ramp that served it to minimize the impact on loss
of parking spaces or clearance in the approach. He said he had not done that in detail but he
had considered one specific change, which would be to locate the center line of the entrance to
the building on Cambridge Avenue in line with the present position of tree #1. He said he
believed that would entail moving the building 16-inches west along Cambridge Avenue. He said
in addition the entrance patio would need to be broadened in width by 10 feet to encompass the
diameter of the root zone and move the foundations outside that protection zone. He said of
course there would be other consequences and irrigation of the roots would be necessary and
root control essential. He said the other consequences as written in his submission held pretty
well as presented.
Planner Pruter read into the record two comment letters received after publication of the staff report
noting the first was from a representative of Caltrans, District IV, in response to the CEQA document
sent to them for review and the second was the comment letter referred to by Peter Edmonds.
•

Dear Matthew Pruter:
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Thank you for including the California Department of Transportation (Caltrans) in the
environmental review process for the 201 El Camino Real and 612 Cambridge Avenue Project.
We are committed to ensuring that impacts to the State’s multimodal transportation system and
to our natural environment are identified and mitigated to support a safe, sustainable, integrated
and efficient transportation system. The following comments are based on our review of the
September 2020 IS/MND.
Project Understanding
The proposed project would construct a new, approximately 25,283-square-foot, three-story, 38foot tall, mixed-use development over two levels of subterranean parking on 201 El Camino Real
and two detached townhouses on 612 Cambridge Avenue. The mixed-use building would
include 12 residential units (totaling approximately 17,951 square feet, including allocated
common area), two of which would be below market rate (BMR) units.
Hydrology
Any increase in storm water needs to be treated and contained on the project site to have no
impact on State drainage systems. Please ensure that any runoff to State Facilities shall be
metered to pre-construction levels.
Transportation Demand Management
Caltrans commends the Lead Agency in developing the Transportation Demand Management
(TDM) Plan to reduce project-generated VMT, therefore working towards meeting the State’s
goal of a 15-percent reduction. Using a combination of strategies appropriate to the project and
the site can reduce VMT, along with related impacts on the environment and State facilities. The
proposed measures identified in the TDM plan should be documented with annual monitoring
reports to demonstrate effectiveness. If the project does not achieve the VMT reduction goals,
the reports should also include next steps to take in order to achieve those targets.
Please reach out to Caltrans if the Lead Agency would like further information about TDM
measures and a toolbox for implementing these measures in land use projects. Additionally,
Federal Highway Administration’s Integrating Demand Management into the Transportation
Planning Process: A Desk Reference (Chapter 8). The reference is available online at:
http://www.ops.fhwa.dot.gov/publications/fhwahop12035/fhwahop12035.pdf.
Permits
Please be advised that any permanent work or temporary traffic control that encroaches onto the
ROW requires a Caltrans-issued encroachment permit. If any Caltrans facilities are impacted by
the project, those facilities must meet American Disabilities Act (ADA) Standards after project
completion. As part of the encroachment permit submittal process, you may be asked by the
Office of Encroachment Permits to submit a completed encroachment permit application
package, digital set of plans clearly delineating the State ROW, digital copy of signed, dated and
stamped (include stamp expiration date) traffic control plans, this comment letter, your response
to the comment letter, and where applicable, the following items: new or amended Maintenance
Agreement (MA), approved Design Standard Decision Document (DSDD), approved
encroachment exception request, and/or airspace lease agreement. Your application package
may be emailed to D4Permits@dot.ca.gov.
Thank you again for including Caltrans in the environmental review process. Should you have
any questions regarding this letter, please contact Laurel Sears at laurel.sears@dot.ca.gov.
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Additionally, for future notifications and requests for review of new projects, please contact
LDIGR-D4@dot.ca.gov.
Sincerely,
Mark Leong District Branch Chief
Local Development - Intergovernmental Review
cc: State Clearinghouse
•

Good evening, Chair Riggs and Commissioners, Oct. 5, 2020
I am Peter Edmonds, a resident of District 3. I expect you remember me from last year's appeal
against the destruction of 7 Heritage redwood trees at 1000 El Camino Real (ECR). This evening
I'm advocating for changes to the mixed-use building at 201 ECR now under review, which
would preserve Heritage redwood tree #01 on Cambridge Ave. Of course, you are all aware that
the appeal period from 6/25/2020 to 7/10/2020 has closed but that is not relevant. I am seeking
no formal appeal. Instead, I am bringing to your particular attention your obligation, which I have
no doubt you always respect, to consider this evening the consequences that the Applicant's
current plans have for Heritage Tree (HT) #01, as they pertain to the new Heritage Tree
Ordinance (HTO), #1060.
In its opening para. 13.4.010, Intent and Purpose, the HTO lists numerous community benefits of
mature trees, ranging from "(1) shade" to "(12) enhancement of property values." [Who doesn't
like that one?] In para. 13.4.030 (a) property owners are obligated to "use reasonable effort to
maintain & PRESERVE" existing HTs in good health; in (b) construction work ..."shall not
threaten the health or viability OR CAUSE REMOVAL" of HTs, except in emergency or as
permitted under para.13.4.050, including subpara. (5) "FOR GOOD CAUSE" related to proposed
Development and when "there is no financially feasible and reasonable design alternative that
would permit preservation of the heritage tree while achieving the applicant’s reasonable
development objectives or reasonable economic enjoyment of the property." For 201 ECR, the
property owners have a permit but the Planning Commission is now exercising its authority to
review the record, I believe. Both the letter and intent of the HTO apply.
I submit that a "financially feasible and reasonable design alternative that would permit
preservation ..." etc. of HT#01 does exist. It is to move the entrance on Cambridge Ave. of the
mixed-use building 1' 4" to the west, i.e., away from ECR, and to broaden the entrance patio by
10'. Doing so would align the midline of the entrance with HT#01, where it would become a
feature of the property and ensure that the foundations of the entrance patio walls lie outside the
24'8"-diameter Root Protection Zone (RTZ).
Of course, there will be other consequences:
An extended roof of the entrance patio could embrace the trunk of HT#01, from which any
lower branches would be removed; thus, the trunk would emerge through that roof (another
feature). A waterproof seal at the patio roof is not required; a small central earthen bed at its
base should suffice for confining and absorbing rainwater trickling down the trunk.
Irrigation of HT#01 root system will be essential.
The second floor might need a set-back to accommodate branches of appropriate length to
the north.
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On the first level above grade, the Residents' Lounge would become 1'4" narrower and the
double doors of the entrance would no longer be aligned with the double doors on the north side
of the lobby.
The RPZ would define a cylindrical space, possibly extending no deeper than the roofline of
the second parking level below grade, which would probably eliminate 2 parking spaces on the
first level below grade and restrict 1 space opposite some stairs to a mini-space, suitable for a
Fiat 500 EV.
Parking spaces lost on the first level below grade could be compensated on the second level
by providing 17 (instead of 14) stacked spaces. By "tunneling" to full height under the RPZ, no
parking spaces should be lost on the second level.
All the above are "reasonable" changes within the letter and intent of the HTO, I submit.
"Financially feasible" should be determined by comparing the estimated costs of redeveloping
the property from its existing status to (i) the Applicants' currently proposed configuration with (ii)
the final configuration I am now proposing, NOT by figuratively converting from the current status
to (i) and then to (ii).
I rest my hasty case and will be very interested in your assessment of this submittal.
Thank you.
Peter Edmonds
Chair Riggs asked Planner Pruter to show Heritage Tree #1 on the site plan. Planner Pruter began a
search for that site plan and the civil drawings.
Chair Riggs closed the public hearing.
Commission Comment: Replying to Chair Riggs, Planner Pruter said that Heritage Tree #1 was not
clear on the civil drawings and displayed the site plan that showed the location of the referenced
tree. Chair Riggs confirmed that the planting strip on the outside and sidewalk on the inside was
consistent with the Specific Plan. Planner Pruter said the Specific Plan had a 12-foot overall
sidewalk width that included four feet for tree wells for street trees and a minimum of eight feet for
sidewalk access. He said at every interval where a street tree was proposed the sidewalk narrowed
to eight feet and elsewhere it was 12 feet along the frontages of El Camino Real and Cambridge
Avenue for the project.
Chair Riggs asked if some of the London Plane (Sycamore) trees on El Camino Real were proposed
for removal. Planner Pruter said in agreement with the City Arborist two street trees would be
removed and replanted in the appropriate sequence of the setback and at a more appropriate
distance and three street trees would remain. Planner Pruter noted street tree #16 to be replaced
was currently a 2.8-inch diameter Sycamore.
Commissioner Doran referred to the architectural question raised by Commissioner Kahle. He said
he recalled the study session and Commissioner Riggs’ concern about the tile roof floating above
the tile roof below and how awkward that looked. He said he had not seen that as strongly on the
side street but on the El Camino Real side it was very noticeable when it was pointed out by
Commissioner Riggs. He said he thought the revised design worked very well from that perspective
and that it fixed the problem of the roof floating above the other roof and made it appear lighter.

City of Menlo Park

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

Page F-1.97

Planning Commission Meeting Excerpt Minutes
Item F2 – 201 El Camino Real
October 5, 2020
Page 10

Chair Riggs said he agreed with Commissioner Doran. He said he thought the architects had solved
the roof concern and that made the project look nicer with detailing that really enhanced. He said the
project was well done.
Commissioner Kahle said the proposal was a great improvement for the area and he liked the mixed
use with the residential and retail space. He said the paseo worked very well and he liked the added
sidewalk next to the existing brick pilasters. He said the two BMRs were great and he thought a third
BMR would have been a much more approvable public benefit. He said he was surprised that in the
staff report a note said that BAE (Bay Area Economics) concluded that none of the other scenarios
provided additional profit for the developer. He said the two non-street elevations were very
successful, the ones facing the paseo and the former Oasis side. He said his point of view was that
the two-piece clay tile was much more authentic looking tile than the one piece. He said he
appreciated Commissioners Doran and Riggs’ input on the third floor. He said it seemed like a
disconnect at first with the metal roof. He said it was much improved over the previous elevation
noting before it looked somewhat like a hotel. He said it was the metal roof that was throwing him off
the most as he did not know if that worked with the Spanish Monterey style but other Commissioners
thought it did. He said he thought all of the elements of the recommendations were supportable to
the City Council.
Commissioner Barnes said he recalled the study session and expressing his disappointment that the
design was not more innovative and was just another Mediterranean Spanish building. He said the
efforts put into the different elevations, into the back paseo and use of the space now were a
wonderful use of Spanish Revival. He said it had really clean lines that worked very well for the
project. He asked whether the architect team would have preferred a tile roof on the upper floor.
Replying to Chair Riggs, Mr. Welte said Mr. Womack and he had strong opinions about that
element. He said Commissioner Riggs’ comments spurred them forward after the study session to
find a way to make the building honor the neo-traditional elements and bring it into the 21st century
and create clean lines. He said in bringing in a bit of modern flavor, they realized the metal roof had
a lower profile. He said there was also precedence in Spanish, French and even some Italian
architecture, particularly more modern Italian, where there was a juxtaposition of the traditional older
buildings that had been renovated and the new additions utilized a lot more glass and metal. He said
they thought that worked as long as it was not overdone and if it was colored in a way that allowed it
to recede and not become too powerful of an element. He said they were very happy with the metal
roof. He said they would not be ashamed if they had to put a tile roof on it either but he personally
really liked the metal roof’s lightness and airiness that it conveyed and the ability for it to recede.
Mr. Womack said with the simplification of all the other design elements on the third floor that
reverting back to a tile roof would just dilute the concept of contrasting the upper floor from the main
body of the building.
Commissioner Barnes referred to the elevation showing the facade going south on El Camino Real
and . the use of the different color palette, the darker brown, on the third floor. He asked it that
worked well in terms of what they were saying. Mr. Womack said he thought some differentiation in
color as needed to differentiate between the two elements more strongly.
Commissioner Barnes said in regard to the five areas requested for the Commission’s
recommendations to the City Council that the Initial Study and Mitigated Negative Declaration was
fine. He said regarding Architectural Control Review for compliance with Specific Plan standards and
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guidelines that was predicated on Consultant Mammarella’s review and the project seemed to
conform with that. He said regarding architectural review that he thought the project worked well. He
said regarding the use permit request he recommended its approval. He said the Vesting Tentative
Map to merge the existing SP-ECR/D lots, abandon a portion of Alto Lane, and create a two-lot
subdivision for condominium purposes was fine. He said the Below Market Rate (BMR) Housing
Agreement for compliance with the City’s Below Market Rate Housing Program was fine with him.
He said he would support the project and recommending its approval to the City Council.
Commissioner Barnes said he would move to make the recommendations to approve to the City
Council as per the staff report. Commissioner Kahle seconded the motion.
Planner Sandmeier asked if the motion included the finding that the abandonment of Alto Lane was
consistent with the General Plan. Commissioner Barnes said that was correct.
ACTION: Motion and second (Barnes/Kahle) to make the following recommendations to the City
Council as outlined in Attachment A of the staff report; passes 4-0 with Commissioner Kennedy
recused and Commissioners DeCardy and Tate absent.
A. Adopt a Resolution of the Planning Commission of the City of Menlo Park Determining that
Abandonment of Alto Lane Adjacent to the Property at 201-211 El Camino Real and 239-251 El
Camino Real is Consistent with the General Plan (Attachment E).
B. Make recommendations to the City Council regarding the following:
Environmental Review
1. Adopt a Resolution of the City Council of the City of Menlo Park Adopting Findings Required
by the California Environmental Quality Act, the Initial Study and Mitigated Negative
Declaration and the Mitigation, Monitoring, and Reporting Program, and Adopting for the
Project Located at 201-211 El Camino Real and 612 Cambridge Avenue (Attachment B).
Architectural Control, Use Permit, and Vesting Tentative Map
2. Adopt a Resolution of the City Council of the City of Menlo Park Approving Findings and
Conditions for the Architectural Control, Use Permit, and Vesting Tentative Map for the
Project Located at 201-211 El Camino Real and 612 Cambridge Avenue (Attachment C).
Below Market Rate (BMR) Housing Agreement
3. Adopt a Resolution of the City Council of the City of Menlo Park Approving the Below Market
Rate Housing Agreement and Declaration of Restrictive Covenants between the City of
Menlo Park and HuHan Two, LLC for the Project Located at 201-211 El Camino Real and
612 Cambridge Avenue (Attachment D).
End of Draft Excerpt Minutes for F2 – 201 ECR
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201-211 El Camino Real and 612 Cambridge Avenue – Attachment J: Data Table

Lot area
Setbacks
Front
Rear
Side (Interior)
Side (Corner)
Density*
FAR (Floor Area Ratio)*
Square footage by use
Residential
Restaurant
Retail
Non-medical Office
Open Space
Building height
Parking
Residential
Commercial

Lot area
Setbacks
Front
Rear
Side (left)
Side (right)
Density
FAR (Floor Area Ratio)
Open Space
Building height
Parking

201-211 EL CAMINO REAL
PROPOSED
EXISTING
PROJECT
DEVELOPMENT
17,302 sf
17,302 sf
7.0
20.0
5.0
8.0
12
30
25,282.5
146

ft.
ft.
ft.
ft.
du
du/acre
sf
%

0
19.7
0
0
0
0.0
6,032.0
34.9

17,365.3
1,200.0
5,875.6

sf
sf
sf

1,500.0

8,057.5
46.6
38.0

sf
%
ft.

23 spaces
32 spaces

1,650.0
not available
13.0

ft.
ft.
ft.
ft.
du
du/acre
sf
%
sf
sf
sf
sf
sf
%
ft.

ZONING
ORDINANCE
n/a sf min.
7-12
20
5-25
5-8
20
40.0
25,953.0
150.0
25,953.0

5,190.6
30.0
38.0

ft. min.-max.
ft. min.
ft. min.-max.
ft. min.-max.
du max.
du/acre max.
sf max.
% max.
sf max.

sf min.
% min.
ft. max.

n/a
31 spaces

1.85 spaces per du min.
4.0 spaces per 1,000 sf
min. (retail)
6.0 spaces per 1,000 sf
min. (restaurant)
Note: Areas shown highlighted indicate a nonconforming or substandard situation.
*Density and FAR are proposed at the Public Benefit Bonus level
612 CAMBRIDGE AVENUE
PROPOSED
EXISTING
PROJECT
DEVELOPMENT
7,923 sf
7,923 sf
20.0 ft.
18.0 ft.
10.0 ft.
15.0 ft.
2 du
3,564.0 sf
45.0 %
5,711.0 sf
72.1 %
25.5 ft.
4 spaces (201 El Camino Real)

ZONING
ORDINANCE
7,000 sf min.

21.3
26.7
3.9
13.1
4
2,892.0
36.5
not available

ft.
20 ft. min.
ft.
15 ft. min.
ft.
10 ft. min.
ft.
10 ft. min.
du
2 du max.
sf
3,565.4 sf max.
%
45 % max.
sf
3,961.5 sf min.
%
50.0 % min.
13.0 ft.
35.0 ft. max.
4 spaces (201 El Camino
2 spaces per du min.
Real)
Note: Areas shown highlighted indicate a nonconforming or substandard situation.
TREES – COMBINED SITE
Heritage trees
13
Non-Heritage trees
7**
New Trees
28
Heritage trees proposed
2*
Non-Heritage trees
3***
Total Number
43
for removal
proposed for removal
of Trees
*The City Arborist has already issued the heritage tree removal permit for the removal of
these two on-site heritage trees
**Includes three street trees
***Includes two street trees.
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ATTACHMENT K

201 EL CAMINO REAL & 612 CAMBRIDGE AVENUE
201ElCaminoReal,MenloPark,CA

MENLO PARK, CA 94025

Planning Permit #: PLN2018-00061
APN/Parcel ID: 071-413-200, 370, 380
General Notes:
The project is subject to the California Building
Standards Code at the time of Building permit
application.
The project is subject to the California Green
Building Standards Code (Cal Green) in effect
at the time of Building permit submittal and any
local amendments to the Code. Other forms of
green building checklist will not be accepted
in-lieu of the Cal Green requirements.
All deferred submittals other than trusses are to
be approved by the Building Official prior to
Building Permit application.
MEP Notes:
All sanitary sewer lines shall have a slope of 2%
unless otherwise approved by the Building
Official.
All sanitary sewer lines will gravity feed to the
sewer mains in the public right of way unless
otherwise approved by the Building Official.
HVAC equipment Shall not exceed the
threshold levels as established in Chapter 8.06
of the City of Menlo Park Municipal Code.
Do not run condensate water run into the storm
drain systems.

ZoningAnalysis
Zoning:
SiteArea:

201ElCaminoReal
17,302 sf*

ECRSW

ProposedUse:Retail,Restaurant,Residential

PERMITTEDDEVELOPMENTINTENSITY
BASEZONING

PROPOSEDINTENSITY

PERMITTEDWITHPUBLICBENEFIT

MaxFARforallUses:

1.1

1.5

ProposedTotalFAR:

PermittedFloorArea:

19,032.2 s.f.

25,953.0 s.f.

ProposedRes.Units:

Restaurant:
25 Units/acre

#Res.Units:

40 Units/acre

9 Units

BMRrequirement:

1orinͲlieufee

1.5

BMRUnitsProposed:

Front

7'

RightSide

Front

5'

LeftSide
HeightLimit:

Architectural
A-0.0
COVER SHEET
A-0.1a
CONDITIONS OF APPROVAL
A-0.1b
EXISTING STREET VIEWS OF NEIGHBORHOOD
A-0.2a
EXISTING/ DEMO SITE PLAN
A-0.2b
EXISTING FLOOR PLAN - 612 CAMBRIDGE AVE.
A-1.0
VICINITY SITE PLAN
A-1.1
PROPOSED SITE PLAN
A-1.2
AREA PLAN - UNDERGROUND
A-1.3a
AREA PLAN & COVERAGE - 1ST FLOOR
A-1.3b
AREA POLYGON DIAGRAM - 1ST FLOOR
A-1.4a
AREA PLAN - 2ND FLOOR
A-1.4b
AREA POLYGON DIAGRAM - 2ND FLOOR
A-1.5a
AREA PLAN - 3RD FLOOR
A-1.5b
AREA POLYGON DIAGRAM - 3RD FLOOR
A-1.6a
AREA PLAN TOWNHOUSE
A-1.6b
AREA POLYGON DIAGRAM & LOT COVERAGE TOWNHOUSE
A-1.7
BUILDING FACADE MODULATIONS
A-1.7a
STOREFRONT AREA CALCULATION
A-1.8
FIRE ANALYSIS - UNPROTECTED OPENINGS
A-3.1
1ST FLOOR PLAN
A-3.2
2ND FLOOR PLAN
A-3.3
3RD FLOOR PLAN
A-3.4
GARAGE LEVEL 1
A-3.5
GARAGE LEVEL 2

A-3.6
A-3.7
A-3.8
A-4.1
A-4.2
A-4.3
A-4.4
A-4.5
A-5.1
A-5.2
A-5.3
A-5.4
A-5.5
A-5.6
A-6.0
A-6.1
A-6.2
A-6.3
A-6.4
A-6.5
A-6.6
A-6.7
A-6.7b
A-6.8

TOWNHOUSE #1 FLOOR PLANS
TOWNHOUSE #2 FLOOR PLANS
ROOF PLAN
PROPOSED STREET SCAPE VIEWS
ELEVATIONS - MIXED-USE
ELEVATIONS - MIXED-USE
ELEVATIONS - TOWNHOUSE 1
ELEVATIONS - TOWNHOUSE 2
BUILDING SECTIONS
BUILDING SECTIONS
BUILDING SECTIONS
BUILDING SECTIONS
BUILDING SECTIONS
BUILDING PROFILE
3D VIEWS 1
3D VIEWS 2
RENDERED STREET VIEW OF EL CAMINO REAL &
CAMBRIDGE FRONTAGES
RENDERED STREET VIEW OF PROPOSED CAMBRIDE AVE.
FRONTAGE
RENDERED STREET VIEW OF PROPOSED ENTRY
COLORS AND MATERIALS
MATERIALS AND DETAILS
MATERIALS AND DETAILS
DETAILS
AC CONDENSER SPECS & SIGNAGE

A-6.9
A-7.1
A-7.2
LEED-1.0
RCP-1.1
RCP-1.2
RCP-1.3
BMP-1
BMP-2

WINDOW & DOOR IMAGES
TRASH-RECYCLING ENCLOSURE AND CAR STACKERS
COLOR & MATERIAL BOARD - GREENSCREEN WALL
LEED BUILDING INFO
LIGHTING PHOTOMETRICS
LIGHTING PHOTOMETRICS
LIGHTING PHOTOMETRICS
BEST MANAGEMENT PRACTICES - STORMWATER
BEST MANAGEMENT PRACTICES - EROSION CONTROL

Civil-Survey
C0.1
TOPOGRAPHIC AND BOUNDARY SURVEY
C1.0
PARCEL PLAN
C2.0
CIRCULATION PLAN
C2.1
GARAGE VEHICLE TURNING
C2.2
FIRE ACCESS PLAN
C3.0
SITE AND GRADING PLAN - PRIVATE AND ONSITE
C3.1
SITE AND GRADING PLAN - PUBLIC AND OFFSITE
C4.0
UTILITY AND RELOCATION PLAN - PRIVATE AND ONSITE
C4.1
UTILITY AND RELOCATION PLAN - PUBLIC AND OFFSITE
C5.0
STORMWATER MANAGEMENT PLAN
C6.0
EROSION CONTROL

C7.0
C8.0

Retail

CONSTRUCTION PHASING PLAN
CITY DETAILS

Restaurant

TotalPureSquareFootagebyuse:

TENTATIVE MAP (UNDER SEPERATE COVER)
EXH-1
VESTING TENATIVE MAP
EXH-2
PARCEL PLAN
TM-1of2 LOT LINE ADJUSTMENT

PureResSF
PureRetailSF
PureRestaurant
TotalPureSF

Joint Trench
JT1
JOINT TRENCH

Residential

RightSide

7'

sf

Residential

20'

Buildingheight:

38'

Parapetheight

42'

ParapetHeight:

39'Ͳ5.25"

52'

Elevator/Stairs

46'Ͳ2.5"

30%

PrivateOpenSpace

5,190.6 s.f.

5.15%

Landscape
L1.0
LANDSCAPE PLAN
L1.1
LANDSCAPE IMAGES
L2.0
PLANT LIST AND IMAGES
L3.0
WATER USAGE CALCULATIONS
Tree Protection
T-1
TREE DISPOSITION PLAN
T-2
ARBORIST REPORT & TREE PROTECTION SPECIFICATIONS
T-3
TREE PROTECTION SPECIFICATIONS
Total Sheets: 81

10 cars,standardstalls

Level2:

28 cars,stackerunits

59 Cars

Total:

*IncludesCommon
Circulationarea
allocatedasa
percentagebyuse

59
EVChargingStationRequirements:
EVSEInstalled(10%)4Required

1StandardAccessible
Residential:1SpaceRequired:

EVSpacesReady(15%)5Required

1VanAccessible

Residential:1EVSpaceperunit.14TotalRequired

OfCommercialParking,32Space:

BalanceofEVSpacesReady:11required

sf
Req.
LongTerm;1per12,000sf:

Retail

25.22%

Residential,MultiFamily:

TotalRequired

TotalProposed

(min.2)

2

ShortTerm;1per2,000sf:

(min.2)

6

18LongTerm

18LongTerm

LongTerm;1per12,000sf

(min.2)

2

10ShortTerm

20ShortTerm

ShortTerm;1per5,000sf:

(min.2)

2

LongTerm;1perunit:

14

ShortTerm;1per10units:

2

612CambridgeAve,MenloPark,CA

841.6 sf

ZoningAnalysis

AllocationofSharedCommonAreaasaPercentageofPureFloorArea
Residential

586.0 sf

Retail

212.3 sf

Restaurant

Zoning:
SiteArea:

43.4 sf

Retail
Restaurant

6,087.9 sf
1,243.4 sf

12 Units
2 Townhomes

612Cambridge
7923
sf

RͲ3

ProposedUsed:2ResidentialTownhomes

PERMITTEDDEVELOPMENTINTENSITY
MaxDensity:

Totalareaforparkingcalculation,Purefloorareaplusallocationofcommonarea.
Use:

Residential
612Cambridge

24.35

6/1000

7.46

1.85/Unit
2perunit

31.81

RoundedupͲ>

32.0

22.20

RoundedupͲ>

23.0

RoundedupͲ>

4.0

RequiredParking:

59.0

4.00

2 units

MaximumFAR

RequiredParking:

Ratio:
4/1000

PROPOSEDINTENSITY
ProposedDensity:

0.45

ProposedFAR

2 units
0.450

MaximumFloorArea:

3,565 sf

ProposedFloorArea:

3,564.0 44.98%

MaximumLotCoverage

2,377 sf

ProposedLotCoverage

2,211.8 27.92%

Min.RequiredOpenSpace:

3,962 sf

MaximumHeight:

OpenSpaceProvided:

35 ft

Parkingrequirement:

ProposedHeight:

5,711 72.08%
25'Ͳ6"

2 PerUnit

TotalParkingRequired:
4
***Townhouseparkingprovidedingarageat201ElCaminoReal

Parkingprovided:

4 ***

PROJECT TEAM
HISTORICAL STUDY:

DATE

SURVEYOR/ CIVIL ENG.:

STRUCTURAL ENGINEER:

ARCHITECT: EID Architects

Earth Systems Pacific

Sherwood Design Civil Engineers

T.B.D

Environmental Innovations in Design

10710 Ridgeview Ave.
San Jose, CA 95127
Phone:
(408) 254-7171
Mobile:
Email:
bbamburg@usa.net

220 Montgomery St., Ste. 346
San Francisco, CA 94104
Phone:
(415) 392-9688
Mobile:
Email:
chshao@chsconsulting.net

48511 Warm Springs Rd., Ste. 210
Fremont, CA 94539
Phone:
(408) 934-9302
Mobile:
(510) 353-3833
Email:
xmejia@earthsystems.com

2548 Mission Street
San Francisco, CA 94110
Phone:
(415) 677-7300
Mobile:
(415) 509-0707
Email:
jleys@sherwoodengineers.com

, CA 94
Phone: ( ) Mobile:
Email:

412 Olive Avenue
Palo Alto, CA 94306-2225
Phone:
(650) 226-8770
Mobile:
(650) 793-2856
Email:
stuart@EIDarchitects.com

P.O. Box 5326
Redwood City, CA 94063
Phone:
(650) 839-9539
Mobile:
(650) 537-0175
Email:
rweather@pacbell.net

09/11/2020

GEOTECHNICAL:

CHS Consulting Traffic Eng

Advanced Tree Care
201 El Camino Real

TRAFFIC ENGINEER:

Urban Programmers

ARBORIST:
9/30/2020 12:53:03 PM

21 cars,standardstalls

Level2:

VICINITY MAP

COPYRIGHT © 2020 ENVIRONMENTAL INNOVATIONS IN DESIGN. ALL RIGHTS RESERVED.

8,057.5 s.f.

Ofwhich15%tobeEVCSInstalled:3Required
7,179.0

SharedCommonArea,includingStaircase1,Elevator,CommonCirculationandCommonLobby
SharedCommon

6,599.9 s.f.

TotalProvided:
ProposedVehicleParking:

RequiredBikeParking:

1,200.0 sf
23,294.3 sf

1,457.6 s.f.

CommonOpenSpace

1VanAccessible

Restaurant
69.63%

7'

Rear:

38'

ADAParkingRequired:
Commercial:2SpacesRequired

PercentageofPureFloorArea:

16,218.7 sf
5,875.6 sf

5'

LeftSide

20'

Buildingheight

3rdFloor
8,646.6

7'

Rear:

Totalparkingrequired:

2ndFloor

2 Units

**ResidentialFloorAreaincludesfloorareaonallthreelevels.

Level1:

393.1
5,875.6 sf
1,200.0 sf

841.6 s.f.
17,365.3 s.f.

*ThelotareaoftheRͲ3zoned612Cambridgeparcelisnotincludedinthelotareaforthesecalculations.
Setbacks:

RefertoParkingCalculationtableonthissheetforadetailed
analysisofrequiredparkingforeachuse.

Residential

5,875.6 s.f.

CommonCirculation:

BMRHousing:

RequiredVehicleParking:

1stFloor

1,200.0 s.f.

Retail:

15 Units

ResidentialFloorArea:

MinimumRequired

PureFloorAreabyuse:

1.46 <1.5
12 Units
30.00 Units/acre

ProposedFloorAreas:
PermittedDensity:

Elevator/Stairs

Parking Calculations:

25,282.5 s.f.

ProposedDensity:

OpenSpaceMinimum:

DRAWING INDEX

PROPOSEDCONSTRUCTION:
ProposedGrossFloorArea:

LANDSCAPE ARCHITECT:

JOINT TRENCH:

LANDUSE ATTORNEY:

GENERAL CONTRACTOR:

OWNER:

ZAC Landscape Architects

Millennium Design & Consulting Inc.

Arent Fox LLP Attorneys at Law

T.B.D.

HuHanTwo, LLC

145 Keller Street
Petaluma, CA 94952
Phone:
Mobile:
(707) 696-2967
Email:
sandrareed1574@gmail.com

3200 Danville Blvd. #250
Alamo, CA 94507
Phone:
(925) 820-8502
Mobile:
(925) 783-4300
Email:
alfred@jointutility.com

55 2nd Street, 21st Floor
San Francisco, CA 94105
Phone:
(415) 805-7969
Mobile:
Email:
steve.atkinson@arentfox.com

Phone:
Mobile:
Email:

86 Michaels Way
Atherton, CA 94027
Phone:
Mobile:
(202) 550-0045
Email:
yihanhu@stanford.edu

201 EL CAMINO REAL - 612 CAMBRIDGE AVE
M E N L O P A R K,

CALIFORNIA

94025

SHEET TITLE

SHEET NUMBER

COVER SHEET

A-0.0

ENVIRONMENTAL INNOVATIONS IN DESIGN
412 OLIVE AVE. PALO ALTO, CA 94306
PHONE: 650-226-8770

WWW.EIDARCHITECTS.COM

Page F-1.101

8/7/2020 03:50:28 PM

1
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DATE
08/10/2020

CONDITIONS OF APPROVAL - FIRE
1/4" = 1'-0"

201 EL CAMINO REAL - 612 CAMBRIDGE AVE
M E N L O P A R K,

CALIFORNIA

94025

SHEET TITLE

SHEET NUMBER

CONDITIONS OF APPROVAL

A-0.1a

ENVIRONMENTAL INNOVATIONS IN DESIGN
412 OLIVE AVE. PALO ALTO, CA 94306
PHONE: 650-226-8770

WWW.EIDARCHITECTS.COM
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8/7/2020 03:50:32 PM

EXISTING NEIGHBORHOOD HOUSE - 776 CAMBRIDGE

9.

EXISTING NEIGHBORHOOD HOUSE - 730/ 724 CAMBRIDGE

6.

EXISTING NEIGHBORHOOD HOUSE - 680 CAMBRIDGE

3.

EXISTING NEIGHBORHOOD HOUSE - 649/ 665 CAMBRIDGE

8.

EXISTING NEIGHBORHOOD HOUSE - 715 CAMBRIDGE

5.

EXISTING NEIGHBORHOOD HOUSE - 739 CAMBRIDGE

2.

EXISTING NEIGHBORHOOD HOUSE - 628/ 626/ 612 CAMBRIDGE

7.

EXISTING NEIGHBORHOOD COMMERCIAL - 145 EL CAMINO

4.

EXISTING NEIGHBORHOOD - 605 CAMBRIDGE

1.
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SHEET TITLE

SHEET NUMBER

EXISTING STREET VIEWS OF
NEIGHBORHOOD

A-0.1b

ENVIRONMENTAL INNOVATIONS IN DESIGN
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PROJECT
BOUNDARY

12

23.8" BLACK ACACIA

11

10

19

24" COASTAL REDWOOD

21.7" BLACK ACACIA

12.8 TREE

PROPERTY LINE
D
R
R1 IP L
5'- IN
0" E

DRIP LINE
R15'-0"

DRIP LIN
E
R15'-0"

EXISTING ACCESSORY BLDG.
(TO BE REMOVED)

DR
IP
R9 LINE
'-0"

E
LIN
IP 0"
DR R6'-

08

16.2" COASTAL REDWOOD

20
13
14.1" CHINESE ELM
DR
IP
R6 LIN
'-0 E
"

LOT 69

11.7" TREE

07

PROPOSED
PROJECT
BOUNDARY

9.6" COASTAL REDWOOD

E
LIN
IP 0"
DR R6'-

LOT 73 & 74

06

23.1" COASTAL REDWOOD

DRIP LINE
RE: ARBORIST REPORT

DRIP LINE
RE: ARBORIST REPORT

09

DR
IP
R1 LIN
5'- E
0"

40.3" VALLEY OAK

15

E
LIN
IP '-0"
DR 20
R

10.5" PLUM TREE
E
LIN
IP 0"
DR R8'-

6" TREE
NOT NUMBERED
(TO BE REMOVED)

6" TREE
NOT NUMBERED
(TO BE REMOVED)

6" TREE
NOT NUMBERED
(TO BE REMOVED)

PROJECT
BOUNDARY

LOT 70
EXISTING ONE STORY
RESIDENTIAL BUILDING
(TO BE REMOVED)

16
2.8" SYCAMO
(TO BE REMO

05

33.7" COASTAL REDWOOD
(TO BE REMOVED)

17

EXISTING PARKING LOT
(TO BE REMOVED)

12.3" HONEY
LOCUST TREE
(TO BE REMOVED)

02

27.2" COASTAL REDWOOD

TREE PROTECTION PER
ARBORIST REPORT

3.5" SYCAMORE

REAL

01

29.6" COASTAL
REDWOOD
(TO BE REMOVED)

19.2" VALLEY OAK

18

EL CAMINO

DRIP LINE
R8'-0"

INE
IP L
DR 2'-0"
R1

03

EXISTING ONE STORY
COMMERCIAL BUILDING
(TO BE REMOVED)

EXISTING ALTO LANE
TO BE VACATED

9.7" BLACK WALNUT
DRIP LINE
RE: ARBORIST REPORT, TYP.

LOT 71 & 72

04

14

5.2" SYCAMORE
(TO BE REMOVED)

PROPERTY LINE
T
NSE est
SU th W
Nor 6/21
1
19:3

31°

PROJECT
BOUNDARY
T

t
Wes
uth 1
So 12/2
29° :52
16

WES
Magnetic North

ST

EA

RISE st
SUN th Ea
Nor 21
31° 4:49 6/

°
29.5

°
75.5

CAMBRIDGE AVENUE
PRINT DATE: 1/31/2019

st
Ea
uth /21
So
29° 7:20 12
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LAUNDRY
251 SF

20'-4"

12'-4"

24'-8"

25'-10"

UNIT 4
597 SF

4'-7"

4'-0"

8'-5"

5'-10"
MENDOTA
K-505 IRON
CAST
BATH

4'-0"

CAST
BATH
K-505 IRON
MENDOTA

3'-4"

5'-6"

CAST IRON
K-505
MENDOTA
BATH

612 Cambridge Avenue
72'-9"

Existing Square Footage
Main Residence

UNIT 3
649 SF

30'-3"

BATH
MENDOTA
K-505 IRON
CAST

2653
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Unit 1

789
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Unit 2

606
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Unit 3

649
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Unit 4
Laundry

597
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251
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6'-0"

UNIT 2
606 SF

HEIGHT OF EXISTING
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CAST

T
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5'-6"
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°
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°
75.5

47'-6"
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DRIVEWAY

DRIVEWAY

DRIVEWAY

APPROVED
RESIDENCE NOT
YET
CONSTRUCTED
649, 653, 655
PARTRIDGE AVE.

275
EL CAMINO REAL

617
PARTRIDGE AVE.

635 PARTRIDGE
AVE.

615 PARTRIDGE
AVE.

EXISTING
GAS STATION

DRIVEWAY

EXISTING
RESIDENCE

EXISTING
RESIDENCE
APPROVED
RESIDENCE NOT
YET
CONSTRUCTED

DRIVEWAY

EXISTING
RESIDENCE

EXISTING
ACCESSORY
BUILDINGS

241 E. EL CAMIINO REAL

59'-8"

EXISTING COMMERCIAL

12

23.8" BLACK ACACIA

11

10

19

24" COASTAL REDWOOD

21.7" BLACK ACACIA

12.8 TREE

16.2" COASTAL REDWOOD

20
13

EXISTING
PARKING LOT

11.7" TREE

9.6" COASTAL REDWOOD

E
"

LIN
IP
DR R6'-0

19'-2"

06

23.1" COASTAL REDWOOD

PROPOSED
RESIDENCE

DRIP LINE
RE: ARBORIST REPORT

09

40.3" VALLEY OAK

DR
IP
R1 LIN
5'- E
0"

15

DRIP LINE
RE: ARBORIST REPORT

E
LIN
P -0"
DRI 0'
R2

10.5" PLUM TREE

38'-4"

E
LIN
"
P
DRI R8'-0

EL CAM

10'-0"

07

14.1" CHINESE ELM
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IP
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'-0 E
"

64'-5"

GARAGE
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E
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"
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08
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DR

39
'-3
"

18'-0"

DRIP LINE
R15'-0"

D
RI
R1 P LI
5' N
-0 E
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DRIP LINE
R15'-0"

EXISTING
ACCESSORY
BUILDINGS

EXISTING RESIDENCE
TO BE REMOVED

6" TREE

NOT NUMBERED
(TO BE REMOVED)

6" TREE

NOT NUMBERED
(TO BE REMOVED)

6" TREE

NOT NUMBERED
(TO BE REMOVED)

16
26'-0"

2.8" SYCAMORE
(TO BE REMOVED)

EXISTING
RESIDENCE

05

EXISTING
RESIDENCE

33.7" COASTAL REDWOOD
(TO BE REMOVED)

TREE PROTECTION PER
ARBORIST REPORT

18
3.5" SYCAMORE

PROPOSED MIXED-USE

15'-0"
PUE

14

9.7" BLACK WALNUT
DRIP LINE
RE: ARBORIST REPORT, TYP.

E

IP LIN
DR 2'-0"
R1

03

DRIP LINE
R8'-0"

DRIVEWAY

626
CAMBRIDGE AVE.

5.2" SYCAMORE
(TO BE REMOVED)

12.3" HONEY
LOCUST TREE
(TO BE REMOVED)

DRIVEWAY
RAMP DOWN

PROPOSED
RESIDENCE

20'-0"

628
CAMBRIDGE AVE.

04
16'-10"

17

EXISTING COMMERCIAL TO
BE REMOVED

10'-2"
20'-0"

02

27.2" COASTAL REDWOOD

T

01

29.6" COASTAL
REDWOOD
(TO BE REMOVED)

19.2" VALLEY OAK

PROPERTY LINES

57'-5"

CAMBRIDGE AVENUE

EXISTING LIGHTED
BRICK COLUMNS

PROPOSED RAISED
CROSS WALK

SET est
SUN th W
Nor 6/21
1
19:3

31°

DRIVEWAY

Magnetic North

DRIVEWAY

t
Wes
uth 1
So 12/2
29° :52
16

T
WES

EXISTING
COMMERCIAL

EXISTING
ACCESSORY
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Nor 6/21
31° 4:49

°
29.5
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#10
24" Coastal Redwood

#12
23.8 Black Acacia
10' - 0"

2' - 0"

36' - 0"

2' - 0"

#11
21.7 Black Acacia

SETBACK

15' - 0"

N 33° 02' 32" E
65.00'

#19
12.8" Carob

N 33° 02' 32" E
65.00'

A-4.3

S 57° 08' 52" E
16.12'

A-4.5

#8
16.2" Coastal Redwood

3

#13
14.1" Chinese Elm

#7
9.6" Coastal Redwood

TRASH/RECYCLING BINS
30x36
20x25 25x32

S
20' - 10"

6'

6"

TOWNHOUSE 2

74
°
26 42'
.8 16
6' " W

1

A-4.5

#09
40.3" Valley Oak

#15
10.5" Plum

S 57° 09' 05" E
16.03'

2

N 57° 08' 52" W
121.78'

27' - 0"

RESTAURANT

2' - 0"

#6
23.1" Coastal Redwood

N 33° 02' 32" E
107.88'

GAS METERS

#16
2.8" Sycamore
to be removed

4

4'-0"

A-4.5

A-4.4

CAR RAMP
DOWN

8' - 0"
CLEAR PATH
OF TRAVEL

#18
3.5" Sycamore

TRASH/
RECYCLING
ENCLOSURE

20' - 0"

11' - 0"

6'-0"

6'-0"

6'-0"

6'-0"
4'-0"

4'-0"

4'-0"

4'-0"

S 32° 51' 08" W
65.00'

SIDEWALK PEDESTRIAN PATH,
RE: C1.1

6'-0"

4'-0"

4'-0"

4'-0"

(N) BENCH

NEW TRUNCATED DOMES

12'-0"

4' - 6"

6'-0"

8' - 0"

20.22

6'-0"

NEW CURB RAMP,
RE: CIVIL DWG'S.

S 32° 51' 08" W
99.85'

19

SET est
SUN th W
Nor 6/21
:31

31°

(N) DRIVEWAY

(N) DG, RE:
LANDSCAPE

A-4.2
24' - 6"

20' - 3 1/2"

50' - 0"

10' - 4 1/2"

Magnetic North

10' - 6"

(E) BOLLARD,
TO REMAIN

38' - 1"

153' - 9"
29.5

5'

10'

20'
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(E) HARDSCAPE TO REMAIN
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PROPOSED SITE PLAN

A-1.1

st
h Ea 1
Sout /2
29° 20 12
7:

Graphic Scale: 1inch = 10 feet

NEW TRUNCATED DOMES

40'
Keynote Legend

ST
EA

0'

SITE PLAN
1" = 10'-0"

Keynote Text
(N) BICYCLE "ROLLING RACK" BY AMERIBIKE OR EQUAL, 5 BIKES PER RACK
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RISE st
SUN th Ea
Nor 21
31° 49 6/
4:

°

CAMBRIDGE AVENUE
1

°
75.5

(E) LIGHTED
BRICK COLUMN,
TO REMAIN

1

est
hW 1
Sout 12/2
29° :52
16

22' - 0"

POTENTIAL FUTURE
RAISED CROSSWALK,
RE: CIVIL DWG. C8.0.

ST
WE

(E) AT&T UTILITY
BOX, TO REMAIN

(E) LANDSCAPE
TO REMAIN

A-4.2

#1
29.6" Coastal Redwood
To Be Removed

8'-0"

#2
27.2 Costal Redwood

3' HIGH WOOD
FENCE, RE:
LANDSCAPE FOR
MORE INFO

4' - 0"

S 32° 51' 08" W
65.00'

2

4' - 0"

4'-0"

CURB

36' - 0"

MIN. CLEAR
PATH OF
TRAVEL

20.22
A-4.4

4'-0"

11'-11"

RES LOBBY

3

12' - 2 1/4"

#3
19.2" Valley Oak

#17
5.1" Sycamore
to be removed

RETAIL

6'-0"

2' - 0"

PUE

#4
12.3" Honey Locust Tree
To Be Removed

2
A-7.1

L

3

INO REA

1

4

UP

EL CAM

#5
33.7" Coastal Redwood
To Be Removed

SIDEWALK
PEDESTRIAN

30x36

STAIR 1

25x32

TOWNHOUSE 1

#14
9.7" Black Walnut
20' - 0"

6'-0"

STAIR 3

20x25

15' - 0"

SETBACK

UP

TRASH/RECYCLING BINS

A-4.2

FENCE WITHIN
THE 20' FRONT
YARD SETBACK
SHALL NOT
EXCEED 4 FEET
IN HEIGHT

PLANTER

2

S 50° 42' 39"
E
71.59'

3' HIGH WOOD
FENCE,
RE: LANDSCAPE FOR
MORE INFO

9' - 9 1/2"

A-4.4

15' - 2"

3' HIGH WOOD FENCE,
RE: LANDSCAPE FOR
MORE INFO

A-4.4

STAIR 2

20.23

N 57° 08' 52" W
122.00'

26' - 0"
27' - 0"

6' HIGH WOOD FENCE,
RE: LANDSCAPE FOR MORE INFO

25'-6" MIN REQ.

(E) BUILDING TO
BE REMOVED

PASSEO PEDESTRIAN PATH, RE: C1.1

1

RE: C1.1
6'-0"

A-4.5

#20
11.7" Carob

PATH,

SETBACK

18' - 0"

1

3' HIGH WOOD FENCE,
RE: LANDSCAPE FOR
MORE INFO

1

3

6

5
N 33° 02' 32" E
65.00'
S 57° 08' 52" E
16.12'

PROPERTY LINE

101' - 6"

A
B

74
°
26 42'
.8 16
6' " W

Parking
TOS Basement 2
Parking - Lower Level

13826.4 SF

TOS Basement 1
Parking - Upper Level

13826.4 SF

TOSF 1st
Stair 3, Com

S 57° 09' 05" E
16.03'

S

PROPERTY LINE

201 El Camino Real
Floor Area Calculation:

40' - 3"

80' - 0"

7

N 33° 02' 32" E
107.88'

Floor Area Total

178.6 SF
27831.4 SF
27831.4 SF

8

PROPERTY LINE

ELEV.
21' - 8 33/128"

102' - 3"

DN

D

STAIR #3

62' - 0"

STAIR #1

S 50° 42' 39"
E
71.59'

Parking - Upper Level
13826.4
SF

N 57° 08' 52" W
121.78'

DN

EL CAMINO

REAL

24' - 0"

E
F
G

PROPERTY LINE

Building Area Legend
Parking - Upper Level

PROPERTY LINE

S 32° 51' 08" W
65.00'

181' - 6"

CAMBRIDGE AVE.

1

TOS Basement 1
1/16" = 1'-0"

1

3

5

7

80' - 0"

101' - 6"

PROPERTY LINE
25' - 0"

PROPERTY LINE

A

Building Area Legend
UP
40' - 3"

Parking - Lower Level

8

PROPERTY LINE
4' - 0 199/256"

18' - 0"

ELEV.

102' - 3"

STAIR #1

UP

EL CAMINO

62' - 0"

24' - 0"

Parking - Lower Level
13826.4
SF

BIKE STORAGE

REAL

STAIR #3

18' - 0"

MECH

G

4' - 2"
8/7/2020 03:51:00 PM

PROPERTY LINE

0'

8'

16 '

32 '

64 '

PROPERTY LINE
181' - 6"

Graphic Scale: 1 /16 inch = 1 foot
CAMBRIDGE AVE.

2

TOS Basement 2
1/16" = 1'-0"
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Building Area Legend
Common Circulation
Common Open Space
Post/Pilaster
Res Lobby
Restaurant
PROPERTY LINE

Retail
Stair 2, Res
Stair 3, Com

Common Open Space
6599.9 SF

Post/Pilaster

3.0 SF

3.0 SF

Pure Residential Square Footage
Residential
TOSF 1st
Res Lobby

83.0 SF
83.3 SF
83.2 SF
83.2 SF
82.7 SF
93.7 SF
419.0 SF
189.3 SF
86.2 SF
86.2 SF
83.9 SF
83.9 SF
1457.6 SF

TOSF 1st
Common Open Space

Utlity

6599.9 SF
6599.9 SF

Column and Pilaster Area:
Floor Area exempt per MPMC 16.04.325 (C) (1)
Total by level:

Post/Pilaster

Post/Pilaster

3.0 SF

3.0 SF

Restaurant
1200.0
SF

PROPERTY LINE

Post/Pilaster

GARAGE BELOW

Post/Pilaster

3.0 SF

TOSF 1st
Post/Pilaster
TOSF 2nd
Post/Pilaster
TOSF 3rd
Post/Pilaster
38' Height Limit
Post/Pilaster
Floor Area Total

75.8 SF

73.9 SF
339.8 SF
227.8 SF
1054.0 SF
1396.0 SF
1140.2 SF
899.7 SF
910.9 SF
1136.6 SF
7179.0 SF
16218.7 SF

67.0 SF
386.2 SF
227.8 SF
196.9 SF
181.8 SF
1,439.4 SF
1,575.9 SF
1,298.8 SF
1,059.1 SF
1,013.1 SF
1,579.3 SF
9,025.3 SF

TOSF 3rd
Elev.
Hall
Hall
Stair 1, Res
Stair 2, Res
Unit 7
Unit 8
Unit 9
Unit 10
Unit 11
Unit 12

29.1 SF
25.4 SF

Residential Floor Area Total

1,200.0 SF
5,875.6 SF
7,075.6 SF

Floor Area Calculation
Common Areas:
Floor Area shared by uses

TOSF 1st
Common Circulation
Utlity
Common Floor Area Total

73.9 SF
339.8 SF
227.8 SF
201.5 SF
181.8 SF
1,054.0 SF
1,396.0 SF
1,140.2 SF
899.7 SF
910.9 SF
1,136.6 SF
7,562.3 SF

38' Height Limit
Stair 1, Res

16.7 SF
147.0 SF

3.0 SF

788.9 SF
52.8 SF
841.6 SF

Floor Area Calculation
Exempt Areas:
TOSF 1st
Trash

259.0 SF

TOSF 1st
Stair 3, Com

178.6 SF

205.1 SF
205.1 SF
17,365.3 SF

Stair 2, Res
179.5 SF

PROPERTY LINE

Post/Pilaster

ELEVATOR

Post/Pilaster

Floor Area Total

Floor Area Calculation
Commercial Use Areas:
TOSF 1st
Restaurant
Retail
Commercial Floor Area Total

393.1 SF
179.5 SF
572.6 SF

TOSF 2nd
Elev.
Hall
Hall
Stair 1
Stair 2
Unit 1
Unit 2
Unit 3
Unit 4
Unit 5
Unit 6

67.0 SF
386.2 SF
227.8 SF
1439.4 SF
1575.9 SF
1298.8 SF
1059.1 SF
1013.1 SF
1579.3 SF
8646.6 SF

TOSF 3rd
Elev.
Hall
Hall
Unit 7
Unit 8
Unit 9
Unit 10
Unit 11
Unit 12

Floor Area Calculation
Residential Use Areas:
TOSF 1st
Res Lobby
Stair 2, Res

393.1 SF
393.1 SF

TOSF 2nd
Elev.
Hall
Hall
Unit 1
Unit 2
Unit 3
Unit 4
Unit 5
Unit 6

Common Open
Space Calculation:

Trash
Post/Pilaster

Open Space Calculation:
TOSF 2nd
Private Open Space
Private Open Space
Private Open Space
Private Open Space
Private Open Space
Private Open Space
TOSF 3rd
Private Open Space
Private Open Space
Private Open Space
Private Open Space
Private Open Space
Private Open Space

3.0 SF

3.0 SF

PLANTER

Utlity

178.6 SF

COMMON
LOBBY

STAIR 1

Common Circulation
788.9 SF

Stair 3, Com

52.8 SF

UP

(EXIT ACCESS FROM
GARAGE - NOT COUNTED
IN FAR)

UP

Post/Pilaster

O REAL

2.3 SF

Retail
5875.6
SF

EL CAMIN

Post/Pilaster
2.3 SF
Trash
259.0 SF
CAR RAMP
DOWN

Post/Pilaster

Post/Pilaster

Post/Pilaster

1.0 SF

1.0 SF

5.3 SF

Res Lobby

Post/Pilaster

Post/Pilaster

393.1 SF

2.0 SF

2.0 SF

PLANTER

19

SET est
SUN th W
Nor 6/21
:31

31°

Post/Pilaster

9.1 SF

4.0 SF

4.5 SF

4.1 SF

Post/Pilaster

Post/Pilaster

2.5 SF

2.6 SF

Post/Pilaster

Post/Pilaster

Post/Pilaster

2.6 SF

5.3 SF

1.3 SF

PROPERTY LINE

ST
EA
st
h Ea 1
Sout /2
29° 20 12
7:

CAMBRIDGE AVE.
0'
8/7/2020 03:51:09 PM

1

RISE st
SUN th Ea
Nor 21
31° 49 6/
4:

°
29.5

°
75.5

GARAGE BELOW

Common Open Space
6599.9
SF

PLANTER

Magnetic North

Post/Pilaster

est
hW 1
Sout 12/2
29° :52
16

Post/Pilaster

ST
WE

PLANTER

Post/Pilaster

4'

8'

16 '

32 '

TOSF 1st
1/8" = 1'-0"

Graphic Scale: 1 /8 inch = 1 foot
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1ST Floor Exempt Floor Area
Area mark

2

4

3

20' - 10"

.

.

1' - 6" x
2' - 0"

1' - 6" x
2' - 0"

AREA 1P3
3.0 SF

AREA 1P6
3.0 SF

.

.

AREA 1A1
1135.9 SF

1' - 6" x
2' - 0"

1' - 6" x
2' - 0"

36' - 0" x
31' - 6 3/4"

3.0 SF
3.0 SF
3.0 SF
3.0 SF
3.0 SF
3.0 SF
3.0 SF
3.0 SF
4.6 SF
2.5 SF
2.0 SF
4.0 SF
2.0 SF
2.5 SF
2.0 SF
1.0 SF
1.0 SF
2.0 SF
2.5 SF
1.6 SF
2.6 SF
2.6 SF
2.6 SF
5.3 SF
1.3 SF
5.3 SF
2.3 SF
2.3 SF
75.9 SF

1' - 6" x
2' - 0"

7

AREA 1A3
4.7 SF

AREA 1C6
64.3 SF

4' - 5 1/2" x
7' - 0 3/4"

AREA 1A4
28.1 SF

9' - 1 1/4" x
7' - 0 3/4"

.

3' - 6" x
1' - 4 1/4"

.

22' - 5 1/2" x
1' - 3"

AREA 1C5
135.6 SF

AREA 1C3
73.8 SF

AREA 1C4
64.8 SF

AREA 1E1
86.0 SF

10' - 0 3/4" x
7' - 4 1/4"

9' - 1 1/4" x
7' - 1 1/2"

13' - 4" x
6' - 5 1/2"

Area mark

B

18' - 4" x
9' - 9 1/2"
UP

6' - 9" x
7' - 9 1/2"

AREA 1E14
AREA 1E13 153.0 SF
21.2 SF
15' - 7 1/2" x
2' - 8 3/4" x 9' - 9 1/2"
7' - 9 1/2"

AREA 1E15
73.2 SF

AREA 1F1
144.2 SF

6' - 2 3/4" x
11' - 9"

12' - 3 1/4" x
11' - 9"

C

1E1
1E2
1E3
1E4
1E5
1E6
1E7
1E8
1E9
1E10
1E11
1E12
1E13
1E14
1E15
1E16
1E17
1E18
1E19
1E20
1E21
1E22
1E23
Retail FAR

AREA 1F3
23.8 SF
2' - 0" x
11' - 10 3/4
"

3' - 9" x
0' - 6 3/4"

D

.

AREA 1C2
402.0 SF

AREA 1T2
7.0 SF
.

1' - 0" x
7' - 0"

AREA 1E4
369.7 SF

AREA 1E5
109.5 SF

3' - 9" x
29' - 2 1/2"

14' - 8" x
25' - 2 1/2"

3' - 9" x
29' - 2 1/2"

AREA 1C1
48.3 SF
6' - 10 3/4" x
7' - 0"

AREA 1B2
18.7 SF

AREA 1T1
228.3 SF

AREA 1P16
1.0 SF

.

.

.

12' - 3 1/4" x
18' - 7 1/4"

7' - 10 3/4" x
2' - 4 1/2"

1' - 0" x
1' - 0"

AREA 1P17
1.0 SF

.

AREA 1E16
498.6 SF
AREA 1E6
685.7 SF

AREA 1E8
789.8 SF

AREA 1E9
1484.3 SF

AREA 1E12
745.1 SF

15' - 2" x
45' - 2 1/2"

17' - 8" x
44' - 8 1/2"

32' - 10" x
45' - 2 1/2"

16' - 8" x
44' - 8 1/2"

1' - 0" x
17' - 2"

14' - 9" x
33' - 9 3/4"

AREA 1P2
7
2.3 SF
.

.

AREA 1E20
10.2 SF

1' - 0" x
1' - 0"

AREA 1T3
23.7 SF
AREA 1P9
4.6 SF

.

21' - 8 3/4" x
17' - 2 3/4"

11' - 10" x
2' - 0"
.

AREA 1P18
2.0 SF

1' - 0" x
2' - 0"
AREA 1P14
2.5 SF

1' - 0" x
2' - 0"
AREA 1P19
2.5 SF

.

.

0' - 9 1/4" x
6' - 0"
AREA 1P10
2.5 SF
AREA 1P11
2.0 SF
1' - 0" x
2' - 5 1/2"
1' - 0" x
2' - 0"

1' - 6 1/4" x
13' - 5 1/2"

1' - 0" x
2' - 6"
AREA 1P13
2.0 SF

1' - 0" x
2' - 6"
AREA 1P20
1.6 SF

2' - 0" x
2' - 0"

1' - 0" x
2' - 0"

1' - 7 1/2" x
1' - 0"

.

.

AREA 1E7
36.4 SF
12' - 1 1/2" x
3' - 0"

AREA 1P21
2.6 SF

AREA 1P22
2.6 SF

2' - 7 1/2" x
1' - 0"

2' - 7 1/2" x
1' - 0"

.

.

13' - 0" x
2' - 0"
AREA 1E10
39.8 SF
13' - 3" x
3' - 0"

AREA 1E17
33.5 SF
AREA 1E18
3' - 6 1/2" x 118.1 SF
9' - 5 1/2" 9' - 1 1/2" x

.

2' - 0" x
2' - 7 1/2"

AREA 1E19
7.6 SF

AREA 1P23
2.6 SF
2' - 7 1/2" x
1' - 0"
.

AREA 1P24
5.3 SF
2' - 7 1/2" x
2' - 0"

2' - 7 1/2" x
0' - 6"

.

Area
48.3 SF
402.0 SF
73.8 SF
64.8 SF
135.6 SF
64.3 SF
788.9 SF

Height

Area
179.5 SF
52.5 SF
232.0 SF

13' - 4"
13' - 10"
3' - 9"
14' - 8"
3' - 9"
15' - 2"
12' - 1 1/2"
17' - 8"
32' - 10"
13' - 3"
13' - 0"
16' - 8"
2' - 8 5/8"
15' - 7 1/2"
6' - 2 3/4"
14' - 9"
3' - 6 1/2"
9' - 1 1/2"
6 3/4"
1' - 6 1/4"
2' - 0"
2' - 10 1/2"
1' - 0"

Length

Area

6' - 5 3/8"
29' - 11 3/4"
29' - 2 1/2"
25' - 2 1/2"
29' - 2 1/2"
45' - 2 1/2"
3' - 0"
44' - 8 1/2"
45' - 2 1/2"
3' - 0"
2' - 0"
44' - 8 1/2"
7' - 9 1/2"
9' - 9 1/2"
11' - 9"
33' - 9 5/8"
9' - 5 3/8"
12' - 11 3/8"
13' - 5 3/8"
13' - 5 3/8"
5' - 0"
25' - 5 3/4"
17' - 2"

86.0 SF
414.8 SF
109.5 SF
369.7 SF
109.5 SF
685.7 SF
36.4 SF
789.8 SF
1,484.3 SF
39.8 SF
26.0 SF
745.1 SF
21.2 SF
153.0 SF
73.2 SF
498.6 SF
33.5 SF
118.1 SF
7.6 SF
10.2 SF
10.0 SF
36.6 SF
17.2 SF
5,875.8 SF

0' - 6 3/4" x
13' - 5 1/2"
AREA 1E2
1
10.0 SF

1ST Floor Stair 3, Com

.

E

2' - 0" x
5' - 0"

12' - 11 1/2"

AREA 1P25
1.3 SF

Area mark

F
G

7' - 0 1/4"

Width

Height

Area

1F1
12' - 3 1/4"
1F2
1' - 4 5/8"
1F3
2' - 0"
1F4
3' - 9"
Stair 3, Com FAR
1ST Floor Trash

.

7' - 0"

.

AREA 1E11
26.0 SF

.

1' - 0" x
2' - 3"
AREA 1P2
6
5.3 SF

.

.

AREA 1P12
4.0 SF

.

1' - 0" x
2' - 3"

.

.

AREA 1P15
2.0 SF

AREA 1P2
8
2.3 SF

AREA 1E2
3
17.2 SF

.

AREA 1B1
374.4 SF

Width

Width

.

AREA 1E3
109.5 SF

Height

1ST Floor Retail

.

AREA 1E2
2
36.6 SF
2' - 10 1/2
"x
25' - 5 3/4"

13' - 10" x
29' - 11 3/4"

Width

1D1
18' - 4"
1D2
6' - 8 7/8"
Stair2, Res FAR

AREA 1F4
2.1 SF

AREA 1E2
414.8 SF

374.4 SF
18.7 SF
393.1 SF

1ST Floor Stair 2, Res

.

AREA 1D2
52.5 SF

Area

1C1
6' - 10 3/4"
1C2
20' - 2"
1C3
10' - 0 5/8"
1C4
9' - 1 3/8"
1C5
22' - 5 3/8"
1C6
9' - 1 1/4"
1st Floor Common Circulation FAR

Area mark

7' - 0 1/4"

AREA 1D1
179.5 SF

Height

1ST Floor Common Circulation

A

UP

20' - 2" x
19' - 11 1/4"

Width

AREA 1F2
8.5 SF

1' - 6" x
2' - 0"

Area
1,135.9 SF
31.4 SF
4.7 SF
28.1 SF
1,200.1 SF

1B1
21' - 8 3/4"
1B2
7' - 10 3/4"
Res Lobby FAR

1' - 4 3/4" x
12' - 3 3/4"

AREA 1P8
3.0 SF

22' - 5 1/2" x
6' - 0 1/2"

Height

1ST Floor Res Lobby
Area mark

8

.

.

Width

1A1
36' - 0"
1A2
4' - 5 3/8"
1A3
3' - 6"
1A4
22' - 5 3/8"
Restaurant FAR

.

AREA 1A2
31.4 SF

1' - 6" x
2' - 0"

2' - 0"
2' - 0"
2' - 0"
2' - 0"
2' - 0"
2' - 0"
2' - 0"
2' - 0"
6' - 0"
2' - 5 1/2"
2' - 0"
2' - 0"
2' - 0"
2' - 6"
2' - 0"
1' - 0"
1' - 0"
2' - 0"
2' - 6"
1' - 0"
1' - 0"
1' - 0"
1' - 0"
2' - 0"
6"
2' - 7 1/2"
2' - 3"
2' - 3"

Area mark

AREA 1P7
3.0 SF

.

1' - 6" x
2' - 0"

AREA 1P4
3.0 SF

1P1
1' - 6"
1P2
1' - 6"
1P3
1' - 6"
1P4
1' - 6"
1P5
1' - 6"
1P6
1' - 6"
1P7
1' - 6"
1P8
1' - 6"
1P9
9 1/4"
1P10
1' - 0"
1P11
1' - 0"
1P12
2' - 0"
1P13
1' - 0"
1P14
1' - 0"
1P15
1' - 0"
1P16
1' - 0"
1P17
1' - 0"
1P18
1' - 0"
1P19
1' - 0"
1P20
1' - 7 1/2"
1P21
2' - 7 1/2"
1P22
2' - 7 1/2"
1P23
2' - 7 1/2"
1P24
2' - 7 1/2"
1P25
2' - 7 1/2"
1P26
2' - 0"
1P27
1' - 0"
1P28
1' - 0"
Exempt Floor Area

Area

5' - 4 5/8"

AREA 1P2
3.0 SF

AREA 1P5
3.0 SF

1ST Floor Restaurant

Length

5' - 2"

AREA 1P1
3.0 SF

6

5

20' - 1"

20' - 2 1/2"

1

Width

144.2 SF
8.5 SF
23.8 SF
2.1 SF
178.6 SF

SET est
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Nor 6/21
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Open Space Calulation:

Building Area Legend

TOSF 2nd
Private Open Space
Private Open Space
Private Open Space
Private Open Space
Private Open Space
Private Open Space
TOSF 3rd
Private Open Space
Private Open Space
Private Open Space
Private Open Space
Private Open Space
Private Open Space

Elev.
Hall
Post/Pilaster
Private Open Space
Stair 1
Stair 2
Unit 1

Floor Area Calculation
Residential Use Areas:

83.0 SF
83.3 SF
83.2 SF
83.2 SF
82.7 SF
93.7 SF
419.0 SF
189.3 SF
86.2 SF
86.2 SF
83.9 SF
83.9 SF
1457.6 SF

8x8 columns typical

Unit 3

Column and Pilaster Area:

Unit 4
8"

Floor Area exempt per MPMC 16.04.325 (C) (1)
Total by level:
TOSF 1st
Post/Pilaster
75.8 SF
TOSF 2nd
Post/Pilaster
29.1 SF
TOSF 3rd
Post/Pilaster
25.4 SF
38' Height Limit
Post/Pilaster
16.7 SF
Floor Area Total
147.0 SF

Unit 5

7' - 8 3/4"

Unit 6

Private Open Space
93.7 SF

Unit 1
1439.4
SF

TOSF 1st
Restaurant
Retail
Commercial Floor Area Total

393.1 SF
179.5 SF
572.6 SF

TOSF 2nd
Elev.
Hall
Hall
Stair 1
Stair 2
Unit 1
Unit 2
Unit 3
Unit 4
Unit 5
Unit 6

Unit 2

8"

Floor Area Calculation
Comercial Use Areas:

TOSF 1st
Res Lobby
Stair 2, Res

67.0 SF
386.2 SF
227.8 SF
196.9 SF
181.8 SF
1,439.4 SF
1,575.9 SF
1,298.8 SF
1,059.1 SF
1,013.1 SF
1,579.3 SF
9,025.3 SF

TOSF 3rd
Elev.
Hall
Hall
Stair 1, Res
Stair 2, Res
Unit 7
Unit 8
Unit 9
Unit 10
Unit 11
Unit 12

1,200.0 SF
5,875.6 SF
7,075.6 SF

Floor Area Calculation
Common Areas:
Floor Area shaired by uses

TOSF 1st
Common Circulation
Utlity
Common Floor Area Total

788.9 SF
52.8 SF
841.6 SF

73.9 SF
339.8 SF
227.8 SF
201.5 SF
181.8 SF
1,054.0 SF
1,396.0 SF
1,140.2 SF
899.7 SF
910.9 SF
1,136.6 SF
7,562.3 SF

38' Height Limit
Stair 1, Res
Residential Floor Area Total

205.1 SF
205.1 SF
17,365.3 SF

Stair 2
181.8 SF
Elev.
67.0 SF

UP

DN

Stair 1

Hall

196.9 SF

386.2 SF
UP

Hall

EXIT BALCONY

227.8 SF

DN

Post/Pilaster

Post/Pilaster

16.7 SF

3.6 SF

Unit 3
1298.8
SF

Unit 4
1059.1
SF

Unit 6
1579.3
SF

Unit 5
1013.1
SF

Post/Pilaster
3.6 SF

Unit 2
1575.9
SF

6' - 10 1/4"

83.3 SF

RISE st
SUN th Ea
Nor 21
31° 49 6/
4:

Private Open Space

83.0 SF

st
h Ea 1
Sout /2
29° 20 12
7:

83.2 SF

Private Open Space

ST
EA

83.2 SF

°
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Private Open Space

°

8"

5.3 SF
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Magnetic North
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1

2

4

3

6

5

7
2ND Floor Residential
Area mark

A

B
AREA 2OS1
93.7 SF

AREA 2R1
406.3 SF

7' - 10 3/4" x
11' - 10 3/4"

32' - 6" x
12' - 6"

AREA 2R2
1125.8 SF

AREA 2R17
98.1 SF

Area
406.3 SF
1,125.8 SF
204.0 SF
1,489.0 SF
196.9 SF
484.0 SF
2,519.3 SF
72.9 SF
72.9 SF
26.0 SF
25.8 SF
62.3 SF
134.7 SF
100.9 SF
181.8 SF
1,694.1 SF
98.1 SF
23.8 SF
43.3 SF
9.8 SF
6.8 SF
47.1 SF
9,025.5 SF

.

4' - 8 1/2" x
41' - 8 1/4"

C

2ND Floor Open Space
Area mark

UP
AREA 2R15
181.8 SF

AREA 2R3
204.0 SF

18' - 4" x
9' - 11" DN

34' - 0" x
6' - 0"

UP

Length
12' - 6"
27' - 5 1/2"
6' - 0"
42' - 6 1/2"
8' - 9"
24' - 0"
37' - 2 1/2"
5' - 6"
5' - 6"
2' - 0"
2' - 9 1/2"
2' - 9 1/2"
7' - 10 1/2"
10' - 8"
9' - 11"
55' - 0"
41' - 8 1/8"
11' - 11"
21' - 8"
13' - 1 7/8"
13' - 1 7/8"
4' - 0"

8

41' - 0" x
27' - 5 1/2"

AREA 2P5
16.7 SF

Width

2R1
32' - 6"
2R2
41' - 0"
2R3
34' - 0"
2R4
35' - 0"
2R5
22' - 6"
2R6
20' - 2"
2R7
67' - 8 1/2"
2R8
13' - 3"
2R9
13' - 3"
2R10
13' - 0"
2R11
9' - 2 3/4"
2R12
22' - 4"
2R13
17' - 1 1/4"
2R14
9' - 5 1/2"
2R15
18' - 4"
2R16
30' - 9 5/8"
2R17
4' - 8 1/2"
2R18
2' - 0"
2R19
2' - 0"
2R20
1' - 5 7/8"
2R21
6 1/4"
2R22
11' - 9 1/4"
Residential FAR

DN

1' - 0" x
16' - 8 1/4"

AREA 2R11
25.8 SF

AREA 2R12
62.3 SF

9' - 2 3/4" x
2' - 9 1/2"

22' - 4" x
2' - 9 1/2"

AREA 2R1
8
23.8 SF
2' - 0" x
11' - 11"

AREA 2R14
100.9 SF

AREA 2R13
134.7 SF

9' - 5 1/2" x
10' - 8"

17' - 1 1/4" x
7' - 10 1/2"

Width

Length

2OS1
7' - 10 5/8"
2OS2
10' - 8"
2OS3
11' - 10 3/4"
2OS4
11' - 10 3/4"
2OS5
11' - 10 1/2"
2OS6
11' - 10 1/2"
Private Open Space

.

D
AREA 2P2
3.6 SF
.

Area

11' - 10 5/8"
7' - 9"
7' - 0"
7' - 0"
7' - 0"
7' - 0"

93.7 SF
82.7 SF
83.3 SF
83.3 SF
83.1 SF
83.1 SF
509.2 SF

1' - 0" x
3' - 7"

AREA 2R6
484.0 SF

AREA 2R16
1694.1 SF

20' - 2" x
24' - 0"

AREA 2R4
1489.0 SF

.

30' - 9 3/4" x
55' - 0"

35' - 0" x
42' - 6 1/2"

AREA 2R1
9
43.3 SF

2ND Floor Exempt Floor Area

2' - 0" x
21' - 8"
.

AREA 2R7
2519.3 SF
67' - 8 1/2" x
37' - 2 1/2"

Area mark

AREA 2P1
3.6 SF
1' - 0" x
3' - 7"

Width

Length

2P1
1' - 0"
2P2
1' - 0"
2P3
2' - 7 1/2"
2P5
1' - 0"
Exempt Floor Area

AREA 2R2
0
9.8 SF
.

1' - 6" x
13' - 2"

Area

3' - 7"
3' - 7"
2' - 0"
16' - 8 1/4"

3.6 SF
3.6 SF
5.3 SF
16.7 SF
29.1 SF

AREA 2R2
1
6.8 SF
0' - 6 1/4"
x
13' - 2"
.

AREA 2OS2
82.7 SF

13' - 3" x
5' - 6"

AREA 2OS3
83.3 SF

AREA 2OS4
83.3 SF

11' - 10 3/4" x
7' - 0"

11' - 10 3/4" x
7' - 0"

AREA 2R9
72.9 SF
13' - 3" x
5' - 6"

AREA 2R10
26.0 SF
13' - 0" x
2' - 0"
AREA 2P3
5.3 SF

E
AREA 2OS5
83.1 SF

AREA 2OS6
83.1 SF

11' - 10 1/2" x
7' - 0"

11' - 10 1/2" x
7' - 0"

.

AREA 2R22
47.1 SF
11' - 9 1/4" x
4' - 0"

F
G
est
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Sout 12/2
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ST
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Open Space Calulation:

Building Area Legend

2

3

Elev.
Hall
Post/Pilaster
Private Open Space

C

Stair 1, Res

TOSF 2nd
Private Open Space
Private Open Space
Private Open Space
Private Open Space
Private Open Space
Private Open Space
TOSF 3rd
Private Open Space
Private Open Space
Private Open Space
Private Open Space
Private Open Space
Private Open Space

Stair 2, Res

Floor Area Calculation
Residential Use Areas:
TOSF 1st
Res Lobby
Stair 2, Res

83.0 SF
83.3 SF
83.2 SF
83.2 SF
82.7 SF
93.7 SF

Unit 7
Unit 8

D

5' - 2 3/4"

Unit 9
6' - 2 3/4"

Unit 10

Private Open Space

Stair 1, Res
205.1 SF

Post/Pilaster

Floor Area exempt per MPMC 16.04.325 (C) (1)
Total by level:

TOSF 1st
Post/Pilaster
TOSF 2nd
Post/Pilaster
TOSF 3rd
Post/Pilaster
38' Height Limit
Post/Pilaster
Floor Area Total

16.7 SF

419.0 SF

Unit 11
Unit 12

6' - 2 3/4"

Column and Pilaster Area:

75.8 SF
29.1 SF
25.4 SF
16.7 SF
147.0 SF

Unit 7
1054.0
SF

67.0 SF
386.2 SF
227.8 SF
196.9 SF
181.8 SF
1,439.4 SF
1,575.9 SF
1,298.8 SF
1,059.1 SF
1,013.1 SF
1,579.3 SF
9,025.3 SF

TOSF 3rd
Elev.
Hall
Hall
Stair 1, Res
Stair 2, Res
Unit 7
Unit 8
Unit 9
Unit 10
Unit 11
Unit 12

1,200.0 SF
5,875.6 SF
7,075.6 SF

Floor Area Calculation
Common Areas:
Floor Area shaired by uses
TOSF 1st
Common Circulation
Utlity
Common Floor Area Total

788.9 SF
52.8 SF
841.6 SF

73.9 SF
339.8 SF
227.8 SF
201.5 SF
181.8 SF
1,054.0 SF
1,396.0 SF
1,140.2 SF
899.7 SF
910.9 SF
1,136.6 SF
7,562.3 SF

38' Height Limit
Stair 1, Res
Residential Floor Area Total

Roof Stair
2
1/8" = 1'-0"

TOSF 1st
Restaurant
Retail
Commercial Floor Area Total

393.1 SF
179.5 SF
572.6 SF

TOSF 2nd
Elev.
Hall
Hall
Stair 1
Stair 2
Unit 1
Unit 2
Unit 3
Unit 4
Unit 5
Unit 6

419.0 SF
189.3 SF
86.2 SF
86.2 SF
83.9 SF
83.9 SF
1457.6 SF

Floor Area Calculation
Comercial Use Areas:

205.1 SF
205.1 SF
17,365.3 SF

Stair 2, Res
181.8 SF

Elev.
73.9 SF

Post/Pilaster

DN

Hall

8.7 SF

Hall

339.8 SF

Post/Pilaster

EXIT BALCONY

16.7 SF

227.8 SF

DN

Stair 1, Res
201.5 SF

Unit 8
1396.0
SF

Unit 9
1140.2
SF

Unit 10

Unit 11

899.7 SF

910.9 SF

Unit 12
1136.6
SF

6' - 2 3/4"

7' - 2 3/4"

7' - 11 3/4"

86.2 SF

SET est
SUN th W
Nor 6/21
1
19:3

Private Open Space

86.2 SF

est
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29° :52
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ST
WE
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189.3 SF

31°
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Private Open Space

ST
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Private Open Space

st
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2

1

4

3

6

5

3RD Floor Residential

7

Area mark

A

B

AREA 3OS3
214.2 SF

Width

Length

3R1
34' - 0"
3R2
1' - 0"
3R3
20' - 2"
3R4
29' - 4 3/4"
3R5
13' - 1 1/2"
3R6
23' - 9"
3R7
22' - 4"
3R9
17' - 1 1/4"
3R10
18' - 4"
3R11
9' - 5 1/2"
3R12
56' - 5 1/2"
3R13
25' - 7 1/2"
3R14
13' - 11 7/8"
3R15
5' - 8 3/8"
Residential FAR

Area

82' - 6"
16' - 8 1/4"
21' - 2 1/2"
2' - 9 1/2"
34' - 2 1/2"
33' - 2 1/2"
2' - 9 1/2"
7' - 10 1/2"
9' - 11"
10' - 8"
34' - 2 1/2"
16' - 3 1/2"
1' - 6"
50' - 6"

2,805.0 SF
16.7 SF
427.7 SF
82.1 SF
449.0 SF
788.7 SF
62.3 SF
134.7 SF
181.8 SF
100.9 SF
1,931.2 SF
417.4 SF
21.0 SF
143.9 SF
7,562.4 SF

39' - 9 1/4" x
5' - 4 3/4"

3RD Floor Open Space
Area mark

AREA 3OS2
161.3 SF
6' - 4 3/4" x
25' - 3 1/4"

8
AREA 3R15
143.9 SF
AREA 3OS1
43.5 SF

AREA 3R14
21.0 SF

5' - 4 3/4" x
8' - 1"

14' - 0" x
1' - 6"

AREA 3R10
181.8 SF

AREA 3P1
8.7 SF

18' - 4" x
9' - 11" DN

.

1' - 0" x
8' - 8 1/2"

AREA 3R1
2805.0 SF

AREA 3R9
134.7 SF

34' - 0" x
82' - 6"
AREA 3P2
16.7 SF

DN
.

1' - 0" x
16' - 8 1/4"

AREA 3R4
82.1 SF

AREA 3R7
62.3 SF

29' - 4 3/4" x
2' - 9 1/2"

22' - 4" x
2' - 9 1/2"

17' - 1 1/4" x
7' - 10 1/2"

Length

Area

8' - 1"
25' - 3 1/8"
5' - 4 5/8"
8' - 1 5/8"
7' - 4 5/8"
7' - 4 5/8"
6' - 4 5/8"
6' - 4 5/8"

43.5 SF
161.3 SF
214.2 SF
189.3 SF
83.9 SF
83.9 SF
86.2 SF
86.2 SF
948.4 SF

.

5' - 8 1/2" x
50' - 6"

C

3RD Floor Exempt Floor Area
Area mark

Width

Area

3P1
1' - 0"
3P2
1' - 0"
Exempt Floor Area

AREA 3R13
417.4 SF
AREA 3R11
100.9 SF

Width

3OS1
5' - 4 5/8"
3OS2
6' - 4 5/8"
3OS3
39' - 9 1/4"
3OS4
23' - 3 1/4"
3OS5
11' - 4 1/4"
3OS6
11' - 4 1/4"
3OS7
13' - 6"
3OS8
13' - 6"
Residential FAR

25' - 7 1/2" x
16' - 3 1/2"

9' - 5 1/2" x
10' - 8"

Length

8.7 SF 8' - 8 3/8"
16.7 SF 16' - 8 1/4"
25.4 SF

D

AREA 3R2
16.7 SF
1' - 0" x
16' - 8 1/4"

AREA 3R3
427.7 SF
20' - 2" x
21' - 2 1/2"
AREA 3R6
788.7 SF

AREA 3R5
449.0 SF

AREA 3OS4
189.3 SF
23' - 3 1/4" x
8' - 1 3/4"

AREA 3R12
1931.2 SF

23' - 9" x
33' - 2 1/2"

13' - 1 1/2" x
34' - 2 1/2"

AREA 3OS5
83.9 SF

AREA 3OS6
83.9 SF

11' - 4 1/4" x
7' - 4 3/4"

11' - 4 1/4" x
7' - 4 3/4"

56' - 5 1/2" x
34' - 2 1/2"

AREA 3OS7
86.2 SF

AREA 3OS8
86.2 SF

13' - 6" x
6' - 4 3/4"

13' - 6" x
6' - 4 3/4"

E

19

SET est
SUN th W
Nor 6/21
:31

31°

F
G
est
hW 1
Sout 12/2
29° :52
16

ST
WE
Magnetic North

75.5
29.5

°
ST
EA

RISE st
SUN th Ea
Nor 21
31° 49 6/
4:

°
st
h Ea 1
Sout /2
29° 20 12
7:

3RD FLOOR AREA DIAGRAM
1/8" = 1'-0"

0'

8/7/2020 03:52:09 PM

1

4'

8'

16 '

32 '

Graphic Scale: 1 /8 inch = 1 foot
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612 Cambridge
Floor Area Calculation:
Townhouse 2 - Mech

Townhouse 1
TOSF 1st
TOSF 2nd

15.0 SF
4" / 12"

Townhouse 2
TOSF 1st
TOSF 2nd
Floor Area
Total

Townhouse 2 - 1st Floor
918.0 SF

918 SF Townhouse 1
864 SF Townhouse 1
1,782 SF
918 SF Townhouse 2
864 SF Townhouse 2
1,782 SF
3,564 SF

Townhouse 2 - 2nd
Floor
864.1 SF

3

TOWNHOUSE2 1ST FLOOR
1/4" = 1'-0"

4

TOWNHOUSE2 2ND FLOOR
1/4" = 1'-0"

Townhouse 1 - Mech
15.0 SF

4" / 12"

Townhouse 1 - 1st Floor
918.0 SF

Townhouse 1 - 2nd
Floor

UP

864.1 SF
DN

SET est
SUN th W
Nor 6/21
1
19:3

31°

est
hW 1
Sout 12/2
29° :52
16

ST
WE
Magnetic North

75.5
29.5

°

2'

4'

8'

st
h Ea 1
Sout /2
29° 20 12
7:

8/7/2020 03:52:14 PM

ST
EA

RISE st
SUN th Ea
Nor 21
31° 49 6/
4:

°

0'

1

TOWNHOUSE1 1ST FLOOR
1/4" = 1'-0"
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16 '

N 33° 02' 32" E
65.00'

10

11

Schema 1 Legend

AREA 2B
30.0 SF
10' - 0" x
3' - 0"

Z
AREA 2G
15.5 SF

Townhouse
1105.9
SF

2' - 0 1/2" x
7' - 7"

Townhouse

6' - 0" x
13' - 6"

612 Cambridge Lot area: 7,923 s.f.

AREA 2A
864.0 SF

AREA 2A
715.5 SF

32' - 0" x
27' - 0"
AREA 2B
54.0 SF

AREA 2C
79.8 SF

AREA 2E
54.0 SF

4' - 0" x
13' - 6"

5' - 6" x
14' - 6"

Name

N 57° 08' 52" W
122.00'

7' - 5" x
2' - 0"

AREA 2C
30.0 SF

AREA 2D
30.0 SF

10' - 0" x
3' - 0"

10' - 0" x
3' - 0"

Comments

Lawns and
Walkways
Townhouse

4' - 0" x
13' - 6"

Y

AREA 2D
14.8 SF

Area Schedule (Lot Coverage)

AREA 2H
1.4 SF
2'-0" x 8.5"

Area

Percent

Open Space

5710.9 SF

72.1%

Building Coverage

2211.8 SF

27.9%

N 57° 08' 52" W
121.78'

26' - 6" x
27' - 0"

2

Lawns and Walkways
AREA 2F
81.0 SF

Lawns and Walkways
5710.9
SF

2ND FLOOR AREA DIAGRAM
1/8" = 1'-0"
AREA 1G
30.0 SF
10' - 0" x
3' - 0"
AREA 1F
15.5 SF

Townhouse Schedule - Area

10

11

Area mark

Z
MECH
AREA 1C
15.5 SF

2' - 0 1/2" x
7' - 7"
.

AREA 1A
864.0 SF

Width

Length

1A
32' - 0"
1B
4' - 0"
FAR-Townhouse 1st Fl.

27' - 0"
13' - 6"

864.0 SF
54.0 SF
918.0 SF

2A
26' - 6"
2B
4' - 0"
2C
5' - 6"
2D
7' - 5"
FAR-Townhouse 2nd Fl.
Grand total

27' - 0"
13' - 6"
14' - 6"
2' - 0"

715.5 SF
54.0 SF
79.8 SF
14.8 SF
864.1 SF
1,782.1 SF

AREA 1B
81.0 SF

Townhouse
1105.9
SF

2' - 0 1/2" x
7' - 7"

Area

Townhouse Schedule - Coverage

6' - 0" x
13' - 6"

Area mark

AREA 1A
864.0 SF
AREA 1H
1.4 SF
2'-0" x 8.5"

32' - 0" x
27' - 0"

AREA 1C
54.0 SF
4' - 0" x
13' - 6"
AREA 1D
30.0 SF

AREA 1E
30.0 SF

10' - 0" x
3' - 0"

32' - 0" x
27' - 0"

10' - 0" x
3' - 0"

AREA 1B
54.0 SF
19

SET est
SUN th W
Nor 6/21
:31

31°

4' - 0" x
13' - 6"
est
hW 1
Sout 12/2
29° :52
16

ST
WE

Y

Width

Length

Area

Magnetic North

1A
32' - 0"
1B
6' - 0"
1C
4' - 0"
1D
10' - 0"
1E
10' - 0"
1F
2' - 0 1/2"
1G
10' - 0"
1H
2' - 0"
Coverage-Townhouse 1 1st Fl.

27' - 0"
13' - 6"
13' - 6"
3' - 0"
3' - 0"
7' - 7"
3' - 0"
8 1/2"

864.0 SF
81.0 SF
54.0 SF
30.0 SF
30.0 SF
15.5 SF
30.0 SF
1.4 SF
1,105.9 SF

2A
32' - 0"
2B
10' - 0"
2C
10' - 0"
2D
10' - 0"
2E
4' - 0"
2F
6' - 0"
2G
2' - 0 1/2"
2H
2' - 0"
Coverage-Townhouse 2 1st Fl.
Grand total

27' - 0"
3' - 0"
3' - 0"
3' - 0"
13' - 6"
13' - 6"
7' - 7"
8 1/2"

864.0 SF
30.0 SF
30.0 SF
30.0 SF
54.0 SF
81.0 SF
15.5 SF
1.4 SF
1,105.9 SF
2,211.8 SF

ST
EA

RISE st
SUN th Ea
Nor 21
31° 49 6/
4:

°
29.5

°
75.5

S 32° 51' 08" W
65.00'

st
h Ea 1
Sout /2
29° 20 12
7:

1

1ST FLOOR AREA DIAGRAM
1/8" = 1'-0"

3

OPEN SPACE/ LOT COVERAGE DIAGRAM
1/8" = 1'-0"

8/7/2020 03:52:20 PM

0'

2'

4'

8'

16 '

Graphic Scale: 1 /4 inch = 1 foot
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PROJECTION AREA 505 S.F.
PRIMARY FACADE AREA 2,518 S.F.

PRIMARY FACADE AREA = 2,518 SF

-5'-8"

PRIMARY FACADE

-5'-10"
PROJECTION AREA = 504 SF

FACADE PROJECTIONS

+1'-2"
THIRD FLOOR SETBACKS

-5'-10"

PERCENT OF PRIMARY FACADE
= 20 %

-3'-10"
ELEVATOR - STAIR PROJECTION

-0'-8"

-4'-10"

-2'-2"

PROJECTION AREA:
185.2 SF

5

PASEO FACADE MODULATION
1/8" = 1'-0"
PRIMARY FACADE AREA = 1,586.2 SF

PRIMARY FACADE

MINOR BUILDING
FACADE MODULATION

+0

PROJECTION AREA = 185.2 SF

+2'

-2'

FACADE PROJECTIONS

PRIMARY FACADE AREA:
1,586.2 SF

THIRD FLOOR SETBACKS

+0

-1'

+0

-1'

PERCENT OF PRIMARY FACADE
= 12 %

+0
PARAPET BEYOND

+0
38' - 10 1/2"

8' - 0"
59' - 2 3/4"

12' - 4 1/4"

MINOR MODULATION

EL CAMINO FACADE MODULATION
1
1/8" = 1'-0"

PROJECTION AREA = 666.00 SF

PROJECTION AREA = 81.83 SF

1/8"

PROJECTION AREA = 428.98 SF

PRIMARY FACADE AREA = 3,845.07 SF

PRIMARY FACADE
24' - 6"
29' - 2"
3' - 9 3/4"

MINOR BUILDING
FACADE MODULATION

-6'-0"

26' - 4 3/4"

+2'-3"
PRIMARY FACADE AREA =
1,023.39 SF

+2'-9"

+1'-6"

PRIMARY FACADE AREA:
2,845.07 SF

10' - 6"

-2'-0" +0

-20'-0"

24' - 6"

20' - 3 1/2"

+0

-4'-0"

4

-2'-0"

+0

50' - 0"

+0

-4'-0"

10' - 4 1/2"

Building Break

PROJECTION AREA = 1,176.81 SF

PERCENT OF PRIMARY FACADE
= 31%

THIRD FLOOR SETBACKS

+1'-6"

8' - 11 1/4"

-8'-0"

8/7/2020 03:53:15 PM

FACADE PROJECTIONS

+0

BUILDING BREAKS

PARAPET BEYOND

38' - 1"

Minor Modulation

CAMBRIDGE FACADE MODULATION
1/8" = 1'-0"
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14'-4 1/4"

8'-0"

7'-8"

17'-4 1/4"

7'-8"

7'-8"

13'-6"
17'-4 1/4"

12'-4 1/4"

7'-0"

10'-0"

13'-0"

10'-0"

9'-6"

11'-0"

9'-6"

9'-6"

11'-0"

9'-6"

13'-0"

11'-9"

11'-9"
8'-0"

7'-0"

6'-0"

6'-0"

201ElCaminoReal
AreaofElevation
Minareaofglazing:

774.04

sf

387.02

sf

Windows

135

sf

59'Ͳ6.5"x13'Ͳ0"

153.55

sf

12'Ͳ4.25"x13'Ͳ0"

70

sf

7'Ͳ0"x10'Ͳ0"

35

sf

6'Ͳ0"x7'Ͳ0"

393.55

sf

AreaofElevation:
Minareaofglazing:

1862

sf

931

sf

windows

89.18

13'Ͳ6"x10'Ͳ0"
Archtop

CambridgeAverage

sf

8'Ͳ0"x11'Ͳ9"

Archtop

89.18

sf

8'Ͳ0"x11'Ͳ9"

Archtop

177.84

sf

14'Ͳ4.25"x13'Ͳ0"

Archtop

72.83
190.9

PlazingProvided:

sf
sf

7'Ͳ8"x9'Ͳ6"
17'Ͳ4.25"x11'Ͳ0"

72.83

sf

7'Ͳ8"x9'Ͳ6"

72.83

sf

7'Ͳ8"x9'Ͳ6"

190.9

sf

17'Ͳ4.25"x11'Ͳ0"

57

sf

6'Ͳ0"x9'Ͳ6"

1013.49

sf

GLAZING CALCULATION
1/8" = 1'-0"

8/7/2020 03:53:15 PM

1

143'Ͳ3"x13'Ͳ0"

COPYRIGHT © 2020 ENVIRONMENTAL INNOVATIONS IN DESIGN. ALL RIGHTS RESERVED.

DATE
08/10/2020

201 EL CAMINO REAL - 612 CAMBRIDGE AVE
M E N L O P A R K,

CALIFORNIA

94025

SHEET TITLE

SHEET NUMBER

STOREFRONT AREA CALCULATION

A-1.7a

ENVIRONMENTAL INNOVATIONS IN DESIGN
412 OLIVE AVE. PALO ALTO, CA 94306
PHONE: 650-226-8770

WWW.EIDARCHITECTS.COM

Page F-1.118

6

7

5

WALL BEYOND 20'
= NO LIMITATION TO OPENINGS
31' - 6"

4

WALL BEYOND 20'
= NO LIMITATION TO OPENINGS

18' - 4"

3' - 0"

TOP 3rd
9' - 1"

6' - 0"

9' - 1"

5' - 0"

5' - 0"

11' - 3 3/4"

8' - 0"

6' - 0"

11' - 3 3/4"

TOSF 3rd
TOP 2nd

3' - 6"

TOSF 2nd
TOP 1st

3' - 6"

15' - 1"

TOSF Level 1
63' - 1 3/16"
3' - 0"

3' - 0"

3' - 6"

30' - 5"

65' - 1 3/4"

1

15' - 1"

10' - 6"

12' - 0"

8' - 0"

8' - 0"

8' - 0"
3' - 6"

PROPERTY
LINE

3' - 6"

8' - 0"

7' - 0"

15' - 1"

37' - 4"

34' - 11"

MIXED USE - North Elevation - Wall Openings
1/8" = 1'-0"

PROPERTY LINE

PROPERTY
LINE

3' - 0" 2' - 0"

5' - 4 1/2"

C

5' - 0"

14' - 10"

UP

15' - 3 1/4"

5' - 0"

5' - 0"

D

34' - 11"

2

AREA OF EXTERIOR WALL OPENINGS:

TOSF 1st - Wall Openings
1/8" = 1'-0"

UNPROTECTED SPRINKLERED OPEN AREAS, PER TABLE 705.8
NORTH ELEVATION

7

5

FIRST FLOOR

WALLS BETWEEN 0' - 3'
FROM PROPERTY LINE
= NO OPENINGS PERMITTED

WALLS BETWEEN 3' - 5'
FROM PROPERTY LINE

D

THIRD FLOOR

0 SF
0 SF
0%

WALL AREA
=
OPENING AREA =
PERCENT
=

0 SF
0 SF
0%

WALL AREA
= 0 SF
OPENING AREA = 0 SF
PERCENT
= 0%

WALL AREA
=
OPENING AREA =
PERCENT
=

0 SF
0 SF
0%

WALL AREA
=
OPENING AREA =
PERCENT
=

0 SF
0 SF
0%

WALL AREA
=
OPENING AREA =
PERCENT
=

0 SF
0 SF
0%

5' - 0"

= 15% OPENINGS PERMITTED

SECOND FLOOR

WALL AREA
=
OPENING AREA =
PERCENT
=

5' - 0"

WALLS BETWEEN 5' - 10'
FROM PROPERTY LINE
= 25% OPENINGS PERMITTED

5' - 0"

UP

20' - 4 3/4"

DN

WALLS BETWEEN 10' - 15'
FROM PROPERTY LINE

3' - 0" 2' - 0"

C

= 45% OPENINGS PERMITTED

WALLS BETWEEN 15' - 20'
FROM PROPERTY LINE

9' - 5 1/2"

8/7/2020 03:53:26 PM

8

= 75% OPENINGS PERMITTED

4

TOSF 2nd - Wall Openings
1/8" = 1'-0"

DATE
08/10/2020

WALL AREA
= 630 SF
OPENING AREA = 103 SF
PERCENT
= 16.3 %

WALL AREA
= 453 SF
OPENING AREA = 75 SF
PERCENT
= 16.6 %

WALL AREA
= 0 SF
OPENING AREA = 0 SF
PERCENT
= 0%

WALL AREA
= 0 SF
OPENING AREA = 0 SF
PERCENT
= 0%

WALL AREA
= 0 SF
OPENING AREA = 0 SF
PERCENT
= 0%

WALL AREA
= 526 SF
OPENING AREA = 361.4 SF
PERCENT
= 68.7 %

WALL AREA
= 0 SF
OPENING AREA = 0 SF
PERCENT
= 0%

WALL AREA
= 0 SF
OPENING AREA = 0 SF
PERCENT
= 0%

WALLS GREATER THAN 20'
= NO LIMIT OF OPENINGS

6

7
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= 971 SF
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OPERTY LINE

2

3

4

20'-10 1/2"

39'-0"
2
A5.1

1
A5.2

5

6

20'-1 227/256"

7

57'-10"

43'-8"

1
A-4.5

2
A5.2

6'4

4'-10 1/128"

5/
8"

A

PROPERTY LINE

N 33° 02' 32" E
65.00'

1

B
O

PE

BASEMENT
OUTLINE

1
A4.6

RT

Y

LIN

E

PROPERTY LINE

PROPERTY LINE

RESTAURANT

PUE

35'-6"

PR
2
A5.5

1
A5.3

2
A5.3

PROPERTY LINE

STAIR 2

STAIR 3

5'-2 1/16"

2
A4.5

ELEVATOR
5'-0"

UP

2
A5.4

DN
DN

2'-0"

DN

RETAIL

Garage Ramp

3
A5.5

LINE

20'-0"

PLANTERS

3
A5.5

2
A4.5

2

PROPERTY

PLANTER

PLANTER

RES. LOBBY

PLANTER

TRASH
0"
20'-

EL CAMINO

1
A4.4

59'-0"

Passeo pedestrian path

1
A4.6

D

5'-0"

3
A4.4

REAL

UP

23'-0"

8'-0"

STAIR 1

D

Utilities

12'-7"

2
A5.4

PLANTER

59'-4 1/2"

PLANTER

C

DN

Common Circulation

38'-9 1/2"

C

2
A5.5

A
B

E
6"

4'-6"
2'-0"

PLANTER

F
G

7'-0"

F
G

1'-0"

11 5/8"

4'-6"

E

PRIMARY FACADE LINE
PROPERTY LINE
BASEMENT OUTLINE
2
A5.1

20'-0"

10'-6"

1
A5.2

2
A5.2

20'-3 1/2"

24'-6"

50'-0"

24'-10"

15'-0"

2

3

4
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A5.3

10'-4 1/2"

38'-1"

153'-9"

P.U.E. SETBACK

1

1
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2

3

4

2
A5.1

1
A5.2

5

20'-1"

1

6

7

2
2
A4.5 A5.2

A
12'-5"

B
7'-6"

E

UNIT 1 - 2 BDRM
2
A5.3

STAIR 2
5'-3 1/2"

1
A5.3

C
2
A5.4

DN

2
A5.4

12'-7"

DN

18'-10"

2'-0"

D

DN

UP

8'-0"

STAIR 1

3'-0"

3
A5.5

59'-4 1/2"

DN

3
A5.5

UNIT 4 - 1 BDRM

UNIT 6 - 2 BDRM

UNIT 5 - 1 BDRM
BMR UNIT

38'-9 1/2"

UNIT 3 - 2 BDRM
BMR UNIT

UNIT 2 - 2 BDRM

6'-9"

11'-8"

3'-10"

8"

F
G

1'-6"

7'-9"
2'-9"

1'-0"

PRIMARY FACADE LINE

2
A5.1

10'-6"

11'-8"

1'-6"

7'-5"

E
12'-6"

1
A5.2

2
2
A5.2 A5.2

1
A5.3

20'-3 1/2"

24'-6"

50'-0"

2
A5.3

10'-4 1/2"

38'-1"

153'-9"

2

3
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1

2

3

4

5

6

7

153'-2 1/2"
34'-0"

60'-1"
1
A5.2

2
A5.1

9'-5 1/2"

18'-4"

14'-0"

17'-4"

2
2
A4.5 A5.2

A

B

B

25'-3"

6'-0"

A

PUE

1
A5.3

2
A5.3

STAIR 2
C

2
A5.4

DN

2
A5.4

2'-0"

82'-6"

6'-0"

DN

8'-8"

C

1'-6"

UNIT 7 - 1 BDRM

D

16'-8"

8'-0"

DN

STAIR 1

UP

D

3'-0"

50'-6"

DN
3
A5.5

3
A5.5

UNIT 12 - 1 BDRM
UNIT 9 - 2 BDRM

UNIT 10 - 1 BDRM

UNIT 11 - 1 BDRM

25'-10"

UNIT 8 - 2 BDRM

11'-6 1/2"

11'-6 1/2"

12'-9 1/2"
6°
.5
83

E

1
A5.2

2
A5.1
2'-0"

34'-0"

2
2
A5.2 A5.2
20'-2"

7'-0"

F
G

1
A5.3
13'-1 1/2"

23'-8"

E

2'-0"

3'-6"

8'-2"

F
G

10'-4 1/2"

2
A5.3
56'-6 1/2"
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1

2

3

4

5

6

7

15'-3"

2
A5.1

A

1
A5.2

2
A5.2

A

B

B

1
A5.3

ELEVATOR

C

COM

2 cars

P

UP
DN

Ramp Down

EV SPACE
READY

EV SPACE
READY

EV SPACE
READY

EV SPACE
READY

UP

EV SPACE
READY

UP
2
A5.4

ACCESSIBLE
PATH OF TRAVEL
12'-0"

D

EVSE
EVSE
INSTALLED INSTALLED

P

P

P

P

P

P

P

Com

Com

Com

Com

Com

Com

Com

P

P

Com

Com

18'-0"

5'-0"

2
A5.4

DN

D

UP

COM VAN
9'-6"

24'-0"

18'-0"

24'-0"

DN

19 cars

3
A5.5

24'-0"

20%

STAIR 1
62'-0"

VEHICLE GATE, MIN
8'-2" CLEAR
OVERHEAD

STAIR 3

9'-0"

P

11%

C

2
A5.3

5'-0"

Ramp Up

11
%

PUE

3
A5.5

9'-0"

9'-6"

11%

Com

Com

Com

Com

Com

Com

Com

Com

Com

P

P

P

P

P

P

P

P

P

P

18'-0"

Com

E

F
G

4'-2"

4'-2"

F
G

E

7'-0 31/128
"
2
A5.1

2

3
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2
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2

3

4

5

6

7

2
A5.1

1
A5.2

2'10
"

15'-3"

1

2
A5.2

A

A

B

B

11%
PUE

Ramp Up

1
A5.3

5'-0"

9'-0"

EV SPACE
READY

P

12'-0"

EV SPACE
READY

P

P

P

Townhome
Stacker
2 cars

Townhome
Stacker
2 cars

UP

P

D

EV SPACE
READY

EVSE
EVSE
EVSE
INSTALLED INSTALLED INSTALLED

P

P

P

P

P

P

P

P

P

P

Res Stacker Res Stacker Res Stacker Res Stacker Commercial
Stacker
2 cars
2 cars
2 cars
2 cars
2 cars

C

STAIR 3

18'-0"

5 cars

5'-0"

20%

2
A5.4

Com

P

EVSE
INSTALLED

UP

2
A5.4

P

P

Com

Com

9'-0"

9'-6"

UP

ELEVATOR

C

2
A5.3

D

RES VAN

P

24'-0"

18'-0"
3
A5.5

Refer to sheet A-7.1 for
information on stacker
parking units

12'-0"

Com

14 Stackers, 28 cars

4'-11"
5'-0"

LONG TERM BIKE STORAGE
LOCKERS. 18 UNITS

24'-0"

STAIR 1

9'-0"

9'-6"

Com

Com

Com

P

P

P

EVSE
INSTALLED
COM. EV VAN

ELECTRIC ROOM

EVSE
INSTALLED
COM EV

P
P

P

P

P

P

P
P

P
P

EVSE
EVSE
EVSE
INSTALLED INSTALLED INSTALLED

EV SPACE
READY

EV SPACE
READY

EV SPACE
READY

E

EVSE
INSTALLED
4'-2"

2
A5.1

2

3
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G

7'-0"

4'-2"

F
G

P
P

Res Stacker Res Stacker Res Stacker Res Stacker Res Stacker Res Stacker Res Stacker
2 cars
2 cars
2 cars
2 cars
2 cars
2 cars
2 cars

9'-6"

P

E

P
P

18'-0"

12'-0"

P

3
A5.5

5 cars
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3'-0"

27'-0"
15'-0"

12'-0"
1'-8"

11'-4"

7'-6"

27'-0"
4'-6"

14'-6"
2'-0"

3'-0"

2'-9"
5'-9"

32'-0"
2'-7"
3'-10 1/2"

2'-3 1/2" 1'-9 1/2"

9'-10 1/2"

7'-0"

BEDROOM 2

14'-6 1/2"

9'-2"

2'-3 1/2"

3'-3 1/2"

BATH 2
3'-0"

3'-11"

3'-5 1/2"

4'-0"

39

4'-0"

S&P

PATIO

2'-8"

BEDROOM 3

13'-9 1/2"

8'-0"

7'-3"
3'-4"

3'-9 1/2"

PWDR

S&P

FOYER

11'-9 1/2"

BALCONY

9 1/2"

2'-0"

1'-10"

6'-0"

2'-0"

PORCH

2'-0"

7'-5"

S&P

8'-11" LF

7'-1" LF

17'-1 1/2"

2'-0"

3'-5 1/2"

2'-4 1/2"
5'-4"

5'-5 1/2"

S&P

BEDROOM 4

6'-2 1/2"

6'-10"

7'-5"

HALL

1'-9 1/2"

4'-0 1/2"

4'-2"

2'-11 1/2"

6'-4"
2'-3 1/2"

11'-11 1/2"

4'-0"

M. BEDROOM
STAIRS

3'-8 1/2"

36'-0"

36'-0"

9'-7"
6'-1 1/2"

13'-11 1/2"

4'-10"
4'-11 1/2"

7'-9"

3'-8 1/2"

24'-9"

10'-10"

7'-5"
3'-8 1/2"
1'-0" 2'-4 1/2"

BATH 3

5'-6"

3'-6"

11'-5 1/2"

7'-7"

11'-7 1/2"
3'-6 1/2"

39

STAIRS

2'-9"

3'-11 1/2"

2'-0"
11'-5 1/2"
5'-5"
3'-8 1/2"

15'-11 1/2"

LIVING

6'-4"

6'-3"

S&P

5'-4 1/2"

5'-8"

4'-11"

6'-3"

S&P

DINING / ACTIVITY

M. BATH

36'-0"

2'-0"

14'-4" LF

PATIO
KITCHEN

S&P

PATIO

2'-0"

12'-6"
6'-0"

UTILITY CLOSET

39

6'-0 1/2"

1'-6"

5'-8"

2'-0"

3'-0"

5'-4"

2'-4"

9 1/2"
5'-10 19/64"

1'-7 13/64"

4'-4"

2'-4"

3'-10 19/64"

5'-6"

9 1/2"

8'-0"

1'-10"

13'-6"

5'-8 7/8"

5'-3 1/2"

7 5/8"

13'-6"

13'-5 1/2"

27'-0"

27'-0"

918 SQ FT

864.5 SQ FT
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27'-0"
14'-6"
3'-0"

27'-0"
1'-8"

2'-0"

6'-3"

6'-3"

4'-6"

2'-9"
5'-6"
2'-9"

5'-8"

3'-11 1/2"
3'-6"

7'-9"

32'-0"
3'-3 1/2"

S&P

2'-7"

8'-11" LF

9'-2"

3'-10 1/2"

2'-3 1/2" 1'-9 1/2"

13'-7 1/2"

2'-8"

8'-0"

11'-9 1/2"

7'-3"

5'-10"

BALCONY

9 1/2"

1'-0"

1'-10"

2'-0"

10"

2'-0"

PORCH

4'-0"

4'-0"

6'-4"

3'-4"

BEDROOM 3

7'-0"

BEDROOM 2
S&P

PWDR

9'-10 1/2"
14'-6 1/2"

3'-5 1/2"

BATH 2
3'-0"

2'-3 1/2"

3'-8 1/2"
5'-4"

2'-0"

7'-1" LF

FOYER

5'-9"

HALL

1'-9 1/2"

3'-11"

PATIO
BEDROOM 4

2'-11 1/2"

2'-4 1/2"

36'-0"

36'-0"
6'-4"

BATH 3

17'-1 1/2"

7'-5"

1'-0" 2'-4 1/2"

LIVING

11'-11 1/2"

6'-10"

STAIRS

7'-5"

7'-5"
3'-8 1/2"

36'-0"

M. BEDROOM

3'-8 1/2"

10'-10"

3'-8 1/2"

PATIO
STAIRS

24'-9"

4'-0"

6'-2 1/2"

M. BATH

5'-5"

13'-11 1/2"

4'-10"
4'-11 1/2"

11'-5 1/2"

DINING / ACTIVITY

S&P

KITCHEN

14'-4" LF

7'-7"

PATIO

11'-5 1/2"

12'-6"
6'-0"

S&P

6'-0 1/2"

7'-6"

3'-0"

UTILITY CLOSET

2'-0"

11'-4"

1'-6"

S&P

2'-0"

2'-0"

9 1/2"
5'-0"

5'-4"

2'-4"

5'-10"

2'-5"

4'-4"

2'-4"

9 1/2"
3'-0 1/2"

7"

5'-6"

7'-2"

PRINT DATE: 1/31/2019

FIRST FLOOR PLAN

DATE
08/10/2020
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5'-8 7/8"

5'-11 1/8"
13'-6"

27'-0"

27'-0"
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2

11

2

1

A-5.4

A-5.2

4

1' - 4"

10

Z
4" / 12"

B
BALCONY BELOW

4" / 12"

AWNING

PROPOSED ROOF-TOP HVAC UNITS - CU-1 THRU CU-16

1' - 4"

2

2

SOUNDS EMITTED FROM ROOF MOUNTED EQUIPMENT MAY NOT EXCEED FIFTY
DECIBELS AT A DISTANCE OF FIFTY FEET FROM SUCH EQUIPMENT

A-5.3

1' - 4" TYP.

+/- 1000 SQ. FT. RAIN WATER
FILTRATION ROOF, RE: CIVIL

Y

1/2" / 12"

1/2" / 12"

1' - 4"

(GREEN ROOF)

2

1

A-5.2

A-5.3

A-5.3

6

1

1/2" / 12"

ELEVATOR
PENTHOUSE

A-5.5

CU-16

3' - 0"
MIN.

AWNING

4" / 12"

P.V. SOLAR ARRAY
AREA
OPTION 4

4" / 12"
6" / 12"

Y

4" / 12"

4" / 12"

6" / 12"

P.V.
PROPOSED
SOLAR ARRAY
LOCATION
AREA
OF
RESIDENTIAL
OPTION
HVAC
2 UNITS

CU-6

CU-3

P.V. SOLAR ARRAY AREA
OPTION 2

CU-7

CU-4

CU-10

4
A-5.6

P.V. SOLAR ARRAY AREA
OPTION 1

CU-11

CU-8

6" / 12"

METAL
STANDING
SEAM ROOF

BALCONY BELOW

4" / 12"

4" / 12"

4" / 12"

CU-12

E
2ND FL. BALCONY

4" / 12"

F

TILE ROOF BELOW

2
1

3

A-5.6

A-5.6

A-5.6
1
A-5.4

2

1

2

1

1

A-5.4

A-5.2

A-5.2

A-5.3

A-5.1

5

8/7/2020 03:53:34 PM

A-1.7

4
A-1.7

1

Roof
1/8" = 1'-0"
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3
A-5.5

MTL. ROOF

TILE ROOF BELOW

1

CU-2

CU-9

4" / 12"

PARAPET WALL

A-5.5

CU-5

4" / 12"

A-5.5

CU-14

CU-1

P.V. SOLAR ARRAY AREA
OPTION 2

4" / 12"

3

MIN.

4" / 12"

A-5.5

2

3' - 0"

4" / 12"

6" / 12"

4' - 0"

CU-15

6" / 12"

3" / 12"

CU-13

4" / 12"

1' - 6"

2

4" / 12"

D
PROPOSED LOCATION OF
COMMERCIAL ROOFTOP
HVAC UNITS.

3" / 12"

4" / 12"

3" / 12"

2
A-5.1

3 3/4" / 12"

MIN.

Z

C

4" / 12"

3 1/4" / 12"

4" / 12"

3" / 12"

MTL. ROOF

3 3/4" / 12"
4" / 12"

A-5.1

3' - 0 1/4"

11

1' - 6"

2

10

3 1/4" / 12"

MTL. ROOF

6" / 12"

A-5.5

4" / 12"

1/2" / 12"

1

8

A-5.1

4" / 12"

4" / 12"

4" / 12"

4" / 12"

4" / 12"

4" / 12"

4" / 12"

4" / 12"

4" / 12"
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2

CAMBRIDGE STREETSCAPE
12" = 1'-0"

1

EL CAMINO STREETSCAPE
12" = 1'-0"
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7

9

13 12

4

3

F
G

6

10

4

1

2

9

8

14

42' Parapet Limit

42' Parapet Limit

38' Height Limit

38' Height Limit

3' - 0"

9' - 1"

3' - 0"

30' Facade Height

11' - 3 3/4"

42' - 0"

11' - 3 3/4"

38' - 0"

TOSF 3rd

2
A-6.6

3' - 0"

TOSF 2nd

12' - 0"

10' - 0"

AVG. NATURAL
GRADE 63.6'

11' - 6"

15' - 1"

3' - 0"

TOP 3rd

30' Facade Height
TOSF 3rd

10' - 0"

42"

46' - 2 1/2"

39' - 11 15/16"

3' - 0"

9' - 1"

TOP 3rd

MIXED USE - SouthWest Elevation
3
1/8" = 1'-0"

AVG. NATURAL
GRADE

78.2'

TOSF 2nd

63.1'

63.6'

AVERAGE
NATURAL GRADE

TOSF 1st
0"
63.6'

42' - 0"

3

8

38' - 0"

13

A-5.5

30' - 0"

14

E

WINDOWS IN STAIR
3

A-5.1

2' - 6"

6

D

2

STAIR ACCESS
ELEVATOR

37' - 5 15/16"

C

2
A-5.3

15' - 1"

B
A

TOSF 1st
0"

MIXED USE - NorhtEast Elevation (El Camino Real)
2
1/8" = 1'-0"

3
A-6.7

2
1

4
6

3

12 13

4

3

13

6

7

5
14

11

8

9

1

2

9

14

10

10

6

8

9

2

7

7

1
42' Parapet Limit

2' - 6"

38' Height Limit

4" /

11

9' - 1"

TOP 3rd

10

30' Facade Height

12"

11' - 3 3/4"

37' - 5 15/16"

42"

3' - 0"

3' - 0"

38' - 0"
30' - 0"

TOP Second Floor

42' - 0"

TOSF 3rd

78.2'

TOSF 2nd

15' - 1"

11' - 0"

11' - 0"

11' - 0"

11' - 0"

12' - 6"

TOSF Second Floor
TOP First Floor
AVG. NATURAL
GRADE 63.6'
63.1'

TOS First Floor

TOSF 1st
0"
6' - 2"

AVG. NATURAL
GRADE

SEE A-4.4 FOR
TOWNHOUSE ELEVATIONS

1

MIXED USE - SouthEast Elevation (Cambridge Ave)
1/8" = 1'-0"

KEY NOTES
3
A-4.4

8/7/2020 03:55:08 PM

2

1

4

3
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9

7

11

13

10

12
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15

14

1

SMOOTH TROWELLED PLASTER FINISH - COLOR: KELLY MOORE KMW44 - PEARLY WHITE or EQ.

2

SMOOTH TROWELLED PLASTER FINISH - COLOR: KELLY MOORE KM4568-5 - TEA CHEST or EQ.

3

SMOOTH TROWELLED PLASTER FINISH - COLOR: KELLY MOORE KM5716-3 - RODEO ROUNDUP or EQ.

4

SMOOTH TROWELLED PLASTER FINISH - COLOR: KELLY MOORE KM4811-5 - HAYDEN VALLEY or EQ.

5

SMOOTH TROWELLED PLASTER FINISH - COLOR: KELLY MOORE KM5220-1 - FLICKERING FIREFLY or EQ.

6

ROUGH SAWN TIMBER, PAINTED - COLOR: KELLY MOORE KM4925 - WILD TRUFFLE or EQ.

7

TRIMS, MEDALLIONS, & CORBELS - CAST STONE: RED LEAF STONE OR EQ. - PACIFIC BEACH ACID ETCH

8

METAL STANDING SEAM ROOF - CUSTOM BILT OR EQ. , STORM GRAY

9

BARREL TILE ROOF - CLAY: REDLAND CLAY TILE OR EQ.

10

HIGH PERFORMANCE GLAZING WITH WOOD & ALUMINUM MULLIONS - COLOR: BRONZE

11

BARREL TILE ROOF - GLASS: TEJAS BORJA OR EQ.

12

PLANTED WALL: TRELLIS OR 'GREENSCREEN' OR EQ.

13

AWNING - FABRIC W/ WROUGHT IRON & ANODIZED ALUMINUM FRAMES SERGE FERRARI, SOLTIS MESH FABRIC OR EQ. - COLOR: PEPPER

14

RAILING - WROUGHT IRON

15

LIGHTNING ROD - ROOF RIDGE CAP, COPPER: CLASSIC LIGHTNING PROTECTION INC., OR EQ.
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6
7

9

2

1

9

8

4
1

12

2

2

8

5

8

4

3 14

12

11

1

6

STAIR #2

42' Parapet Limit

38' Height Limit
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42' Parapet Limit
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TOSF 3rd
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TOP 3rd
30' Facade Height
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1
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KEY MAP
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MIXED USE - Elevation/ Section
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201 EL CAMINO REAL - 612 CAMBRIDGE AVE
M E N L O P A R K,

CALIFORNIA

13

94025

15

14

1

SMOOTH TROWELLED PLASTER FINISH - COLOR: KELLY MOORE KMW44 - PEARLY WHITE or EQ.

2

SMOOTH TROWELLED PLASTER FINISH - COLOR: KELLY MOORE KM4568-5 - TEA CHEST or EQ.

3

SMOOTH TROWELLED PLASTER FINISH - COLOR: KELLY MOORE KM5716-3 - RODEO ROUNDUP or EQ.

4

SMOOTH TROWELLED PLASTER FINISH - COLOR: KELLY MOORE KM4811-5 - HAYDEN VALLEY or EQ.

5

SMOOTH TROWELLED PLASTER FINISH - COLOR: KELLY MOORE KM5220-1 - FLICKERING FIREFLY or EQ.

6

ROUGH SAWN TIMBER, PAINTED - COLOR: KELLY MOORE KM4925 - WILD TRUFFLE or EQ.

7

TRIMS, MEDALLIONS, & CORBELS - CAST STONE: RED LEAF STONE OR EQ. - PACIFIC BEACH ACID ETCH

8

METAL STANDING SEAM ROOF - CUSTOM BILT OR EQ. , STORM GRAY

9

BARREL TILE ROOF - CLAY: REDLAND CLAY TILE OR EQ.

10

HIGH PERFORMANCE GLAZING WITH WOOD & ALUMINUM MULLIONS - COLOR: BRONZE

11

BARREL TILE ROOF - GLASS: TEJAS BORJA OR EQ.

12

PLANTED WALL: TRELLIS OR 'GREENSCREEN' OR EQ.

13

AWNING - FABRIC W/ WROUGHT IRON & ANODIZED ALUMINUM FRAMES SERGE FERRARI, SOLTIS MESH FABRIC OR EQ. - COLOR: PEPPER

14

RAILING - WROUGHT IRON

15

LIGHTNING ROD - ROOF RIDGE CAP, COPPER: CLASSIC LIGHTNING PROTECTION INC., OR EQ.
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LANDSCAPE L1.0

3' - 0"

9
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Z

35'-0" MAXIMUM BUILDING HEIGHT FROM NATURAL GRADE

Y

TOS First Floor
1

TOS First Floor

TOWNHOUSE 1- NORTHEAST ELEVATION
1/4" = 1'-0"

2

15

Z

6
9

5

7

Y

TOWNHOUSE 1 - NORTHWEST ELEVATION
1/4" = 1'-0"

64.0'

AVERAGE NATURAL GRADE

10
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15
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9

10

25' - 6"

TOSF Second Floor

BUILDING HEIGHT

3' - 0"

5' - 0"

5' - 0"

TOP Second Floor

35'-0" BUILDING HEIGHT LIMIT

5' - 0"

3' - 0"

25' - 6"

TOP Second Floor

TOSF Second Floor
TOP First Floor

FENCE, RE:
LANDSCAPE L1.0

3' - 0 1/8"

TOP First Floor

TOS First Floor
4
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M E N L O P A R K,
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13
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64.0'

TOWNHOUSE 1 -SOUTHEAST ELEVATION
1/4" = 1'-0"

KEY NOTES

15

14

AVERAGE NATURAL GRADE

1

SMOOTH TROWELLED PLASTER FINISH - COLOR: KELLY MOORE KMW44 - PEARLY WHITE or EQ.

2

SMOOTH TROWELLED PLASTER FINISH - COLOR: KELLY MOORE KM4568-5 - TEA CHEST or EQ.

3

SMOOTH TROWELLED PLASTER FINISH - COLOR: KELLY MOORE KM5716-3 - RODEO ROUNDUP or EQ.

4

SMOOTH TROWELLED PLASTER FINISH - COLOR: KELLY MOORE KM4811-5 - HAYDEN VALLEY or EQ.

5

SMOOTH TROWELLED PLASTER FINISH - COLOR: KELLY MOORE KM5220-1 - FLICKERING FIREFLY or EQ.

6

ROUGH SAWN TIMBER, PAINTED - COLOR: KELLY MOORE KM4925 - WILD TRUFFLE or EQ.

7

TRIMS, MEDALLIONS, & CORBELS - CAST STONE: RED LEAF STONE OR EQ. - PACIFIC BEACH ACID ETCH

8

METAL STANDING SEAM ROOF - CUSTOM BILT OR EQ. , STORM GRAY

9

BARREL TILE ROOF - CLAY: REDLAND CLAY TILE OR EQ.

10

HIGH PERFORMANCE GLAZING WITH WOOD & ALUMINUM MULLIONS - COLOR: BRONZE

11

BARREL TILE ROOF - GLASS: TEJAS BORJA OR EQ.

12

PLANTED WALL: TRELLIS OR 'GREENSCREEN' OR EQ.

13

AWNING - FABRIC W/ WROUGHT IRON & ANODIZED ALUMINUM FRAMES SERGE FERRARI, SOLTIS MESH FABRIC OR EQ. - COLOR: PEPPER

14

RAILING - WROUGHT IRON

15

LIGHTNING ROD - ROOF RIDGE CAP, COPPER: CLASSIC LIGHTNING PROTECTION INC., OR EQ.
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TOS First Floor
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1/4" = 1'-0"

Y
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TOSF Second Floor
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5' - 0"

5' - 0"

5' - 0"

5' - 0"

8' - 0"

25' - 6" BUILDING HEIGHT

9' - 0"
3' - 0"

3' - 0"

TOP Second Floor
35'-0" BUILDING HEIGHT LIMIT

TOP Second Floor

TOSF Second Floor
TOP First Floor

10' - 0"

9' - 0"

10' - 0"

FENCE, RE: LANDSCAPE

3' - 0 1/8"

TOP First Floor

63.9'

TOS First Floor

TOS First Floor
64.1'
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2
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201 EL CAMINO REAL - 612 CAMBRIDGE AVE
M E N L O P A R K,
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13

13

12

KEY NOTES

15

14

1

SMOOTH TROWELLED PLASTER FINISH - COLOR: KELLY MOORE KMW44 - PEARLY WHITE or EQ.

2

SMOOTH TROWELLED PLASTER FINISH - COLOR: KELLY MOORE KM4568-5 - TEA CHEST or EQ.

3

SMOOTH TROWELLED PLASTER FINISH - COLOR: KELLY MOORE KM5716-3 - RODEO ROUNDUP or EQ.

4

SMOOTH TROWELLED PLASTER FINISH - COLOR: KELLY MOORE KM4811-5 - HAYDEN VALLEY or EQ.

5

SMOOTH TROWELLED PLASTER FINISH - COLOR: KELLY MOORE KM5220-1 - FLICKERING FIREFLY or EQ.

6

ROUGH SAWN TIMBER, PAINTED - COLOR: KELLY MOORE KM4925 - WILD TRUFFLE or EQ.

7

TRIMS, MEDALLIONS, & CORBELS - CAST STONE: RED LEAF STONE OR EQ. - PACIFIC BEACH ACID ETCH

8

METAL STANDING SEAM ROOF - CUSTOM BILT OR EQ. , STORM GRAY

9

BARREL TILE ROOF - CLAY: REDLAND CLAY TILE OR EQ.

10

HIGH PERFORMANCE GLAZING WITH WOOD & ALUMINUM MULLIONS - COLOR: BRONZE

11

BARREL TILE ROOF - GLASS: TEJAS BORJA OR EQ.

12

PLANTED WALL: TRELLIS OR 'GREENSCREEN' OR EQ.

13

AWNING - FABRIC W/ WROUGHT IRON & ANODIZED ALUMINUM FRAMES SERGE FERRARI, SOLTIS MESH FABRIC OR EQ. - COLOR: PEPPER

14

RAILING - WROUGHT IRON

15

LIGHTNING ROD - ROOF RIDGE CAP, COPPER: CLASSIC LIGHTNING PROTECTION INC., OR EQ.

SHEET TITLE

SHEET NUMBER

ELEVATIONS - TOWNHOUSE 2

A-4.5

ENVIRONMENTAL INNOVATIONS IN DESIGN
412 OLIVE AVE. PALO ALTO, CA 94306
PHONE: 650-226-8770

WWW.EIDARCHITECTS.COM

Page F-1.132

6

7

4

5
MECH EQUIPMENT,
BEYOND

line of sight, 100' across
El Camino Real @ 5'
above grade

ROOF PARAPET

STAIR ACCESS

3

MECH
EQUIPMENT

2

1
line of sight, 100' from face
of building @ 5' above
grade

42' Parapet Limit
38' Height Limit

9' - 1"

TOP 3rd
30' Facade Height

1' - 2 3/4"

UNIT 12
TOSF 3rd

10' - 1"

TOP 2nd

UNIT 6

15' - 1"

TOSF 2nd

STAIR 3

RETAIL

RETAIL

STAIR 2

13' - 0"

TOSF Level 1
63' - 1 3/16"

PLANTER

PARKING
GARAGE LEVEL 1

13' - 0"

TOS Basement 1

PARKING
GARAGE LEVEL 2

STAIR 1
TOS Basement 2

2

MIXED USE BUILDING SECTION 8
1/8" = 1'-0"
3
A-5.6

G F

E

D

C

B

A

MECH
EQUIPMENT

42' Parapet Limit

Line of sight, 60 feet
across Cambridge

38' Height Limit

1' - 2 3/4"
9' - 1"

TOP 3rd

UNIT 12

30' Facade Height
TOSF 3rd

10' - 1"

TOP 2nd

UNIT 6
TOSF 2nd

15' - 1"

6' - 10"

LOW WALL AT
EDGE OF RAMP

RETAIL
DRIVEWAY RAMP

8' - 3"

DIMENSIONS AT
CLOSEST POINT
TO TREE

13' - 0"

2' - 5"

TOSF Level 1
63' - 1 3/16"

PARKING
GARAGE LEVEL 1

PARKING
LEVEL 1

TOS Basement 1

13' - 0"

PARKING
LEVEL 2

EL CAMIN

O REAL

BASEMENT RETAINING
WALL

PARKING
GARAGE LEVEL 2

1
A5.1

8/7/2020 03:58:32 PM

TOS Basement 2
CAMBRIDGE AVE.

3

Driveway retaining wall
1/8" = 1'-0"

COPYRIGHT © 2020 ENVIRONMENTAL INNOVATIONS IN DESIGN. ALL RIGHTS RESERVED.

1

DATE
08/10/2020

KEY MAP

MIXED USE BUILDING SECTION 6
1/8" = 1'-0"

201 EL CAMINO REAL - 612 CAMBRIDGE AVE
M E N L O P A R K,

CALIFORNIA

94025

SHEET TITLE

SHEET NUMBER

BUILDING SECTIONS

A-5.1

ENVIRONMENTAL INNOVATIONS IN DESIGN
412 OLIVE AVE. PALO ALTO, CA 94306
PHONE: 650-226-8770

WWW.EIDARCHITECTS.COM

Page F-1.133

2
A-5.1

B

C

D

E

F

line of sight, 60' from face
of building @ 5' above
grade
Sim
1
A-5.6

G

3' - 0"

MECHANICAL UNITS

A

B

C

D

E

F

G

MECHANICAL UNITS

42' Parapet Limit

42' Parapet Limit

38' Height Limit

38' Height Limit

3' - 0"

A

TOP 3rd

UNIT 1

UNIT 9

TOSF 3rd

78.2'

TOP 2nd

UNIT 3

4' - 9"

UNIT 2

TOSF 3rd

10' - 1"

TOP 2nd

9' - 1"

1' - 2 3/4"

UNIT 8

10' - 1"

UNIT 7

30' Facade Height

1' - 2 3/4"

9' - 1"

TOP 3rd

30' Facade Height

TOSF 2nd

TOSF 2nd

RETAIL
63.6'

AVG. NATURAL
GRADE

RESTAURANT

15' - 1"

15' - 1"

2' - 10"

63.6'

AVG. NATURAL GRADE
63.1'

RES LOBBY

RETAIL

PARKING
GARAGE LEVEL 1

13' - 0"

TOSF
TOSF
Level
1st
1
63' - 1 3/16"
0"

13' - 0"

TOSF
TOSF
Level
1st 1
63' - 1 3/16"
0"

PARKING
GARAGE LEVEL 1

PARKING
GARAGE LEVEL 2

13' - 0"

TOS Basement 1

13' - 0"

TOS
TOSBasement
Basement1 1

PARKING
GARAGE LEVEL 2
TOS
TOSBasement
Basement2 2

MIXED USE BUILDING SECTION 4
1/8" = 1'-0"

2

MIXED USE BUILDING SECTION 3
1/8" = 1'-0"

8/7/2020 03:58:50 PM

EL CAMIN

O REAL

1

TOS Basement 2

COPYRIGHT © 2020 ENVIRONMENTAL INNOVATIONS IN DESIGN. ALL RIGHTS RESERVED.

DATE
08/10/2020

201 EL CAMINO REAL - 612 CAMBRIDGE AVE
M E N L O P A R K,

CALIFORNIA

94025

SHEET TITLE

SHEET NUMBER

BUILDING SECTIONS

A-5.2

2
A5.2

1
A5.2

CAMBRIDGE AVE.

KEY MAP

ENVIRONMENTAL INNOVATIONS IN DESIGN
412 OLIVE AVE. PALO ALTO, CA 94306
PHONE: 650-226-8770

WWW.EIDARCHITECTS.COM

Page F-1.134

6

7

4

5

3

2

1
42' Parapet Limit
38' Height Limit

9' - 1"

TOP 3rd

1' - 2 3/4"

UNIT 7

30' Facade Height
TOSF 3rd

10' - 1"

TOP 2nd

UNIT 1

15' - 1"

TOSF 2nd

RESTAURANT

13' - 0"

TOSF Level 1
63' - 1 3/16"

PARKING
GARAGE LEVEL 1

13' - 0"

TOS Basement 1

PARKING
GARAGE LEVEL 2

TOS Basement 2

2

MIXED USE BUILDING SECTION 7
1/8" = 1'-0"

2
A-5.6

Sim

G

F

E

D

C

B

A
42' Parapet Limit

3' - 0"

38' Height Limit

UNIT 9

9' - 1"

1' - 2 3/4"

TOP 3rd
30' Facade Height
TOSF 3rd

10' - 1"

TOP 2nd

2' - 6"

UNIT 3

15' - 1"

TOSF 2nd

PLANTER

RETAIL

13' - 0"

5' - 11"

TOSF Level 1
63' - 1 3/16"

PLANTER

PARKING
GARAGE LEVEL 1

2
A-5.3

EL CAMIN

13' - 0"

PARKING
GARAGE LEVEL 2
8/7/2020 03:59:14 PM

O REAL

TOS Basement 1

TOS Basement 2

1
A-5.3

CAMBRIDGE AVE.

1
COPYRIGHT © 2020 ENVIRONMENTAL INNOVATIONS IN DESIGN. ALL RIGHTS RESERVED.

DATE
08/10/2020

KEY MAP

MIXED USE BUILDING SECTION 5
1/8" = 1'-0"

201 EL CAMINO REAL - 612 CAMBRIDGE AVE
M E N L O P A R K,

CALIFORNIA

94025

SHEET TITLE

SHEET NUMBER

BUILDING SECTIONS

A-5.3

ENVIRONMENTAL INNOVATIONS IN DESIGN
412 OLIVE AVE. PALO ALTO, CA 94306
PHONE: 650-226-8770

WWW.EIDARCHITECTS.COM

Page F-1.135

A

B

C

D

E

F

G

B

A

C

D

E

18' - 4"

F

G

STAIR ACCESS

42' Parapet Limit
STAIR ACCESS
TO ROOF

4' - 0"

38' Height Limit

42' Parapet Limit

8' - 0"

ELEVATOR

38' Height Limit

9' - 1"

1' - 2 3/4"

TOSF 3rd

UNIT 7

UNIT 8

TOP 2nd

10' - 1"

PARKING
GARAGE LEVEL 1
TOS Basement 1

8' - 11

15' - 1"

TOSF Level 1
63' - 1 3/16"

PARKING
GARAGE LEVEL 1

TOS Basement 1

10%

PARKING
GARAGE LEVEL 2

MECH

13' - 0"

BIKE STORAGE

11%

PARKING
GARAGE LEVEL 2

TOS Basement 2

TOS Basement 2

MIXED USE BUILDING SECTION 1
1/8" = 1'-0"

2

MIXED USE BUILDING SECTION 2
1/8" = 1'-0"

CAMBRIDGE AVE.

2
A-5.4

8/7/2020 03:59:36 PM

EL CAMIN

O REAL

1
A-5.4

1

63.5'

AVG. NATURAL GRADE
63.1'

20%

13' - 0"

1/2"

9' - 1 5/8"

11%

ELEVATOR

22%

r

PARKING
GARAGE LEVEL 2

13' - 0"

8' - 2"

ea
Min Cl

PARKING
GARAGE LEVEL 1

TRASH /
RECYCLING
ENCLOSURE

STAIR 1

RESTAURANT

AVG. NATURAL
GRADE

13' - 0"

7' - 6 1/2"

63.7'
63.5'

TOSF Level 1
63' - 1 3/16"

TOSF 2nd
TOP 1st

6' - 11 69/128"

15' - 1"

2' - 10"

11%

TOSF 3rd
TOP 2nd

UNIT 2

UNIT 1

TOSF 2nd

50' - 0"

30' Facade Height

1' - 2 3/4"

9' - 1"

30' Facade Height

TOP 3rd

10' - 1"

5' - 0 1/4"

TOP 3rd

KEY MAP
COPYRIGHT © 2020 ENVIRONMENTAL INNOVATIONS IN DESIGN. ALL RIGHTS RESERVED.

DATE
08/10/2020

201 EL CAMINO REAL - 612 CAMBRIDGE AVE
M E N L O P A R K,

CALIFORNIA

94025

SHEET TITLE

SHEET NUMBER

BUILDING SECTIONS

A-5.4

ENVIRONMENTAL INNOVATIONS IN DESIGN
412 OLIVE AVE. PALO ALTO, CA 94306
PHONE: 650-226-8770

WWW.EIDARCHITECTS.COM

Page F-1.136

6

7

4

5

2

3

1

MECHANICAL UNITS

42' Parapet Limit
38' Height Limit

UNIT 9

UNIT 8

TOSF 3rd
TOP 2nd

10' - 1"

UNIT 10

9' - 1"

UNIT 11

UNIT 12

1' - 2 3/4"

TOP 3rd
30' Facade Height

UNIT 5

UNIT 3

UNIT 4

UNIT 2

TOSF 2nd

15' - 1"

UNIT 6

RETAIL

RETAIL

EL CAMINO REAL

RETAIL

13' - 0"

TOSF Level 1
63' - 1 3/16"

PARKING
GARAGE LEVEL 1

13' - 0"

TOS Basement 1

PARKING
GARAGE LEVEL 2

TOS Basement 2

3

MIXED USE BUILDING SECTION 9
1/8" = 1'-0"

11

10

3' - 2"

4' - 9"

Y

5' - 10 1/4"

Z

HEIGHT FROM TOP OF
CEILING JOISTS TO BOTTOM
OF ROOF SHEATHING

TOP Second Floor

TOSF Second Floor

TOSF Second Floor

TOP First Floor

TOP First Floor

10' - 0"

1' - 2 3/4"

M. BED

TOS First Floor

3
A-5.5

EL CAMIN

2
A-5.5

TOS First Floor

AVERAGE NATURAL GRADE

CAMBRIDGE AVE.

1
A-5.5

8/7/2020 03:59:55 PM

64.0'
64.0'

AVERAGE NATURAL GRADE

1

TOWNHOUSE BUILDING SECTION 1
1/4" = 1'-0"

COPYRIGHT © 2020 ENVIRONMENTAL INNOVATIONS IN DESIGN. ALL RIGHTS RESERVED.

2

DATE
08/10/2020

KEY MAP

TOWNHOUSE BUILDING SECTION 2
1/4" = 1'-0"

201 EL CAMINO REAL - 612 CAMBRIDGE AVE
M E N L O P A R K,

CALIFORNIA

94025

SHEET TITLE

SHEET NUMBER

BUILDING SECTIONS

A-5.5

O REAL

25' - 6"

25' - 6"

9' - 0"

TOP Second Floor

ENVIRONMENTAL INNOVATIONS IN DESIGN
412 OLIVE AVE. PALO ALTO, CA 94306
PHONE: 650-226-8770

WWW.EIDARCHITECTS.COM

Page F-1.137

UP
UP

5

G

E

F

3
A-5.6

Key Map

8

E

PRIMARY FACADE SETBACLK

F
PRIMARY FACADE SETBACLK

E

PRIMARY FACADE SETBACLK

F
G

2
A-5.6

1
A-5.6

4
A-5.6

G

42' Parapet Limit

PARAPET
PARAPET

PARAPET

AWNING
BUILDING
PROFILE LINE

BALCONY
PROJECTION

6"

6"

38' Height Limit
6"

BUILDING
PROFILE LINE

BUILDING
PROFILE LINE

TOP 3rd
BUILDING
PROFILE LINE

2' - 10"

2' - 6"

UNIT 9

UNIT 8

UNIT 12

UNIT 12

TOSF 3rd

2 3/4"

CANOPY

3' - 6"

30' Facade Height
3' - 7 3/4"

30' Facade Height

AWNING

TOP 2nd

10' - 1"

5' - 11 7/8"

6
A-6.7

30' - 5 13/16"

UNIT 2

BALCONY
PROJECTION

UNIT 3

UNIT 6

UNIT 6

TOSF 2nd
TOP 1st

1
A-6.6

PROJECTION
2' - 10"

1' - 6"

1' - 0 1/128"

CAMBRIDGE AVE.

RETAIL
CAMBRIDGE AVE.

PROPERTY
LINE

15' - 1"

RES LOBBY

PROPERTY LINE

TOSF 1st
0"

7' - 0"
MIN. SETBACK

PROPERTY LINE

CAMBRIDGE AVE.

PROPERTY LINE

2' - 10"

RETAIL

7' - 0 1/128"
SETBACK

RETAIL

TOSF 1st
0"
EL CAMINO
REAL

PARKING
GARAGE LEVEL 1

8/7/2020 04:00:09 PM

PARKING
GARAGE LEVEL 1

1

MIXED USE BUILDING SECTION 4 - Callout 1
1/4" = 1'-0"

COPYRIGHT © 2020 ENVIRONMENTAL INNOVATIONS IN DESIGN. ALL RIGHTS RESERVED.

2

DATE
08/10/2020

PARKING
GARAGE LEVEL 1

MIXED USE BUILDING SECTION 5 - Callout 1
1/4" = 1'-0"

3

MIXED USE BUILDING SECTION 6 - Callout 1
1/4" = 1'-0"

201 EL CAMINO REAL - 612 CAMBRIDGE AVE
M E N L O P A R K,

PARKING
GARAGE LEVEL 1

CALIFORNIA

94025

4

MIXED USE BUILDING SECTION 9 - Callout 1
1/4" = 1'-0"

SHEET TITLE

SHEET NUMBER

BUILDING PROFILE

A-5.6

ENVIRONMENTAL INNOVATIONS IN DESIGN
412 OLIVE AVE. PALO ALTO, CA 94306
PHONE: 650-226-8770

WWW.EIDARCHITECTS.COM

Page F-1.138

8/7/2020 04:02:19 PM

3

3D View - Townhouse Front

1

2

3D View - Cambridge Ave. 1

3D View - Cambridge Ave. 2

COPYRIGHT © 2020 ENVIRONMENTAL INNOVATIONS IN DESIGN. ALL RIGHTS RESERVED.

DATE
08/10/2020

201 EL CAMINO REAL - 612 CAMBRIDGE AVE
M E N L O P A R K,

CALIFORNIA

94025

SHEET TITLE

SHEET NUMBER

3D VIEWS 1

A-6.0

ENVIRONMENTAL INNOVATIONS IN DESIGN
412 OLIVE AVE. PALO ALTO, CA 94306
PHONE: 650-226-8770

WWW.EIDARCHITECTS.COM

Page F-1.139

8/7/2020 04:05:18 PM

3

3D View - Mixed Use Side View

4

1

3D View - Mixed Use Rear View

COPYRIGHT © 2020 ENVIRONMENTAL INNOVATIONS IN DESIGN. ALL RIGHTS RESERVED.

3D View - Mixed Use on El Camino 2

2

DATE
08/10/2020

201 EL CAMINO REAL - 612 CAMBRIDGE AVE
M E N L O P A R K,

CALIFORNIA

94025

3D View - Mixed Use on El Camino 1

SHEET TITLE

SHEET NUMBER

3D VIEWS 2

A-6.1

ENVIRONMENTAL INNOVATIONS IN DESIGN
412 OLIVE AVE. PALO ALTO, CA 94306
PHONE: 650-226-8770

WWW.EIDARCHITECTS.COM

Page F-1.140

8/7/2020 04:05:19 PM
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DATE
08/10/2020

201 EL CAMINO REAL - 612 CAMBRIDGE AVE
M E N L O P A R K,

CALIFORNIA

94025

SHEET TITLE

SHEET NUMBER

RENDERED STREET VIEW OF EL CAMINO
REAL & CAMBRIDGE FRONTAGES

A-6.2

ENVIRONMENTAL INNOVATIONS IN DESIGN
412 OLIVE AVE. PALO ALTO, CA 94306
PHONE: 650-226-8770

WWW.EIDARCHITECTS.COM

Page F-1.141

8/7/2020 04:05:19 PM
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DATE
08/10/2020

201 EL CAMINO REAL - 612 CAMBRIDGE AVE
M E N L O P A R K,

CALIFORNIA

94025

SHEET TITLE

SHEET NUMBER

RENDERED STREET VIEW OF PROPOSED
CAMBRIDE AVE. FRONTAGE

A-6.3

ENVIRONMENTAL INNOVATIONS IN DESIGN
412 OLIVE AVE. PALO ALTO, CA 94306
PHONE: 650-226-8770

WWW.EIDARCHITECTS.COM

Page F-1.142

8/7/2020 04:05:20 PM
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DATE
08/10/2020

201 EL CAMINO REAL - 612 CAMBRIDGE AVE
M E N L O P A R K,

CALIFORNIA

94025

SHEET TITLE

SHEET NUMBER

RENDERED STREET VIEW OF PROPOSED
ENTRY

A-6.4

ENVIRONMENTAL INNOVATIONS IN DESIGN
412 OLIVE AVE. PALO ALTO, CA 94306
PHONE: 650-226-8770

WWW.EIDARCHITECTS.COM

Page F-1.143

BALCONY TILE

STANDING SEAM METAL ROOF

KM "HAYDEN VALLEY"

KM "TEA CHEST"

SUNBRELLA CANVAS
SILICA BARLEY

GLASS ROOF TILES

CLAY TILE ROOF

SMOOTH STUCCO
KM "PEARLY WHITE"

KM "RODEO ROUNDUP"

8/7/2020 04:05:22 PM

GRASSCRETE

WALNUT WOOD INTEIOR FLOORING

PATIO FLOOR TILES
COPYRIGHT © 2020 ENVIRONMENTAL INNOVATIONS IN DESIGN. ALL RIGHTS RESERVED.

WALL CAP

FLICKERING FIREFLY
DATE
08/10/2020

201 EL CAMINO REAL - 612 CAMBRIDGE AVE
M E N L O P A R K,

CALIFORNIA

94025

SHEET TITLE

SHEET NUMBER

COLORS AND MATERIALS

A-6.5

ENVIRONMENTAL INNOVATIONS IN DESIGN
412 OLIVE AVE. PALO ALTO, CA 94306
PHONE: 650-226-8770

WWW.EIDARCHITECTS.COM

Page F-1.144

8
WINDOW FRAME
2 3/4"

5/8"

WINDOW FLASHING
10 1/4"

2x4 NAILER

7 1/2"

3 1/8"

8 1/4" 2"

1 3/4"

2"

METAL RAILING

3' - 6" MIN.

2" x 1" METAL BAR
1 3/8"
1 1/4"1/2" 5/8" 7/8"
5 1/2"

AIR & VAPOR BARRIER
1"

RIGID INSULATION

2 1/2"

LEDGE
10 1/4"

TOP 1st

TOSF 2nd

TOSF 2nd

R 1 3/4"

TOP 1st

4

11 1/4"

DARK RECESSED WINDOWS W/
MULLIONS. SMALL BALCONY WITH DOOR

TYP WALL W/ STUCCO FINISH

6"

3"

TOSF 2nd

RECESSED WINDOW SILL
3/4" = 1'-0"

5

RECESSED WINDOW SILL W/ TRIM AT STUCCO WALL
3" = 1'-0"

METAL CONTROL JOINT
REGLET, FRY OR EQ.

2

SMALL DOOR BALCONY
3/4" = 1'-0"

3

SMALL BALCONY SECTION
3/4" = 1'-0"

3' - 6"

3' - 6"

2"

8"

3/4" X 3/4" WROUGHT
IRON PICKETS.
THAT NOT ALLOWS A 4"
SPHERE TO PASS THRU

F
2' - 9"

TOSF 2nd

CAST STONE WINDOW SILL

3"

TOSF 2nd

8

1' - 0"

TOSF 2nd

3/4

1' - 2"

"

5 5/8"

R

6"

TOP 2nd

4"

41
/25
6"

2' - 6"

61

1 3/4"

3

R
3/3
2"

6

6 1/8"

R

6

1' - 7 1/4"

R

10"

TOP 1st

4 3/4"

TOP 1st

4 1/4"

TYP. BALCONY
3/4" = 1'-0"

6"

10 1/4"

1' - 3"

7

TYP. BALCONY W/ CORBELS
3/4" = 1'-0"

ARCHED STOREFRONT GLAZING
WINDOW FRAME

1

1/2

"

2x4 NAILER

1' - 0"

3"

R

10"

2' - 6"

WINDOW FLASHING

AIR & VAPOR BARRIER
RIGID INSULATION

8/7/2020 04:05:32 PM

1' - 0"

TYP WALL W/ STUCCO FINISH

TOSF 1st
0"

TOSF 2nd

3 1/4"

1

STOREFRONT BASE AND OVERHANG CORBEL
3/4" = 1'-0"
COPYRIGHT © 2020 ENVIRONMENTAL INNOVATIONS IN DESIGN. ALL RIGHTS RESERVED.

STOREFRONT BASE
DATE
08/10/2020

TYP. BALCONY

201 EL CAMINO REAL - 612 CAMBRIDGE AVE
M E N L O P A R K,

CALIFORNIA

94025

8

TYP. RECESSED WINDOW SILL AT STUCCO WALL
3" = 1'-0"

SHEET TITLE

SHEET NUMBER

MATERIALS AND DETAILS

A-6.6

9

FLARED WINDOW
3/4" = 1'-0"

ENVIRONMENTAL INNOVATIONS IN DESIGN
412 OLIVE AVE. PALO ALTO, CA 94306
PHONE: 650-226-8770

WWW.EIDARCHITECTS.COM

Page F-1.145

3 1/2"

1/2

"

TOSF 2nd

FACE OF
WALL FINISH

1/4"

R 5"

8X10 BEAM
10"

TOP 1st

E
3' - 6 5/8"

CORBEL UNDER BALCONY
RE: PLANS

1/
2"

4X8 BEAM

9"

CORBEL AT 2ND FL. OVERHANG - OPT. 2

FACE OF
WALL FINISH

CORBEL AT 2ND FL. OVERHANG - OPT. 1

D

C

2"
5 1/

3' - 0"

2

7 1/4"

R

R5
"

4X8 BEAM

R5
"

FACE OF
WALL FINISH

QUATTRO CORBEL
Q-6 OR EQUAL

4X6 BEAM

B

CORBEL AT ROOF EAVE - OPT. 2

BALCONY W/ CORBELS

1

3' - 7"

3

R5
"

R

1' - 0"

RE: PLANS

9 1/4"

FACE OF
WALL FINISH

CORBEL AT ROOF EAVE - OPT. 1

A
1' - 11"

CORBEL PROFILES
1 1/2" = 1'-0"

LIVING WALL
3

CURVE AT BASE OF STAIR TOWER
3/4" = 1'-0"

TOP 1st

2' - 4 1/4"

TOSF 2nd
1' - 0"
1' - 0"

9"

2' - 11 3/4"

5"

4"

3' - 7"

3"
11"

1' - 8"

6"

TOP 1st

1' - 6"

1' - 11"

CORBELS AT OVERHANG

6

OVERHANG CORBEL
3/4" = 1'-0"

8/7/2020 04:05:38 PM

8' - 6 1/4"

RAIN WATER
SCUPPER & LEADER

4"

PLANTER BOX
COPYRIGHT © 2020 ENVIRONMENTAL INNOVATIONS IN DESIGN. ALL RIGHTS RESERVED.

ENTRY PILLARS

ENTRY RETAIL
DATE
08/10/2020

201 EL CAMINO REAL - 612 CAMBRIDGE AVE
M E N L O P A R K,

CALIFORNIA

94025

4

SHEET TITLE

SHEET NUMBER

MATERIALS AND DETAILS

A-6.7

TOSF 1st
0"

ENTRY PILLAR
3/4" = 1'-0"

ENVIRONMENTAL INNOVATIONS IN DESIGN
412 OLIVE AVE. PALO ALTO, CA 94306
PHONE: 650-226-8770

WWW.EIDARCHITECTS.COM
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BASE FLASHING STRIP

NOTE:
HANDRAIL/GUARDRAIL
SHALL WITHSTAND A
LOAD OF AT LEAST
200 LBS. PER CBC

GUARDRAIL

CEMENT MORTAR, TYP.
SHAPED FILLER

BITUTHANE BELOW
G.S.M. FLASHING

3'-6"

ROOF DRAIN
PAINTED TO
MATCH WALL

CT.

POST BASE
RE: STRUCTURAL DWGS
FOR MAKE AND MODEL #

STRU

TAPER INSULATION 24"
(600mm) TO DRAIN

ROOF OVERFLOW
DRAIN PAINTED BLUE

DECK CLAMP

12" MAX.

DECK FRAMING,
RE: STRUCT. DWG'S.

STUCCO SYSTEM &
WATER PROOFING,
RE: WALL DETAILS

RE:

SLOPE CONC. 2%

BASE PLY OR PLIES
SHTG.

NOTE:
1. MINIMUM 30" (750mm) SQUARE, BITUTHANE BELOW G.S.M. FLASHING. FLANGE MUST BE PRIMED
WITH PRIOR TO STRIPPING.
2. MEMBRANE PLIES, METAL FLASHING, AND FLASH IN PLIES EXTEND UNDER CLAMPING RING. STRIPPING
MEMBRANE EXTENDS 4" (100mm) BEYOND EDGE OF FLASHING SHEET, BUT NOT BEYOND EDGE OF SUMP.
3. INSTALL OVERFLOW DRAIN PER CODE.

PAINTED GALV.
MTL. FLANGE

PAINTED G.S.M. OR ALUM.
FLASHING w/ DRIP EDGE

6x10 BEAM MIN., RE: STRUCT'L.

10

2

2

6

2x12x10 TRIM BLOCK @
EACH POST AND EACH RAIL
ATTACHMENT LOCATION.

CONT. AIR SEALING
TAPE AT ALL INTERIOR
WALL/CLG. JOINTS,
SIGA RISSAN 60, OR EQ.

4x JOIST PER STRUCT'L.

CLAMPING RING

EPS FOAM RIDGE CAP,
FIELD INSTALL W/ AND ADHESIVE.

NOTE:
FASTENERS
SHALL BE GALVANIZED
DECK SCREWS U.N.O.

GUARDRAIL

TILE DECKING

STRAINER

ROOF MEMBRANE

METAL AIR DAM FLASHING, TYP.

PAINTED WOVEN
WIRE MESH WELDED
TO FLANGE

RE: STRUCT.

1 1/2"

1 1/2" = 1'-0"

ROOF RIDGE

4

DECK DRAINAGE
TILE ROOF, REDLAND
CLAY TILE, OR EQ.

FAUX WOOD "MAJESTIC"
BEAMS HENNIS ENTERPRISES.

2" THICK, HOLLOW STEEL
DISK TRIMS AT TOP AND
BASE OF COLUMN

DRAIN OVERFLOW
PIPES PER CODE

10

"WR GRACE ICE &
WATER SHIELD", OR
1 LAYER 30#
ROOFING FELT

7

ROOF DRAINAGE PIPES

1 1/2" THICK, HOLLOW
STEEL DISK TRIMS
6" DIAMETER
STEEL TUBE POST

1/4" "GEORGIA PACIFIC
DENSDECK" OR EQUAL
6"

13

1" = 1'-0"

COLUMN AT DECK

AIR-IMPERMEABLE SPRAY ON
INSULATION APPLIED IN DIRECT
CONTACT WITH THE UNDERSIDE
OF THE STRUCTURAL ROOF
SHEATHING. FOR R-VALUE SEE T24

2"
6"
TILE ROOFING OVER
W.P. MEMBRANE, TYP.

GALV. METAL
CHANNEL, TYP.

5"

3.
4.

POST BASE
RE: STRUCTURAL DWGS
FOR MAKE AND MODEL #

TILE ROOF

2X P.T. PLATE

FIN. GRADE

10"

BITUTHANE, ICE &
WATER SHIELD, OR EQ.
CONTINUOUS LAP MIN.
24" EACH DIRECTION.

RE: STRUCTURAL
DRAWINGS
MIN. 8" SPRAY FOAM
INSULATION, RE: TITLE 24
FOR R-VALUE

ROOF FRAMING,
SEE STRUCT. DETAILS

COLUMN BASE

1" = 1'-0"

THIN SET MORTAR

SEALANT w/ WEEPS
@ 8" O.C. MIN.

RE: STRUCT

26 GA. CORROSION
RESIS. WEEP SCREED

SLOPE CONC. 2%

1/2" GYP. BD., TYP.
OPTIONAL 5/8" GYP. BD.

FABRIC REINFORCED
PROTECTION COAT

CONT. AIR SEALING
TAPE AT ALL INTERIOR
WALL/CLG. JOINTS,
SIGA RISSAN 60, OR EQ.

TYP. EXTERIOR FINISH,
RE: ELEVATIONS

5/8"GYP. BD., TYP.
40 MLS DFT
BARRIERGUARD

CONT. AIR SEALING TAPE AT ALL
INTERIOR WALL/CLG. JOINTS,
SIGA RISSAN 60, OR EQUAL

12

3

SPANISH TILE

15# BLDG. PAPER
REINF. CONC. SLAB

PROVIDE HIGH WIND ANCHORS AS REQ'D AT ALL ROOF INSTALLATIONS.
AT AREAS NOT RECEIVING THE FASCIA GUTTERS, PROVIDE GALV. MTL. DRIP FLASHING
CONTINUOUS AT EDGE OF ROOF. INSTALL PER N.R.C.A RECOMMENDATIONS.
REFER TO PLANS FOR OVERHANG TREATMENTS.
SEE ATTACHED ICC-ESR & UL REPORTS FOR ADDITIONAL INFORMATION.

GALV. METAL FLASHING/
DRIP EDGE, TYP. 2" DN. /
4" UP HORIZ. BELOW
MEMBRANE

GALV. METAL CHANNEL, TYP.
4"

8"

1.
2.

TILE ROOFING OVER W.P.
MEMBRANE, TYP.

2X3 / 2X2
NAILER, TYP.

GALV. METAL FLASHING, TYP.
UP BEHIND BUILDING PAPER

6" DIAMETER
STEEL TUBE POST

WOOD FRAMING,
SEE STRUCT.

ROOF SYSTEM NOTES:

GRID

TYP. EXTERIOR WALL
RE: ELEV FOR FINISH

PLYWOOD
SHEATHING

1 1/2" = 1'-0"

ROOF AT WALL

9

ROOF RAKE EDGE

SUBFLOOR PLYWOOD
SEE STRUCTURAL DWGS.

6

1 1/2" = 1'-0"

INSULATED FLOOR SYSTEM
OVER CONDITIONED SPACE
SEE STRUCTURAL DWGS. &
T-24 FOR R-VALUE

DECK NOTES:
TOP RAIL

3/4" PLYWD. W/ HARDIEPLANK
COMPOSITE, TYP.

VERIFY THAT A MAX. 4" DIA. SPHERE
WILL NOT PASS THROUGH, TYP.
PER CRC R311.7.5.1

DOUBLE TILES AT END ROW
6"

W.P. MEMBRANE OVER
FLASHING, TYP.

BASE PLATE

1" MINIMUM AIR
SPACE, TYP.

FLASH'G

CONT. SELF-FLASHING WITH
COUNTER FLASHING DRIP EDGE,
PAINTED GALV. MTL., 3" ROUND
GUTTER W/ DOWNSPOUT.
PROVIDE LEAF AND DEBRIS
GUARD PER CRC R327.5.4

1"

CLASSIC GUTTER SYSTEMS,
GUTTER BRACKET MODEL
NO. STREAMLINE OR EQUAL.

DECK WATER
PROOFING,
RE: DURADEK SYSTEM

FASCIA

8/7/2020 04:05:42 PM

CONT. GSM FASCIA FLASHING
BUILDING PAPER
1"x6" CEDAR CHANNEL GROOVE
SIDING RE: TYP EXT. FINISH

SCRIBE CORBEL INTO
STUCCO SURFACE LAYER
& SEAL EDGES.

2X14 FACIA, TYP OR GSM.
POWDERED COATED w/ DRIP EDGE.

TYP. WALL FINISH,
RE: ELEVATIONS

2X SOLID BLKG AS REQ'D
PER CORBEL MANUFACT.
NOTE:
HANDRAIL/GUARDRAIL SHALL WITHSTAND A LINEAR
LOAD OF AT LEAST 50 LBS PER FT. AND A CONCENTRATED
LOAD OF 200 POUNDS PER CRC R301.5

DATE
08/10/2020

EXTERIOR SHEATHING PER STRUCTURAL
WATER RESISTANT BARRIER & AIR CIRCULATION
MEMBRANE: SIGA MAJVEST FACADE
MEMBRANE W/ SIGA WIGLUV FLASHING TAPE,
OR EQUAL. INSTALL PER MANUF REQUIREMENTS
TO SEAL ALL JOINTS AND SEAMS
1" RIGID INSULATION, THERMAX OR EQUAL
7/8" STUCCO O/ METAL LATH O/ KEENE DRIWALL
RAINSCREEN. ATTACH LATH W/ RODENHOUSE
GRIP PLATE LATH & PLASTER WASHERS WITH
RODENHOUSE 3-1/2” GRIP DECK HILO THREAD
SCREWS OVER 2” MAX. INSULATION. PLASTER
BASE PER ASTM REQ'TS/ ICC-ESR/ CRC

FRAMED 2X WALL
5/8" TYPE 'X' GYP. BD., TYP.

RE: ROOF PLAN

CEMENTITIOUS V-GROOVE
SOFFIT PANEL WHERE REQ'D FOR
FIRE RESISTIVITY. HARDI, OR EQUAL.

CORBEL, SEE DETAIL
FOR PROFILE

NOTE: OSB SHALL BE EXEMPT FROM
FORMALDEHYDE REGULATIONS, PER C.A.R.B.

1 1/2" = 1'-0"

11

201 EL CAMINO REAL - 612 CAMBRIDGE AVE
M E N L O P A R K,

CALIFORNIA

94025

ROOF EAVE

1 1/2" = 1'-0"

NOTE: APPLY PER MANUFACTURER'S SPEC'S; CRC
SECTION R703, ASTM REQ'T'S & ICC-ESR
NOTE: WATER RESISTIVE BARRIER AT ALL WOOD
BASE SHEATHING PER CRC R703.7.3

3"x4" DOWNSPOUTS, TYP.

DECK RAILING
COPYRIGHT © 2020 ENVIRONMENTAL INNOVATIONS IN DESIGN. ALL RIGHTS RESERVED.

2X8 FACIA, TYP

2X12 FACIA, TYP OR GSM.
SMALL ROUND SOFFIT VENT W/
1/8" SCREEN BEHIND AT EACH
FRAMED BAY

2x STUD WALL W/ SPRAY ON INSUL,
CERTAINTEED OPTIMA OR EQUAL

WEDGE INFILL OR
EXPANDABLE FOAM

15# BLDG. PAPER B/W FACETO-FACE WOOD TRIM.

FLOOR SYSTEM, RE:
STRUCTL. DWGS.

MIN. 8" SPRAY FOAM
INSULATION, RE: TITLE
24 FOR R-VALUE

2

G
CIN .
PA CT
D S TRU
STU ER S
P

5/8" GYP BOARD. CONT AIR SEALING TAPE
AT ALL INTERIOR WALL/CLG JOINTS, SIGA
WIGLUV FLASHING TAPE OR EQUAL

CONT. AIR SEALING TAPE
AT ALL INTERIOR
WALL/CLG. JOINTS, SIGA
RISSAN 60, OR EQUAL

4"

CONT. GSM EDGE
COUNTER FLASHING

SLOPE TO
DRAIN. 2% MIN.
.

AL
TUR

GALV. METAL GUTTER /
FLASHING SYSTEM, TYP.

TILE DECK FINISH

TILE DECK

SHEATHING & ROOF
FRAMING, SSD

8"

C
STRU
RE:

42" MIN.

WROUGHT IRON
PICKETS @ 4" O.C.

1. AT AREAS NOT RECEIVING THE FASCIA GUTTERS, PROVIDE
GALV. MTL. DRIP FLASHING CONTINUOUS AT EDGE OF DECK.
INSTALL PER N.R.C.A. RECOMMENDATIONS.
2. REFER TO PLANS FOR OVERHANG TREATMENTS.

GRID

TILE ROOFING OVER
W.P. MEMBRANE, TYP.

1 1/2" SQ. x 1/8" THK. STEEL
SUPPORT POST, RE: STRUCT.

5

SHEET TITLE

SHEET NUMBER

DETAILS

A-6.7b

TYP. EXTERIOR WALL SYSTEM - STUCCO
ENVIRONMENTAL INNOVATIONS IN DESIGN
412 OLIVE AVE. PALO ALTO, CA 94306
PHONE: 650-226-8770

WWW.EIDARCHITECTS.COM
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1

4. BIKE LOCKERS

5. BIKE RACK

RETAIL

PERPENDICULAR SIGN OPTIONAL LOCATION

2. PERPENDICULAR SIGN - OPT. A

A

TYP. ENTRY SIGNAGE PLAN

2. PERPENDICULAR SIGN OPTIONAL LOCATION

1. LED SIGNAGE

2. PERPENDICULAR SIGN - OPT. B

SIGN
4' - 0"

11' - 0"

8' - 0"

3' - 0"

12"

2. PERPENDICULAR SIGN OPTIONAL LOCATION

8/7/2020 04:06:00 PM

TOSF 1st
0"

B

DATE
08/10/2020

201 EL CAMINO REAL - 612 CAMBRIDGE AVE
M E N L O P A R K,

CALIFORNIA

1. LED ADDRESS/ COMMERCIAL SIGNAGE

3. MASTER SIGN PLAN

6. AC CHILLER SPECS AND NOISE LEVELS
COPYRIGHT © 2020 ENVIRONMENTAL INNOVATIONS IN DESIGN. ALL RIGHTS RESERVED.

TYP. ENTRY SIGNAGE ELEVATION

94025

SHEET TITLE

SHEET NUMBER

AC CONDENSER SPECS & SIGNAGE

A-6.8

ENVIRONMENTAL INNOVATIONS IN DESIGN
412 OLIVE AVE. PALO ALTO, CA 94306
PHONE: 650-226-8770

WWW.EIDARCHITECTS.COM
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Page F-1.149

8/7/2020 04:06:18 PM

8/7/2020 04:06:27 PM

15' - 0"

STAIR 1

Page F-1.150

2% SLOPE

13' - 10 1/4"

13' - 10"

6' - 6"

3" MIN.

30" - 44" ABOVE
FINISH GRADE

Page F-1.151

8/7/2020 04:06:29 PM

Page F-1.152

8/7/2020 04:06:45 PM

Page F-1.153

Page F-1.154

Page F-1.155

8/7/2020 04:06:32 PM
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DATE
08/10/2020

201 EL CAMINO REAL - 612 CAMBRIDGE AVE
M E N L O P A R K,

CALIFORNIA

94025

SHEET TITLE

SHEET NUMBER

BEST MANAGEMENT PRACTICES STORMWATER

BMP-1

ENVIRONMENTAL INNOVATIONS IN DESIGN
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NOT FOR CONSTRUCTION

P:\2017\17-214_201_Camino\04_Design\01_CAD\01_SD\C-030 EX.dwg,ARCH_C0.1 TOPO AND BOUND,Ashruf Khan,7/21/2020 3:23:09 PM,ARCH expand D (36.00 x 24.00 Inches),1:1
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NOT FOR CONSTRUCTION

P:\2017\17-214_201_Camino\04_Design\01_CAD\01_SD\C-010 PARC.dwg,ARCH_C1.0 PARCEL PLAN,Ashruf Khan,7/21/2020 3:23:19 PM,ARCH expand D (36.00 x 24.00 Inches),1:1
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NOT FOR CONSTRUCTION

P:\2017\17-214_201_Camino\04_Design\01_CAD\01_SD\C-200 CIRC.dwg,ARCH_C2.0 CIRC PLAN,Ashruf Khan,7/21/2020 3:23:34 PM,ARCH expand D (36.00 x 24.00 Inches),1:1
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NOT FOR CONSTRUCTION
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NOT FOR CONSTRUCTION

P:\2017\17-214_201_Camino\04_Design\01_CAD\01_SD\C-220 FIRE.dwg,ARCH_C2.2 FIRE ACCESS PLAN,Ashruf Khan,6/2/2020 5:18:24 PM,ARCH expand D (36.00 x 24.00 Inches),1:1
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NOT FOR CONSTRUCTION

P:\2017\17-214_201_Camino\04_Design\01_CAD\01_SD\C-300 GR.dwg,ARCH_C3.0 SITE AND GRADING PLAN,Ashruf Khan,7/21/2020 3:24:22 PM,ARCH expand D (36.00 x 24.00 Inches),1:1
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NOT FOR CONSTRUCTION

P:\2017\17-214_201_Camino\04_Design\01_CAD\01_SD\C-310 UT.dwg,ARCH_C3.1 UTILITY AND RELOCATION PLAN,Ashruf Khan,7/21/2020 3:24:38 PM,ARCH expand D (36.00 x 24.00 Inches),1:1
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NOT FOR CONSTRUCTION

P:\2017\17-214_201_Camino\04_Design\01_CAD\01_SD\C-400 GR-OS.dwg,ARCH_C4.0 SITE AND GRAD,Ashruf Khan,7/21/2020 3:25:00 PM,ARCH expand D (36.00 x 24.00 Inches),1:1
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NOT FOR CONSTRUCTION

P:\2017\17-214_201_Camino\04_Design\01_CAD\01_SD\C-410 UT-OS.dwg,ARCH_C4.1 UTIL AND RELOCATION PLAN,Ashruf Khan,7/21/2020 3:25:13 PM,ARCH expand D (36.00 x 24.00 Inches),1:1
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NOT FOR CONSTRUCTION

P:\2017\17-214_201_Camino\04_Design\01_CAD\01_SD\C-500 SWM.dwg,ARCH_C5.0 STORMWATER MANAGMENT PLAN,Ashruf Khan,7/21/2020 3:25:32 PM,ARCH expand D (36.00 x 24.00 Inches),1:1
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NOT FOR CONSTRUCTION

P:\2017\17-214_201_Camino\04_Design\01_CAD\01_SD\C-600 EC.dwg,ARCH_C6.0 EROSION CONTROL,Ashruf Khan,7/21/2020 3:25:43 PM,ARCH expand D (36.00 x 24.00 Inches),1:1
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CONSTRUCTION PHASIN

NOTES

DEMO LOTS 69 AND 71 72 AS INITIAL CREW PARKIN

AND E UIPMENT IS STA ED ON LOT 70.

AFTER DEMOLITION OF LOTS 69 AND 71 72
- MOVE CREW STA IN AND PARKIN TO LOT 69 (RELOCATED CONSTRUCTION TRAILER LOCATION).
- RE-ROUTE EXISTIN UTILITIES INSTALL PROPOSED UTILITIES PER CIVIL SHEET C3.0.
- EXCAVATE LOTS 70 AND 71 72.
- CONSTRUCT BASEMENT ARA E.
MOVE SELECT STORA E E UIPMENT ONTO PODIUM SLAB OF LOTS 70 AND 71 72 AND CONSTRUCT MIXED USE BUILDIN .
CONSTRUCT TOWNHOUSES.
UTILITIES

P 2017 17-214 201 Camino 04 Desi n 01 CAD 01 SD C-700 CP.dw ,ARCH C7.0 Const Phasin ,Crai Boman,8 7 2020 3 45 17 PM,ARCH e pand D (36.00

24.00 Inches),1 1

NOT FOR CONSTRUCTION

CONTRACTOR SHALL BE RESPONSIBLE FOR RELOCATIN CONSTRUCTION TRAILER AND CONNECTIN
NOTE THE SHOWN STA IN AREAS ARE APPROXIMATE AND FOR FEASIBILITY PURPOSES ONLY..
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NOT FOR CONSTRUCTION

P:\2017\17-214_201_Camino\04_Design\01_CAD\01_SD\C-010 PARC.dwg,C0.1 PARCEL PLAN,Tina Stimpson,3/25/2020 4:22:58 PM,ARCH expand D (36.00 x 24.00 Inches),1:1
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20'

NOT FOR CONSTRUCTION

P:\2017\17-214_201_Camino\04_Design\01_CAD\01_SD\C-020 LOT LINE ADJUST.dwg,C0.2 LOT LINE ADJUST,Tina Stimpson,3/25/2020 4:23:06 PM,ARCH expand D (36.00 x 24.00 Inches),1:1
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WOOD FENCIN

PLANTER POT

CAFE TERRACE
DATE

09-11-2020

201 EL CAMINO REAL
MENLO PARK, CALIFORNIA 94025

SHEET TITLE

SHEET NUMBER

ZAC Landscape Architects, Inc.
145 Keller Street
Petaluma, California 94952

LANDSCAPE CONCEPT IMA ES

L1.1

(707) 696-2967
www.zaclandscape.com
sr@zaclandscape.com
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WATER TREATMENT PLANT LIST

SITE PLANT LIST

DATE

07-28-2020

201 EL CAMINO REAL
MENLO PARK, CALIFORNIA 94025

SHEET TITLE

SHEET NUMBER

ZAC Landscape Architects, Inc.
145 Keller Street
Petaluma, California 94952

PLANT LIST AND IMA ES

L2.0

(707) 696-2967
www.zaclandscape.com
sr@zaclandscape.com
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HYDROZONE 5 - VERY LOW

HYDROZONE 6 - MODERATE
HYDROZONE 7
-HI H

HYDROZONE 11 - VERY LOW

HYDROZONE 4 - LOW

HYDROZONE 10
- VERY LOW

HYDROZON
E3
- MODERA
TE
HYDROZ ON
E2
- LO W

HYDROZONE 9 - LOW

HYDROZONE 9 - LOW

HYDROZONE 8 - LOW

HYDROZONE 2
- LOW

HYDROZONE 2 - LOW
HYDROZONE 3
- MODERATE

HYDROZONE 3
- MODERATE

HYDROZONE 7
-HI H
HYDROZONE 1 - MODERATE

HYDROZONES DIA RAM

PRO ECT DATA

LE END

CONTACT INFORMATION

HYDROZONE 7 - HI H

NO

H
RT

SCALE 3 32" 1 -0"
SANDRA REED LANDSCAPE ARCHITECT
ZAC LANDSCAPE ARCHITECTS
(707) 696-2967 sr@zaclandscape.com

TOTAL LANDSCAPE AREA

6,239 SF

PRO ECT TYPE

REHABILITATED PRIVATE RESIDENCE

WATER SUPPLY TYPE

POTABLE WATER
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8

16

STATEMENT
I HAVE TO COMPLIED WITH THE CRITERIA OF THE ORDINANCE AND APPLIED THEM FOR THE EFFICIENT USE OF
WATER IN THE LANDSCAPE AND IRRI ATION DESI N PLAN.
SI NED

ALL LANDSCAPE AREAS SHALL INCORPORATE COMPOST AT A RATE OF AT LEAST FOUR CUBIC YARDS PER 1,000
S UARE FEET TO A DEPTH OF SIX INCHES.

MULCH

A MINIMUM THREE INCH LAYER OF MULCH SHALL BE APPLIED ON ALL EXPOSED SOIL SURFACES OF PLANTIN
AREAS .

DATE

SHEET TITLE

201 EL CAMINO REAL
07-28-2020

DATE 07-28-2020

SOIL

MENLO PARK, CALIFORNIA 94025

WATER USE CALCULATIONS

SHEET NUMBER

L3.0

Advanced Tree Care

ZAC Landscape Architects, Inc.

Certified Arborist WE 1936a
P.O. BOX 5326
Redwood City, California 94063

145 Keller Street
Petaluma, California 94952
(707) 696-2967
www.zaclandscape.com
sr@zaclandscape.com
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NOTES

DATE

07-28-2020

SHEET TITLE

201 EL CAMINO REAL
MENLO PARK, CALIFORNIA 94025

TREE DISPOSITION PLAN

SHEET NUMBER

T1

Advanced Tree Care

ZAC Landscape Architects, Inc.

Certified Arborist WE 1936a
P.O. BOX 5326
Redwood City, California 94063

145 Keller Street
Petaluma, California 94952
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(707) 696-2967
www.zaclandscape.com
sr@zaclandscape.com

Page F-1.179

16

DATE

07-27-2020

201 EL CAMINO REAL
MENLO PARK, CALIFORNIA 94025

SHEET TITLE

ARBORIST REPORT
TREE PROTECTION SPECIFICATIONS

SHEET NUMBER

T2

Advanced Tree Care

ZAC Landscape Architects, Inc.

Certified Arborist WE 1936a
P.O. BOX 5326
Redwood City, California 94063

145 Keller Street
Petaluma, California 94952
(707) 696-2967
www.zaclandscape.com
sr@zaclandscape.com
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07-28-2020

201 EL CAMINO REAL
MENLO PARK, CALIFORNIA 94025

SHEET TITLE

TREE PROTECTION SPECIFICATIONS

SHEET NUMBER

T3

Advanced Tree Care

ZAC Landscape Architects, Inc.

Certified Arborist WE 1936a
P.O. BOX 5326
Redwood City, California 94063

145 Keller Street
Petaluma, California 94952
(707) 696-2967
www.zaclandscape.com
sr@zaclandscape.com
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ATTACHMENT L

201 El Camino Real & 612 Cambridge Avenue Project
Revised Project Description – Updated 9/30/2020
I.

Introduction

The property owner and Project Sponsor is Hu-HanTwo, LLC, which is owned by Dr. Bo (Paul)
Hu, and his wife, Dr. Han Xiaohong. Their daughter, Yihan Hu, who was recently a graduate
student at Stanford University, serves as the Project’s representative.
The primary goal of this Project is to complement the revitalization of the southern end of El
Camino Real in Menlo Park by replacing the existing nondescript commercial building and
adjacent surface parking lot with two residential levels over ground-level commercial space,
providing neighborhood serving retail/personal services and restaurant uses. The provision of
residential units, including BMR units, as the primary use would facilitate the City’s efforts to
address its housing needs, while respecting the character of the Allied Arts area in the vicinity of
the Project. The Project will be consistent with the El Camino Real / Downtown Specific Plan’s
guiding principles by (i) enhancing public space, (ii) generating vibrancy, (iii) sustaining Menlo
Park’s village character, (iv) enhancing connectivity, and (v) promoting healthy living and
sustainability.
II.

Project Overview

The 201 El Camino Real/612 Cambridge Project will provide a broad range of benefits to the
community, including:


14 residential units (a net increase of 10 residential units) including a range of housing
types (1 and 2-bedroom apartments, and two four-bedroom townhouses).



Two below market rate (“BMR”) housing units.



Elimination of existing surface parking lot (which will be replaced by a two-level
underground garage, accessible from Cambridge Avenue).



Replacement of an unattractive, functionally obsolete, 6,000 square foot commercial
building with an attractive, primarily residential building featuring a Spanish Revival
design.



Consolidation of three curb cuts on Cambridge Avenue into a single curb cut (accessing the
garage).



Widened sidewalks on both the El Camino Real and Cambridge Avenue frontages.



Elimination of a dead-end segment of Alto Lane and instead providing a landscaped paseo
which provides a visual separation between the three-story mixed-use building and the two
townhouses, as well as safer public access from Cambridge Ave. to the rear of the 239 –
251 El Camino Real building.

1
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Enhanced ground-level commercial area, providing space for neighborhood serving
retail/personal service/restaurant space.

All of these elements of the Project are described more specifically below.
The proposed Project would demolish an existing one-level commercial building located at 201
El Camino Real (“ECR”), a small surface parking lot, which serves the 201 ECR building, as
well as a small residential structure on the 612 Cambridge Ave. lot.
On the site of 201 ECR, plus the parking lot, the Project would construct a new, approximately
25,283 square foot, three-story, 38 foot tall structure, containing 12 residential units, two of
which would be offered at below market rate to low-income households, as well as replacement
of the existing ground floor commercial space. The two upper floors would include a mix of one
bedroom and two bedroom units, totaling about 17,365 square feet. The ground floor would
include approximately 7,076 square feet of neighborhood serving space, including space for
retail/personal service and restaurant uses. A small residential lobby would also occupy part of
the ground level. Two levels of underground parking would be accessible from Cambridge Ave.,
with a total of 59 parking spaces (meeting the City’s requirements) consisting of a mixture of
spaces and parking stackers.
As shown on the plans, the parking garage entry will include a full gate that will be closed before
and after business hours. When the gate is closed, residents and employees with authorized
access to the garage will use a security card/fob to enter the garage. During business hours, when
the gate is open, a simple parking arm will control vehicular entry. Residential units will be
assigned to a specific stacker. Access to the stackers will be controlled by a security key/card that
will only allow the stacker to be operated by a resident or building personnel. Each townhouse
will be assigned its own stacker, and would similarly access that stacker using a security key or
card. The single stacker assigned to non-residential uses will be assigned to a specific tenant
business, which will control access. We presume that the stacker could then be used for
employee parking, although it is possible that the business owner could provide a means for
customers to use one or both spaces.
The proposed mixed-use building is entirely located on the 201 ECR parcel, associated parking
lot, and what is now Alto Lane. On the 612 Cambridge Ave. parcel, which is zoned R-3, the
existing residential structure would be demolished, allowing for the construction of two new four
bedroom townhouses, which help provide a transition between the 201 ECR building and the
adjacent Allied Arts neighborhood. The parking for the 612 Cambridge Ave. townhouses would
be provided in the underground parking garage on 201 ECR.
III.

Existing Conditions

The Project site consists of two parcels located at 201 ECR / 610 Cambridge Ave., a portion of
Alto Lane, and one parcel located at 612 Cambridge Ave. The 201 ECR parcels are zoned SPECR/SW, and are improved with an existing one-story, approximately 6,000 square foot
commercial building, currently occupied by 3 commercial tenants, (3 commercial spaces are
currently vacant) and a surface parking lot. The existing building is separated from its 28 space
non-conforming surface parking lot by a public right-of-way designated as Alto Lane, which

2
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dead ends into the property to the north. The 612 Cambridge Ave. parcel is zoned R-3, and is
improved with an existing one-story residential building apparently constructed in 1917 and
subsequently enlarged, which includes four small rental units. This residential building has no
on-site parking, and utilizes four of the 28 spaces in the parking lot associated with 201 ECR for
parking pursuant to a parking agreement. None of the buildings on the site have any historical or
architectural character.
The Project site is bounded by ECR to the east, Cambridge Ave. to the south, the Allied Arts
neighborhood to the west, and commercial uses on the 239 – 251 ECR parcel and two other
residential parcels facing Partridge Ave. to the north. The surrounding area consists of one and
two-story structures, with commercial uses along ECR and residential uses to the west.
Stanford’s Middle Plaza project will be on the opposite (eastern) side of ECR from the Project
site.
IV.

Vacation of Alto Lane

To accommodate the Project, the Project Sponsor is requesting that the City abandon Alto Lane,
the public right-of-way which currently separates the 201 ECR parcel from its associated surface
parking lot. City staff has confirmed that Alto Lane is a City right-of-way, so the City can
relinquish its interest in the area upon request. Further, City staff has confirmed that once the
abandonment is approved, half of the right-of-way would be transferred to the properties on
either side of the right-of-way. The new owner of the 239 – 251 ECR property does not object to
the proposed abandonment, and a small part of Alto Lane adjacent to 239 – 251 ECR would be
transferred to that lot. (239 – 251 ECR would continue to be served by two existing driveways
from ECR.) The 201 ECR parcel, portion of Alto Lane, and associated parking lot would be
merged so that the proposed improvements would not cross any property lines.
The Project site currently has three curb cuts on Cambridge Ave., including Alto Lane, the
parking lot entry, and the 612 Cambridge Ave. driveway. These will be replaced with a single
curb cut providing access to the subsurface parking garage.
The vacation of Alto Lane could affect up to two substandard parking spaces located on the 239
– 251 ECR property. The parking spaces back into Alto Lane, and due to the realignment of the
property line after Alto Lane is abandoned, will need to be adjusted 90 degrees in order to be
accessible to cars utilizing the existing drive aisle off of ECR. As a result, it is likely that one of
the spaces will be removed. The owner of 239 – 251 ECR is aware of the situation and does not
object to the reconfiguration of the parking, or potential loss of a parking space.
V.

Design Concept

The Project’s three-story mixed-use component complies with all of the ECR and Downtown
Specific Plan’s Design Guidelines. The structure is oriented toward the ECR / Cambridge Ave.
corner, consistent with the goal of enhancing commercial vitality along ECR. This design
includes a number of features to both promote a sense of community and respect the residential
character of the surrounding neighborhood, such as providing new retail space, below grade
parking, and ecologically-balanced landscaping, and two detached residences on the 612
Cambridge Ave. parcel.
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The proposed architectural style utilizes Spanish Revival forms. Details are rendered in clean,
bright, modern, and eco-functional manners, which are compatible with, and sensitive to, the
surrounding environment, solar orientation, neighboring residences, and adjacent ECR
businesses. A publicly accessible landscaped “paseo” will separate the townhouses from the
mixed-use building to provide open space and help reinforce the transition from the commercial /
multi-family building at 201 ECR to the surrounding Allied Arts neighborhood.
VI.

Proposed Uses
A.

Residential

The proposed Project will be primarily residential, with 12 units (a mix of 6 one-bedroom and 6
two-bedroom units) on the 2nd and 3rd levels of the mixed-use building, and two, two-story, fourbedroom townhouses on the 612 Cambridge Ave. parcel. Overall, approximately 70% of the
Project’s area would consist of residential use. Of the 12 units in the main building, unit 3
(approximately 1,299 square feet and two-bedroom) and unit 5 (approximately 1,013 square feet
and one-bedroom) on the second floor will be BMR units. In accordance with the City’s BMR
Housing Guidelines, the BMR units are proportionate in size to the market-rate units, which
range from approximately 900 square feet to 1,579 square feet. In addition, the BMR units are
comparable to the total average unit size which is approximately 1,209 square feet, unit 5 is
comparable to the average size of the one-bedroom units which is approximately 1,012 square
feet, and unit 3 is comparable to the average size of the two-bedroom units which is
approximately 1,405 square feet. Further, the BMR units and are indistinguishable from the
market-rate units when viewed from the exterior. All of the Project’s units will be mapped as
condominiums, but are anticipated to be initially rented.
B.

Ground Floor: Retail/ Personal Services / Restaurant

Overall, the Project’s ground floor spaces would represent only a modest increase in commercial
space as compared to the existing building, with approximately 7,076 square feet as compared to
6,000 square feet in the existing building. As noted on the plans, the Project’s ground floor area
would include spaces that could accommodate a variety of retail or personal services, and
restaurant uses. (Areas indicated on plans and tables as retail means some mixture of retail and
personal services with no fixed allocation between those categories.) The current vision is to
provide approximately 7,076 square feet of retail/personal services area, which would include up
to 1,200 square feet of restaurant area, as follows:
1.

Retail/ Personal Services Uses
At this stage in the project development process, we are unable to clearly
define what retail/personal services uses might occur. The intent is that
retail uses would neighborhood-serving. One possible retail/personal
service use could include a salon such as the one that operated at the site
through mid-2020.
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2.

Restaurant
In response to the community’s feedback, the Project will provide
approximately 1,200 square feet of restaurant space. No restaurant tenant
has been secured at this time, although a variety of restaurant types would
be considered.

VII.

Public Benefit Proposal

The Project Sponsor requests a public benefit bonus for the mixed-use component in order to
allow for a building with an FAR of 1.46 (as compared to the maximum base FAR of 1.1), and an
increase in permitted residential density to allow approximately 30 units per acre (i.e., 12 units)
versus the base density of 25 units per acre (i.e., 9 units plus a BMR unit). The primary purpose
of the Public Benefit Bonus would be to expand the number of residential units and residential
area, since the commercial areas of the Project could be built under the existing base zoning
rules. Based on the site area of 17,302 square feet (which does not include the R-3 zoned parcel
at 612 Cambridge Ave.), the proposed bonus level FAR would allow for approximately 6,250
additional square feet (the difference between 25,282.5 square feet at the proposed 1.46 FAR
bonus level and 19,032.2 square feet at the base level (1.1 FAR) plus additional area based on the
inclusion of a BMR unit) and 12 residential units (as compared to a maximum of 9 market rate
units at the base residential density plus one BMR unit). As mentioned above, of the 12 units in
the mixed-use building, units 3 and 5 located on the second floor are proposed as BMRs, totaling
approximately 2,312 square feet (1,299 and 1,013 square feet respectively). The two townhouses
on 612 Cambridge Ave. are consistent with the R-3 district’s zoning requirements and are not
dependent on the public benefit bonus.
The Project Sponsor has developed a conceptual “base project” for purposes of evaluating the
public benefit bonus.1 Below is a rough overview of the base project that was utilized in the
City’s analysis of the proposed public benefit:


201 El Camino Real

Lot Area
Base FAR
Maximum Gross Floor Area (1.1 FAR)
Gross Floor Area (including BMR units)

17,250 sq. ft.
1.1
18,975 sq. ft.
19,889 sq. ft.
(includes the BMR unit)
6,960 sq. ft.
(3,000 sq. ft. medical; 3,960 sq. ft.
retail/personal
services)
11,965 sq. ft. total
(10,923 sq. ft. market-rate; 1,042 sq. ft.

Non-residential Uses

Residential

1

The base project was developed to facilitate the City’s analysis of the proposed public benefit, which was
presented to the Planning Commission at the study session on July 22, 2019. The Project has been further refined
since the study session, including the elimination of the medical office use, resulting in minor changes that should
not affect the conclusions of the public benefit analysis.
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BMR)
59 parking spaces in an underground
parking structure

Parking


612 Cambridge Ave.2

Lot Area
FAR (same for Base and Proposed Project)
Maximum Gross Floor Area
Proposed Gross Floor Area
Parking

7,925.1 sq. ft.
0.45
3,566 sq. ft.
3,564.5 sq. ft.
4 spaces in the underground parking
structure on 201 ECR

The Project at the bonus level would have several advantages as compared to a base level
project. For example, it would provide two more residential units than any base level project, and
an even larger proportionate increase in residential square footage. In addition, a base level
project with no more than 5-9 residential units would require only one BMR unit, while the
Project at the bonus level would provide two BMR units. (If a combination of the 201 ECR sites
becomes infeasible at the base level FAR, the base level project could be even smaller,
potentially resulting in a project providing no BMR units.) Also, the Project’s reliance on
underground parking, which may only be feasible if the site is developed at the bonus level, has a
positive impact on the overall character of the Project and adjacent neighborhood since it avoids
the need for surface parking.
With respect to the financial benefits of the Project (at the bonus level) as compared to a base
level project, as is stated in the Analysis of Proposed Public Benefit from a Proposed Project at
201 ECR and 612 Cambridge Avenue, Menlo Park, prepared by BAE, dated May 29, 2019,
neither the base nor bonus projects would provide a feasible development opportunity for a
typical developer. The public benefit project would be financially feasible only if, in a build-tosuit case, the applicant can achieve much higher rents for the non-residential portion of the bonus
project. As a result, BAE concludes that “none of the development scenarios evaluated as part of
this analysis provide excess developer profit to support additional community benefit
contribution beyond the fractional unit that the project applicant has proposed.”
VIII. Subdivision
As outlined in Section 3, the Project site consists of two parcels located at 201 ECR / 610
Cambridge Ave., which are separated by a portion of Alto Lane, and one parcel located at 612
Cambridge Ave. The Project will merge the 201 ECR / 610 Cambridge Ave. parcels and the
vacated portion of Alto Lane into one parcel for the development of the 3-story mixed-use
structure, and the remaining parcel (612 Cambridge Ave.) will be reserved for the two
townhouses. This will be accomplished in four steps. First, a Vesting Tentative Map will exhibit
the abandonment of Alto Lane, the merger of Alto Lane with the two parcels on either side, the
parcel for the townhouses, and the dedication of a public services easement. Second, the City
Council will approve the abandonment of Alto Lane and relocation of the utilities. Third, the
2

The 612 Cambridge Ave. portion of the base project is the same as for the proposed project.
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City will approve a Final Map to document the abandonment of Alto Lane along with the newly
created utility easements to accommodate the relocation of the utilities. The Final Map will also
show a parking easement in the basement of the 3-story structure in favor of the townhouses.
Finally, after the Final Map is approved and recorded and building plans are substantially
complete, an airspace condominium map will be prepared to subdivide the residential units.
IX.

Sustainability

The Project will include numerous green and sustainable building features that are designed to
reduce energy consumption and waste. A sample list of those features is provided below. In
addition to those features, the Project will also address the localized flooding issue at the corner
of ECR and Cambridge Ave. This requires upgrading the stormwater management system and
significantly reducing runoff from the property by decreasing the existing impervious area
(approximately 78% of the area) through the use of infiltration, bioretention areas, landscaping,
and pervious pavements.


LEED Silver



LED lighting



Advanced framing



Reduced thermal bridging assemblies



Low fly-ash concrete



Recycled rebar



Hydrophobic U-stucco, with superior thermal, fire, water, acoustic properties



Translucent roofing



High quality, LOW-E, low glare, fenestration



Rainwater filtration roofing assembly



PV solar arrays



Sun Shading devices on South and West fenestration



High percentage of Heritage Tree sustainability



Enhanced pedestrian and cyclist paths



Increased connectivity of neighborhood paths, plazas, and bicycle parking away from
El Camino Real



Potential raised crosswalk for traffic calming on Cambridge Ave.
7
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X.



Comfortable streetscape promenade experience to reduce vehicular travel



Permeable paving



Drought tolerant landscaping



Eco-balanced vegetation and soil mixtures to foster pollinating birds, animals,
and insects
Neighborhood Outreach

Although Drs. Hu and Han are not residents of the Bay Area, they are frequent visitors and
appreciate the special nature of both Menlo Park and the Allied Arts neighborhood. Their
daughter, Yihan, recently attended Stanford University as a graduate student and currently
resides nearby. All efforts have been expended to develop the Project in such a way as to respect
the neighborhood’s characteristic charm, peace, and tranquility.
As an initial introduction, the Project team held two open house meetings on March 15th and 16th
2019 at the Stanford Park Hotel. A total of 120 households were invited to attend either the
March 15th evening open house (from 6 p.m. to 8 p.m.) or the March 16th morning open house
from (10 a.m. to 12 p.m.) at their convenience, with most of the invitations delivered to residents
by hand and a few by mail. Notice was provided to households outside of the City’s standard 300
foot radius, including homes on Cambridge Ave. from ECR to Cornell Rd., and homes on
Partridge Ave. and Harvard Ave. that are located about 3/4 of the way to Cornell Rd. from ECR.
Further, efforts were made to invite those community members who had submitted comments on
the initial proposal in summer 2018. With respect to the event, refreshments were provided and
members of the Project team, including the architects and land use counsel, were available to
answer the community’s questions. Approximately 25 – 30 community members attended.
On July 22, 2019, the Planning Commission held a study session to review and provide feedback
on the Project. The public was also provided an opportunity comment. In general, the Planning
Commission was in favor of the proposal and site layout, although some Commissioners
suggested revisiting the architectural style and enhancing the articulation between the second and
third floors to provide a more significant transition between the two floors, among other things.
In response to the Commission’s comments, the architectural design has been revised to create a
more austere interpretation of Spanish Revival rather than the previously proposed Monterey
Spanish style. Other key changes include de-emphasizing the third floor by removing the gables
and simplifying the roofline, as well as utilizing a dark stucco body color. Also, on the ECR
frontage, two of the three projecting elements were eliminated, with the remaining gable framing
the primary retail entry.
In response to initial input from neighbors and interested parties, the open space area and surface
parking on the 612 Cambridge Ave. lot was replaced with two townhouses which should provide
an attractive buffer to the adjacent homes along Cambridge Ave. In addition, since the study
session, the medical space has been removed entirely, and there will be more commercial space
to serve the neighborhood’s needs. The Project will also include space for a possible restaurant to
serve the community, although no specific tenant has been identified at this stage in the process.

8
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In addition, a letter dated August 31, 2020 was mailed to neighbors within 300 feet of the Project
site and sent via email to many of those who attended the open houses in March 2019, which
provides a status update and notifies the neighbors of the publication of the City’s environmental
analysis in compliance with CEQA, as well as the proposed schedule for the public hearings.
And while no further in-person events or one-on-one meetings with neighbors are planned due to
the ongoing COVID-19 pandemic, and as of September 23rd we have not received any further
comments or questions, the Project team will respond to any additional comments in a timely
manner.

9
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Arent Fox LLP / Attorneys at Law
Boston / Los Angeles / New York / San Francisco / Washington, DC
www.arentfox.com

Steve Atkinson

September 30, 2020

Counsel
415.805.7971 DIRECT
415.757.5501 FAX
steve.atkinson@arentfox.com

Henry Riggs,Chair
and Planning Commissioners
City of Menlo Park
Planning Commission
701 Laurel Street
Menlo Park, CA 94025
Re:

201 El Camino Real / 612 Cambridge Ave. Mixed-Use Project

Dear Chair Riggs and Members of the Planning Commission:
We represent Hu-Hantwo LLC, the property owner and applicant for the 201 El Camino Real /
612 Cambridge Ave. project (the “Project”), which has been under review by the City since mid2018. The Project, if approved, would replace an old, unattractive, and functionally obsolete
commercial building and surface parking located at 201 El Camino Real, as well as four residential
units (which do not have any historical or architectural significance), with new buildings that
would provide 14 residential units (including two affordable units), and approximately 7,100
square feet of commercial space, all served by an underground parking garage located entirely
within the 201 El Camino Real parcel.
As is explained in detail in the staff report, the Project complies with the detailed requirements of
the El Camino Real and Downtown Specific Plan (“Specific Plan”) and, where applicable, the
requirements of the R-3 zoning district. The purpose of this letter however is to address two topics
that were raised at prior public hearings: (i) how the Project meets the requirements for a bonus
FAR based on the “public benefits” it provides, and (ii) why the proposed abandonment of Alto
Lane is appropriate and should receive the Commission’s support.
1.

The Project Provides a Full Second BMR Unit to Justify the Public Benefit Bonus
and It Would Be Infeasible to Provide Three BMR Units.

As you know, the Specific Plan provides a Base level density standard of 1.1 FAR in the ECR SW
sub-district and an FAR of up to 1.5 if a project provides a public benefit.1 The Specific Plan also
permits an increase in residential density (units per acre) on the same basis. The Project’s FAR is
1

Note that the bonus FAR only impacts the portion of the Project in the Specific Plan area; it does not affect 612
Cambridge Ave. and its two townhouses, which are in the R-3 district.
55 Second Street, 21st Floor / San Francisco, A 94105-3470 / arentfox.com
Smart In
Your World
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1.48, which therefore triggers the public benefit requirement. The Project is also subject to the
City’s Below Market Rate (“BMR”) Housing Program, which, due to the number of residential
units that are proposed, requires the provision of 1.4 BMR units. The BMR requirement could be
satisfied by providing one BMR unit and paying an in-lieu fee for the remaining 0.4 fraction of a
unit; however, in implementing the Specific Plan, the City has recognized that the provision of
additional affordable housing can be an appropriate public benefit. Accordingly, the proposed
public benefit is to provide a second BMR unit on site, for a total of two BMR units (a one bedroom
unit and a two bedroom unit), which would be reserved for low-income residents.
In our discussions with staff and as expressed by the Commission during the study session, the
concept of providing an additional BMR unit onsite as the public benefit was widely supported.
However, at the study session, a Commissioner suggested that the applicant consider increasing
the number of BMR units from two to three. Our client thoroughly considered the idea and
respectfully requests that the City accept the proposed benefit of one additional full BMR unit –
not two – because the inclusion of three BMR units would impose such a sizable financial burden
that it would be economically infeasible to move forward with the Project.
This is a modest project. The approximately 7,100 square feet of retail/restaurant space only results
in a minor increase over the existing commercial space. In order to accommodate the proposed
commercial space and residential units on this relatively small site, it is necessary to construct a
very costly underground garage.
As proposed, the Project is already going to be challenging to finance. That is part of the reason
why the City’s public benefit financial analysis from 2019 shows that the Project with two BMR
units would result in a negative financial return and a negative residual land value. The report
concludes:
“The proforma analysis indicates that none of the development scenarios evaluated as part
of this analysis provide significant excess developer profit to support additional community
benefits contributions beyond the fractional BMR unit that the project applicant has
proposed.”
Notably, that analysis was also conducted when medical office space was proposed; thereafter, the
applicant elected to remove that component from the Project and instead provide a restaurant space
in response to community input, despite the further negative impact on the Project’s economics.
The analysis was also conducted before the COVID-19 emergency, which likely will have
negative impacts on retail and residential returns for years in the future as well as on the ability to
obtain construction financing, all of which further diminish the Project’s near-term estimated
returns.

Page F-1.192

September 30, 2020
Page 3

Finally, in a broader sense, many elements of the Project, including a net increase of 10 residential
units, two BMR units where none exist now, a much more attractive building, greatly improved
retail space, and public access improvements are all important public benefits and should be
considered as such.
2.

The Abandonment of Alto Lane is Essential to the Project and Would Improve
Public Access

With respect to the abandonment of Alto Lane, which is a critical component of the Project, there
are two issues that we would like to address. The first issue relates to a public comment made at a
recent City Council hearing, and the second relates to some questions raised by two City Council
members about the abandonment process itself.
First, at a recent City Council hearing, a resident on Partridge Ave. asserted that Alto Lane provides
an important north-south pedestrian and bicycle route which, if abandoned, should be replaced in
some fashion. We think that Alto Lane provides little or no benefit to the community because it is
merely 100 feet of pavement that dead ends into the rear of the parking for the building to the north
(239 – 251 El Camino Real) and essentially serves as an alternative means of ingress from
Cambridge Ave. to the private parking lot.2 Any person using Alto Lane for pedestrian or bicycle
access would therefore need to share the road with vehicles and also cross through the parking lot
of that adjacent property, for which there is no public easement – both of which are not ideal from
a liability or planning perspective. The more direct route is to go north or south on El Camino Real
using the sidewalk in front of 201 El Camino Real, which will be improved and substantially
widened as part of the Project. Further, the Project would provide a replacement route that runs
along the rear and side perimeter of the new mixed-use building, which would be more attractive
and safer than the current Alto Lane configuration. The end result is therefore a substantial
improvement over the existing access condition.
Second, at the same City Council hearing, some City Council members suggested that the City
require compensation for the abandonment of Alto. We believe staff did a great job addressing the
Council’s questions regarding this topic, but would like to offer the following additional
observations:


First, the City does not own Alto Lane in fee, but only has an easement over the paved area
(i.e., a public right-of-way). The City did not pay to acquire the easement as it was
dedicated to the City when the area was subdivided early last century.

The owner of 239 – 251 El Camino Real, which has ingress and egress from El Camino Real, supports the
abandonment.
2
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Second, the City apparently has never before sought compensation when abandoning a
road easement.3



Third, it questionable whether the easement has any value. As previously noted, Alto Lane
is a short road that crosses our client’s property and dead ends into a private parking lot, so
it has limited usefulness to the City or the public. As it stands now, it would more properly
be considered a liability since the City is presumably obligated to maintain the road.



Fourth, in connection with the abandonment of Alto Lane, the City is requiring the Project
to dedicate a new utility easement of similar area and relocate the utilities. For the City to
both require a new easement, and require compensation for the original easement, seems
unreasonable. (It is unclear whether the City Council members were aware of this factor.)



Finally, any compensation required in connection with the abandonment of Alto Lane will
further endanger the Project’s feasibility.

There is no project without the abandonment of Alto Lane. Alto Lane currently separates the one
story 201 El Camino Real building from its surface parking lot. If Alto Lane remains, it would be
essentially impossible to build an underground parking garage, which would drastically limit the
development potential of the site and likely render redevelopment unjustifiable from an economic
perspective. Under that scenario, there would almost certainly be many fewer residential units and
no BMR units.
For all these reasons, we will urge the City Council not to impose a further financial obligation in
connection with the abandonment of Alto Lane. Your strong support for the approval of the Project
may help the City Council realize that requiring compensation for the abandonment of Alto Lane
is not good policy.
3.

Conclusion

As explained in detail in the staff report, the Project is fully consistent with the requirements set
forth in the Specific Plan and the R-3 district. The Project will add attractive new commercial
space and a net increase of 10 much-needed residential units, including two dedicated BMR units,
which are substantial benefits to the City and community compared to the existing conditions. The
Project’s proposed public benefit, rounding up the 0.4 fraction of a unit to provide a second onsite
BMR unit, is reasonable and appropriate given the small size of the Project and its high
development costs and marginal economic feasibility.
3

In my nearly 40 years of practicing land use, I have never encountered a situation where a jurisdiction has
demanded compensation in connection with abandoning a right-of-way easement.
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The proposed abandonment of Alto Lane is also an essential component of the Project. To the
extent that Alto Lane now provides a secondary means of bike and pedestrian access through a
small portion of this block, the Project would improve that access by providing a new publicly
accessible pathway, as well as by substantially widening the sidewalk along El Camino Real. The
easement that the City now holds over Alto Lane will be replaced by a similar-sized new easement
providing for utilities and public access.
For these reasons, and the other benefits and improvements outlined in the staff report, we
respectfully request that the Planning Commission recommend approval of the Project as
proposed.

Sincerely,

Steve Atkinson
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ATTACHMENT M

bae urban economics
Memorandum
To:

Matthew Pruter, City of Menlo Park

From: Stephanie Hagar and Chelsea Guerrero
Date:

May 29, 2019

Re:

Analysis of Proposed Public Benefit from a Proposed Project at 201 El Camino Real
and 612 Cambridge Avenue, Menlo Park

Introduction and Purpose
This memorandum presents the findings of a static proforma analysis that BAE conducted to
estimate the project profit from the proposed redevelopment of 201 El Camino Real and 612
Cambridge Avenue in Menlo Park. The proforma analysis compares the project profit of the
proposed project, which is seeking a density bonus under the City’s public benefit program for
the El Camino Real/Downtown Specific Plan, to the potential project profit from an alternative
project developed at the base level density for the site.
The proposed project consists of a mixed-use building at 201 El Camino Real, with
approximately 3,000 square feet of medical office and 4,300 square feet of retail space on
the ground floor and 12 residential units on the upper floors, along with two townhomes on the
612 Cambridge Avenue portion of the site. The proposed project includes two levels of
underground parking that would serve the residential and non-residential uses.
The developer is proposing to satisfy the project’s obligations under the City’s Below Market
Rate (BMR) Housing Program through the provision of two BMR units within the mixed-use
building on the ECR SW parcel. Since the Bonus Project would have a BMR requirement of 1.4
BMR units, the proposed public benefit provided as part of this project would be 0.6 BMR units
(i.e., the difference between the number of units in the project and the number of units
required under the City’s BMR ordinance).

Key Findings
Key findings from BAE’s analysis of the proposed public benefit include:


Both the public benefit project and the base zoning project result in negative residual
project values in a speculative development scenario (i.e., a scenario in which the
project applicant has not identified an end-user for the space), meaning that the cost

San Francisco
2600 10th St., Suite 300
Berkeley, CA 94710
510.547.9380

Sacramento
803 2nd St., Suite A
Davis, CA 95616
530.750.2195

Los Angeles
448 South Hill St., Suite 701
Los Angeles, CA 90013
213.471.2666
www.bae1.com

Washington DC
700 Pennsylvania Ave. SE, 2nd Floor
Washington, DC 20003
202.588.8945

New York City
215 Park Ave. S, 6th Floor
New York, NY 10003
212.683.4486

Page F-1.196

to develop these projects would exceed the project value at stabilization. The shortfall
between the value of the completed project and the total development costs is
significant, totaling approximately $5.8 million for the Base Project and $4.7 million for
the Bonus Project, after accounting for site acquisition costs. These findings suggest
that, under current development conditions, both the bonus project and the base
project would not represent a feasible development opportunity for a typical developer
that is pursuing development on a speculative basis. A project applicant might pursue
entitlements for a project that is infeasible under current development conditions in
order to have the entitlements in place when conditions change or to sell the entitled
site to a developer that will construct the project once conditions change.


An alternative scenario in which the residential units are sold as condominiums rather
than rented would also result in an infeasible project with a negative residual project
value after accounting for site acquisition costs.



Several factors contribute to the infeasibility of the proposed project, most notably: 1)
the high cost of underground parking; and 2) large residential unit sizes and a low
residential efficiency/net rentable factor, which results in a relatively low level of rental
revenue per square foot of built residential space from the proposed project.



Since the analysis is primarily based on information provided by the developer for the
proposed public benefit bonus project, the analysis does not include a full evaluation
of all potential alternatives for the base project or the bonus project. It is possible that
an alternative development program could result in a more profitable project.
Additional design and financial analyses would be needed to determine if alternative
designs or development program configurations could provide more favorable
economics.



The public benefit project would be financially feasible if the rental income from the
non-residential portion of the project averages $120 per square foot per year, triple
net. Although this is a relatively high rental rate, the project applicant could potentially
expect to achieve these rents in a build-to-suit scenario in which the applicant
constructs the space for specific tenants according to the tenants’ specifications. This
scenario demonstrates a possible outcome from a build-to-suit scenario in which the
project applicant identifies the commercial tenants by the time the proposed project is
constructed, and the occupants of the medical office and retail space are willing to pay
a premium to locate within the project in order to obtain space in their desired location
that would be built to their specifications.



In the build-to-suit scenario, the increase in project value attributable to the public
benefit bonus totals approximately $1.4 million, the entire residual project value of the
proposed project. Using the same income assumptions as in the bonus project, the
base project is not financially feasible, with a slight negative residual project value.
This indicates that the property owner would not pursue development of the project at
the base level density in the current development environment and that the residual
2
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value of the base level project is effectively zero. Therefore, the entire residual project
value associated with the bonus level project is attributable to the public benefit
bonus.


In all scenarios evaluated for this analysis, the bonus level project results in an
increase in project value compared to the base level project. The increase in residual
project value attributable to the public benefit ranges from approximately $868,000
for the to $1.7 million, depending on the scenario.



The Project applicant has proposed including two BMR units in the project, thereby
exceeding the BMR requirements for the proposed project by 0.6 units, and the
additional 0.6 of a BMR unit constitutes the proposed public benefit from the Project.
City policy does not specify the methodology that the City should use to quantify the
value of the public benefit, and therefore this analysis quantifies the value of the
public benefit based on two different methodologies:
1) The City could choose to value the proposed public benefit based on the in-lieu
fee equivalent to providing 0.6 BMR units, based on the City’s BMR in-lieu fee
formula. Based on the formula that the City uses to calculate BMR in-lieu fees,
the additional 0.6 units would be equivalent to approximately $1.02 million in
in-lieu fees (0.6 x estimated fee rate of $1.70 million per BMR unit).
2) Alternatively, the City could choose to value the proposed public benefit based
on the difference in residual project value between the proposed project and a
hypothetical version of the project that pays an in-lieu fee for the fractional 0.4unit requirement. If the project applicant were to satisfy the City’s BMR
requirements by providing one BMR unit in the project and paying an in-lieu fee
for the remaining requirement for 0.4 BMR units, the residual project value
from the project would be approximately $228,000 higher than the residual
project value associated with the proposed project. In other words, the effect
of rounding up the BMR requirements to provide two BMR units, rather than
one BMR unit and a partial in-lieu fee, is to reduce the overall residual project
value by $228,000. This figure captures the cost to the property owner – in
the form of total project value at stabilization – to provide the proposed public
benefit, relative to meeting the minimum standards required by the City’s BMR
ordinance.



The proforma analysis indicates that none of the development scenarios evaluated as
part of this analysis provide significant excess developer profit to support additional
community benefits contributions beyond the fractional BMR unit that the project
applicant has proposed. The proposed project is infeasible in the speculative
development scenario and requires fairly high commercial rents to achieve feasibility
in the build-to-suit scenario. Providing the additional BMR unit has a relatively small
impact on overall residual project value compared to payment of a BMR in-lieu fee,

3
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and therefore the proposed public benefit represents a benefit that the project can
provide with a minimal impact on feasibility.


To fully evaluate the proposed public benefit, the City may consider the tradeoffs
between the creation of BMR units in the project and the demolition of the existing
residential rental units on the project site. Development of the proposed project will
require demolition of four existing residential rental units on the 612 Cambridge
Avenue portion of the site. These units are currently vacant but were rented at rates
that were affordable to moderate-income households when the project applicant
purchased the property in 2015. The proposed project would replace these four units
with 12 units that would not be affordable to households with moderate or lower
incomes and two units that would be affordable to low-income households. Unlike the
existing units on the project site, the BMR units in the proposed project would be deedrestricted to remain affordable for 55 years and would be means-tested to ensure that
the units are reserved for low-income households.

The results of the public benefit analysis are summarized in Table 1 and Table 2 below.

4
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Table 1: Summary of Proforma Analysis for Public Benefit Project and Base Project at 201 El Camino Real and 612
Cambridge Avenue, Speculative Development Scenario

Development Program
Residential Units
BMR Unit Requirement
BMR Units Provided
Medical Office sq. ft.
Other Commercial sq. ft.
Parking Spaces

Rental Residential Scenario
Public Benefit
Public Benefit
Bonus Project
Bonus Project w/
Base Project
as Proposed BMR In-Lieu Fee (a)
12
14
14
1.2
1.4
1.4
1
2
1
3,000
3,000
3,000
3,960
4,322
4,322
54
60
60

Condominium Scenario
Public Benefit
Base Project
Bonus Project
12
14
1.2
1.4
1
2
3,000
3,000
3,960
4,322
54
60

Development costs
Hard Costs
Soft Costs
Impact Fees
BMR In-Lieu Fee
Contingency
Developer Fee
Financing Costs
Total Development Costs (b)

$15,448,418
$3,089,684
$194,814
$328,742
$926,905
$741,524
$757,943.84
$21,488,032

$17,832,079
$3,566,416
$241,565
$0
$1,069,925
$855,940
$861,629
$24,427,553

$17,832,079
$3,566,416
$241,565
$679,812
$1,069,925
$855,940
$886,485
$25,132,221

$15,448,418
$3,089,684
$194,814
$328,742
$926,905
$741,524
$757,944
$21,488,032

$17,832,079
$3,566,416
$241,565
$0
$1,069,925
$855,940
$861,629
$24,427,553

Value Analysis
Capitalized Value
Less Development Costs (b)
Less Developer Profit
Residual Project Value (Shortfall), excl. Land Cost

$24,761,522
($21,488,032)
($2,148,803)
$1,124,688

$29,152,388
($24,427,553)
($2,442,755)
$2,282,079

$30,155,153
($25,132,221)
($2,513,222)
$2,509,711

$25,679,119
($21,488,032)
($2,148,803)
$2,042,284

$29,780,506
($24,427,553)
($2,442,755)
$2,910,197

Less Site Acquisition Costs
Residual Project Value (Shortfall), incl. Land Cost

($6,950,000)
($5,825,312)

($6,950,000)
($4,667,921)

($6,950,000)
($4,440,289)

($6,950,000)
($4,907,716)

($6,950,000)
($4,039,803)

Notes:
(a) The figures in the "Public Benefit Bonus Project w/ BMR In-Lieu Fee column show findings for a project that is the same as the proposed project, except that the developer
would meet the City's BMR requirements by providing one BMR unit and paying an in-lieu fee to satisfy the requirement for an additional 0.4 BMR units.
(b) Development costs exclude costs associated with land acquisition.
Sources: BAE, 2019.
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Table 2: Summary of Proforma Analysis for Public Benefit Project and Base Project at 201 El Camino Real and 612
Cambridge Avenue, Possible Build-to-Suit Scenario

Development Program
Residential Units
BMR Unit Requirement
BMR Units Provided
Medical Office sq. ft.
Other Commercial sq. ft.
Parking Spaces

Rental Residential Scenario
Public Benefit
Public Benefit
Bonus Project
Bonus Project w/
Base Project
as Proposed BMR In-Lieu Fee (a)
12
14
14
1.2
1.4
1.4
1
2
1
3,000
3,000
3,000
3,960
4,322
4,322
54
60
60

Condominium Scenario
Public Benefit
Base Project
Bonus Project
12
14
1.2
1.4
1
2
3,000
3,000
3,960
4,322
54
60

Development costs
Hard Costs
Soft Costs
Impact Fees
BMR In-Lieu Fee
Contingency
Developer Fee
Financing Costs
Total Development Costs (b)

$15,448,418
$3,089,684
$194,814
$328,742
$926,905
$741,524
$757,943.84
$21,488,032

$17,832,079
$3,566,416
$241,565
$0
$1,069,925
$855,940
$861,629
$24,427,553

$17,832,079
$3,566,416
$241,565
$679,812
$1,069,925
$855,940
$886,485
$25,132,221

$15,448,418
$3,089,684
$194,814
$328,742
$926,905
$741,524
$757,944
$21,488,032

$17,832,079
$3,566,416
$241,565
$0
$1,069,925
$855,940
$861,629
$24,427,553

Value Analysis
Capitalized Value
Less Development Costs (b)
Less Developer Profit
Residual Project Value (Shortfall), excl. Land Cost

$30,540,624
($21,488,032)
($2,148,803)
$6,903,790

$35,268,371
($24,427,553)
($2,442,755)
$8,398,063

$36,271,137
($25,132,221)
($2,513,222)
$8,625,694

$31,458,221
($21,488,032)
($2,148,803)
$7,821,386

$35,896,489
($24,427,553)
($2,442,755)
$9,026,181

Less Site Acquisition Costs
Residual Project Value (Shortfall), incl. Land Cost

($6,950,000)
($46,210)

($6,950,000)
$1,448,063

($6,950,000)
$1,675,694

($6,950,000)
$871,386

($6,950,000)
$2,076,181

Notes:
(a) The figures in the "Public Benefit Bonus Project w/ BMR In-Lieu Fee column show findings for a project that is the same as the proposed project, except that the developer
would meet the City's BMR requirements by providing one BMR unit and paying an in-lieu fee to satisfy the requirement for an additional 0.4 BMR units.
(b) Development costs exclude costs associated with land acquisition.
Sources: BAE, 2019.
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Overview of Proposed Project
The developer has proposed construction of a mixed-use project with residential, retail, and
medical office uses on the site. The project site consists of three adjacent parcels, two of
which are located within the El Camino Real/Downtown Specific Plan El Camino Real SouthWest (ECR SW) area. The third parcel is located outside of the Specific Plan area in the R-3
zoning district (“R-3 parcel”). As part of the project, the two ECR-SW parcels would be merged
into a single parcel (“ECR SW parcel”) and the R-3 parcel would remain a standalone parcel.
Public Benefit Bonus Project
The proposed public benefit bonus project (Bonus Project) would consist of two four-bedroom
townhome units and a three-story mixed-use building with 12 residential rental units,
approximately 7,300 square feet of retail and medical office space, and two levels of
underground parking. The 12 residential units in the mixed-use building would consist of six
one-bedroom units and six two-bedroom units and the project applicant has indicated that it is
anticipated that all 14 units will initially operate as rental units. A total of 60 parking spaces
(32 standard and 28 mechanical stacker spaces) would be provided in the underground
parking garage, which would be located underneath the mixed-use building and have
approximately the same footprint. The mixed-use building would contain approximately
25,920 square feet of gross building area and would be located on the ECR SW parcel. The
two units on the R-3 parcel would be two-story, four-bedroom detached townhomes.
The City’s Below Market Rate (BMR) Housing Program requires that ten percent of the units in
the proposed project (1.4 units) will be reserved for and affordable to lower-income
households. The BMR program requires that the project provide at least one BMR unit on site
to fulfill the requirement for a full BMR unit, but provides the option for the applicant to satisfy
the requirement for an additional 0.4 BMR units by paying an in-lieu fee, equal to 0.4 of the inlieu fee associated with one full BMR unit. The project applicant has proposed providing two
BMR units in the mixed-use building on the ECR SW parcel rather than providing one BMR unit
and a partial in-lieu fee. The additional 0.6 BMR units that the proposed project would provide
(i.e., the difference between the required 1.4 BMR units and the proposed two full BMR units)
constitutes the proposed public benefit from the project.
Construction of either the Bonus or the Base Project would require demolition of an existing
commercial building on the ECR SW parcel as well as four existing residential units on the R-3
parcel.
Base Zoning Project
Although the developer has not prepared plans for a project that would conform to the existing
base zoning (i.e. without the public benefit bonus), the Project sponsor has indicated that the
Base Project on the ECR SW parcel would consist of 10 rental units (five one-bedroom units
and five two-bedroom units), approximately 7,000 square feet of retail/medical office space,
and two levels of underground parking. A total of 54 parking spaces (38 standard and 16
7
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mechanical stacker spaces) would be provided in the underground garage in the Base Project.
As in the Bonus Project, the parking garage would be located underneath the mixed-use
building and in approximately the same footprint. Although the four-bedroom townhome units
would be the same in the Base Project and the Bonus Project, the average unit size on the
ECR SW parcel would be considerably smaller in the Base Project than in the Bonus Project.
The Base Project would have a BMR requirement of 1.2 BMR units. To satisfy the
requirements of the City’s BMR Housing Program in the Base Project, one of the one-bedroom
units on the ECR SW parcel would be a BMR unit and the developer would pay an in-lieu fee
for the remaining 0.2 BMR units.
As noted above, construction of the either the Bonus or the Base Project would require
demolition an existing commercial building and four existing residential units.

Methodology for the Financial Analysis
This analysis involved preparation of a static proforma financial feasibility models for each
development program. The static proforma models represent a simplified form of financial
feasibility analysis that developers often use at a conceptual level of planning for a
development project, as an initial test of financial feasibility for a development concept, to
screen for viability. This analysis uses a financial proforma model structured on the
assumption that the developer of the proposed project is pursuing each element of the project
on a speculative basis, rather than for a specific end-user.
BAE formulated assumptions for the proforma analysis using information provided by the
developer as well as BAE’s own research of development costs and market conditions. The
developer provided a detailed contractor estimate for the Bonus Project, which was broken out
by major component. BAE reorganized the detailed cost information to prepare a project
proforma model for both the Base Project and the Bonus Project. The proforma models are
set up to calculate project value as a residual value. The calculation for residual project value
starts with the market value of the completed project at stabilization and then deducts total
development costs and developer profit in order to obtain a residual land value that would be
supported by each project. The residual project value is then determined by measuring the
difference between the land value supported by each project and the actual price paid by the
developer for the land in 2015. The residual project value for the Bonus Project, less the
residual project value for the Base Project, represents the theoretical “increase” in value
attributable to the public benefit bonus.

Key Assumptions
The attached proformas detail the assumptions that were used in the analysis. The following
is an overview of key assumptions:
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The developer’s plans for the Bonus Project show an average of 1,508 square feet per
residential unit in the mixed-use building on the ECR SW portion of the site, including
residential common areas. Net of common areas, the average unit size in the mixeduse building on the ECR SW portion of the site is 1,237 square feet, an 82-percent
efficiency factor (i.e., 82 percent of the residential square footage is net rentable
space). The townhouse units average 1,782 square feet per unit. These unit sizes are
considerably larger than is typical in other market-rate developments in the area and
may be more consistent with a luxury rental property or a condominium property than a
typical multifamily rental development. The mixed-use building also has a fairly low
residential efficiency factor, which further increases the average gross square footage
per residential unit compared to a more typical building.



Residential unit sizes in the Base Project average 1,251 square feet per unit in the
mixed-use building on the ECR SW portion of the site, including residential common
areas. While lower than the in the Bonus Project, the gross square footage per unit in
the Base Project is relatively large compared to other recent multifamily rental projects
in the area. On a net rentable basis, the average unit sizes in the Base Project are
more similar to other recent projects in Menlo Park. The average unit sizes of the fourbedroom townhome units are the same in both the Bonus Project and the Base project
and reflect the maximum buildable square footage on the R-3 parcel.



The project applicant estimates that residential monthly rents in the Bonus Project will
average $4.00 per square foot per month. This is significantly lower than the average
per-square-foot rents for other recently-constructed multifamily rental properties in
Menlo Park, which generally range from $4.50 and $5.00 per square foot per month
for one-bedroom and two-bedroom units. However, because the unit sizes in the
proposed project would be larger than the units in other recently constructed projects,
it is reasonable to anticipate a lower residential rent per square foot from the project.
The project applicant’s assumption of $4.00 per square foot per month results in
higher rental rates per unit than in other recently-constructed multifamily rental
properties in Menlo Park, which is consistent with the larger unit sizes that the
proposed project would offer. The attached proformas use the project applicant’s
assumption that residential rents will average $4.00 per square foot per month across
the project. Based on this assumption, market-rate monthly rents in the Bonus Project
would average $4,175 for a one-bedroom unit, $5,719 for a two-bedroom unit, and
$7,130 for a four-bedroom townhouse. In addition to rental income from the
residential units, the proforma includes $125 per month in parking revenue from all
parking spaces that serve the residential units (assuming a five percent vacancy
factor).



Because the one-bedroom and two-bedroom units in the Base Project would be
relatively similar to other recent multifamily rental projects in Menlo Park in terms of
net rentable square footage, the proforma for the Base Project assumes that rental
rates for the one-bedroom and two-bedroom units would be similar to rents for units
9
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other new multifamily rental developments in Menlo Park. The monthly rent
assumptions for the four-bedroom townhome units are the same in both the Base
Project and the Bonus Project. The proforma shows market-rate monthly rents in the
Base Project averaging $3,850 for a one-bedroom unit, $4,600 for a two-bedroom
unit, and $7,130 for the four-bedroom townhome units. As in the proforma for the
Bonus Project, the proforma for the Base Project includes $125 per month from all
parking spaces that serve the residential units.


Per the requirements of the City’s BMR Housing Program, the monthly rents for the
one-bedroom BMR unit that would be included in both the Base project and the Bonus
project is $2,200. The monthly rent for the two-bedroom BMR unit that would be
included in the Bonus Project is $2,640.



This analysis assumes that, in a speculative development scenario, the retail space
will rent for $72 per square foot per year, triple net. This is consistent with the project
applicant’s projected rental income from the retail space. Data from CoStar on retail
space rents in Menlo Park and Palo Alto indicate that this is a reasonable rental rate
assumption for high-quality retail space located outside of a primary retail node.



This analysis assumes that, in a speculative development scenario, the medical office
space will rent for $84 per square foot per year, triple net, which is higher than the
project applicant’s projected rental income from the medical office space ($72 per
square foot per year) and slightly higher than the rent for recent office leases in the
area. The supply of existing medical office space is extremely limited in the local area;
according to CoStar, there is no vacant medical office space in Menlo Park and there is
a low 2.8-percent vacancy rate among medical office space in Palo Alto. Due to the
low medical office vacancy rate, data on medical office lease rates is relatively limited.
This analysis assumes a rental rate that is slightly higher than the lease rates for
recent medical office leases reported by CoStar on the basis that the proposed project
will provide new, high-quality medical office space in a market with strong demand and
limited supply.



In addition to the speculative development scenario, BAE prepared a set of
development proformas to demonstrate a potential build-to-suit scenario. The owner
of the LLC that owns the project site and serves as the project sponsor is a doctor and
a member of a network of medical professionals that includes medical professionals in
Silicon Valley. While the project description indicates that no final decision has been
made regarding the occupant of the medical office space, it is reasonable to expect
that the one of the medical professionals affiliated with the project sponsor will occupy
the medical office space in the proposed project and will be identified prior to
completion of the project. Similarly, while the project description indicates that no final
decision has been made regarding the occupant of the retail space, the applicant has
previously proposed specific tenants for the space that would complement the medical
office use, and may identify a tenant for this space prior to completion of the project.
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The build-to-suit scenario demonstrates a possible scenario in which the future
tenants of the non-residential space pay a premium in order to obtain space that is
built to their specifications in a market with limited available supply, which is equal to
the cost necessary to make the project financially feasible. To determine the rent
necessary to make the project financially feasible, BAE adjusted the non-residential
rent assumption to identify the rent that the tenants would have to pay to result in a
yield on cost from the project that is equal to the 50 basis points more than the overall
project cap rate. As shown in the attached proformas, this results in a relatively high
assumed rental rate of $120 per square foot per year, triple-net.


Using the contractor estimate prepared for the developer for the Bonus Project, BAE
reclassified hard construction costs into the following categories: (1) onsite costs for
demolition, underground utilities, landscaping and sitework; (2) hard construction
costs for the shell and core building for the commercial space, townhomes, and
apartments; and (3) hard construction costs for underground parking and mechanical
parking lifts. Adjustments were made to remove the construction cost contingency of
ten percent included in the contractor estimate to avoid duplication of contingency
costs (discussed below). With the exception of costs for underground parking and the
townhouse units, the hard costs provided by the developer are generally consistent
with other small projects with similar levels of architectural detail and high-quality
finishes. After making the adjustments described above, the analysis used the
contractor’s hard construction cost estimates for demolition, underground utilities,
landscaping and sitework ($41 per site square foot); commercial space ($384 per
square foot); and multifamily residential space ($374 per square foot).



BAE reviewed recent hard cost estimates for underground parking in other projects,
including projects in Menlo Park, and adjusted the construction hard cost estimate for
the proposed project downward to $180 per square foot of garage space, plus
$17,000 for each of the 14 mechanical parking lifts. The hard construction cost
figures that the contractor provided for the underground parking garage totaled $308
per square foot of garage, or $143,000 per space, after making the hard cost
adjustments described above, plus $17,000 for each of the 14 mechanical parking
lifts. This figure is significantly higher than is typical for underground parking, both on
a per-square-foot and a per-parking-space basis.



BAE adjusted the construction hard cost estimate for the townhouse units downward
to $374 per square foot, the same construction hard cost as the multifamily rental
units and lower than the $448 per square foot hard cost estimate provided by the
contractor. Townhouse hard construction costs can vary substantially based on the
quality of interior and exterior finishes, but are generally lower than hard construction
costs for multifamily units of a similar quality. Compared to multifamily rental units,
townhouse units have a lower ratio of high-cost kitchen and bathroom space as a
share of overall unit square footage, which tends to reduce the overall cost per square
foot for townhouses relative to smaller multifamily units. This analysis used the same
11
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cost for all residential units to reflect that the townhouse units may include higherquality finishes than the condominium units, which would partially offset the persquare-foot cost differential between the unit types.


BAE added a tenant improvement allowance of $60 per square foot of commercial
space in both the Base Project and the Bonus Project.



Soft costs are estimated at 20 percent of total hard costs, plus impact fees, developer
profit, financing costs, and contingency. Soft costs total $6.6 million for the Bonus
Project and $6.0 million for the Base Project.



BAE assumed a developer profit equal to ten percent of hard and soft costs. This
results in approximately $2.4 million in profit to the developer under the Bonus Project
and approximately $2.1 million under the Base Project.



BAE assumed a developer fee equal to four percent of hard and soft costs to cover the
developer’s overhead and management costs. This fee is separate from the
developer’s profit and equals roughly $856,000 for the Bonus Project and $742,000
for the Base Project.



BAE assumed a contingency cost equal to 5 percent of hard and soft costs.



Construction financing assumptions are based on current market rates and assume a
construction loan interest rate of 5.5 percent and a loan fee equal to 1.5 percent.



This analysis uses a commercial capitalization rate of 4.9 percent and a residential
capitalization rate of 3.5 percent to value the finished projects.



This analysis includes estimates of the BMR in-lieu fees in order to estimate the partial
in-lieu fee that the developer would pay for the Base Project as well as to value the 0.6
BMR units that the developer has proposed to provide as a public benefit in the Bonus
Project. The City’s BMR Housing Program Guidelines for the in-lieu fee state:
The fee shall be based on the cost to develop, design, construct, and maintain a
standard one-bedroom unit in Menlo Park. The fee shall also include the
proportionate costs of associated common area as well as land acquisition costs.
The fee shall be adjusted on a project-by-project basis depending on size, location
and other factors relevant to cost.
Based on the above guidelines and input from Menlo Park City staff and the City
Attorney, BAE estimated the in-lieu fee as the sum of: 1) total hard and soft costs per
square foot for the multifamily portion of each project, multiplied by the gross square
footage for a one-bedroom unit in each project; 2) the net present value of the
operating costs for a single unit over a 55-year period; and 3) the developer’s purchase
price for the land ($6.95 million), allocated to a one-bedroom unit based on the
average one-bedroom unit’s share of overall gross project square footage. Table 3
shows this in-lieu fee calculation for the Base Project and the Bonus Project, as
derived for this analysis. These figures represent the fee equivalent to providing one
12
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BMR unit, and would be pro-rated based on the portion of a unit for which the
developer would pay fractional in-lieu fee. The figures in this table provide a fee
estimate for the purpose of this public benefit analysis and could vary from any actual
in-lieu fees that would apply to a project on the subject site or elsewhere in Menlo
Park.
Table 3: Estimated BMR In-Lieu Fee for the Base Project, 201 El Camino
Real/612 Cambridge Ave, Menlo Park
Total Development Cost per Gross Residential Sq. Ft. (a)
Average One-Bedroom Unit Size w/ Common Area (b)
Average One-Bedroom Unit Development Cost
One-Bedroom Unit 55-year Operating Cost (c)
One-Bedroom Unit Land Costs (d)
Total BMR In-Lieu Fee (per whole unit)

Bonus Project
$725
1,272

$922,738
$476,876
$299,916
$1,699,530

Base Project
$809
1,055

$854,083
$476,876
$312,753
$1,643,712

Notes:
(a) Equal to all hard and soft costs for the multifamily residential portion of the project, excluding land and BMR inlieu fees, divided by the gross multifamily residential square footage.
(b) Represents the average gross residential area for a one-bedroom unit. Figure is based on the overall
residential efficiency ratio for units in the 201 ECR building and the estimated average net residential square
footage for each development program.
(c) NPV of operating costs for a one-bedroom unit over a 55-year period.
Annual operating costs in year 1 (per unit): $13,000
Annual rate of operating cost inflation: 2.5%
Discount rate for NPV analysis: 4.0%
(d) The Developer purchased the project site for $6,950,000, or approximately $282 per site square foot, in
August 2015. This analysis estimates the land cost for a one-bedroom unit based on the share of overall project
square footage that an average one-bedroom unit in the project would account for.
Source: BAE, 2019.

Alternative Condominium Scenario
The applicant plans to file a condominium map for the proposed project, which would enable
the property owner to sell the residential units as condominiums. City staff requested that BAE
evaluate the Bonus Project and Base Project as condominium developments, assuming a sale
of the multifamily units in the mixed-use building as well as the townhouse units, to determine
the increase in value from the Bonus Project compared to the Base Project in a scenario in
which the units are sold rather than rented.
The analysis of the alternative condominium scenario generally used the same assumptions
and methodology as the analysis of the rental residential scenario described above, except
that the condominium scenario uses residential sale price assumptions, rather than rental
income and a capitalization rate, to value the residential units. The assumptions used for the
condominium scenario are as follows:


For the Bonus Project, this analysis uses an average market-rate sale price estimate of
$1.205 million for the one-bedroom units and $1.606 million for the two-bedroom
units. Estimated market-rate sale prices for the one- and two-bedroom units are
13
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slightly lower in the Base Project due to the smaller average unit size in the Base
Project, averaging $1.00 million for the one-bedroom units and $1.332 million for the
two-bedroom units. The analysis uses an estimated sale price of $2.536 million for
the four-bedroom townhouse units in both the Base Project and the Bonus Project.
The sale price estimates for the one-bedroom units are based on the median price per
square foot for existing one-bedroom condominium units in Menlo Park and Palo Alto
that sold in the past year, while the sale price estimates for the two-bedroom units are
based on the median price per square foot for existing two-bedroom condominium
units in Menlo Park and Palo Alto that sold in the past year. BAE multiplied the median
sale prices per square foot for each unit type by the square footage of each unit. BAE
then cross-checked the resulting per-unit sale price estimates with the per-unit sale
price among recent sales, giving a higher weighting to units with a similar square
footage and units that are relatively close to downtown Menlo Park or Downtown Palo
Alto, to verify that the estimates are reasonable. The sale price estimate for the fourbedroom townhomes is based on the price per square foot among three-bedroom
townhomes that are relatively close to downtown Menlo Park or downtown Palo Alto
and sold within the past year. The methodology for the townhouse units focused on
units near one of the two cities’ downtowns because the cost per square foot for
townhouse units showed wide variation between units that are near one of the two
downtowns and those that are not. This analysis used per-square-foot sale prices for
three-bedroom units due to a lack of recent sales of comparable four-bedroom units in
Menlo Park and Palo Alto.


For both the Bonus Project and the Base Project, this analysis uses a sale price of
$337,019 for a one-bedroom BMR unit and $390,331 for a two-bedroom BMR unit.
These sale prices represent the affordable sale price for a household with an income
equal to 110 percent of the Area Median Income, assuming a two-person household in
the one-bedroom BMR unit and a four-person household in the two-bedroom BMR unit.
The affordable sale price is based on the monthly affordable payment, assuming 33
percent of gross household income is spent on maintenance, principal, interest,
insurance, utilities, property tax, and homeowners’ association fees.

This analysis uses the same BMR in-lieu fees as in the rental scenario, as the applicant has
indicated that the residential units will initially be rental units and City staff have indicated that
the rental in-lieu will apply to the project.

Limiting Conditions
The above analysis is based on cost and valuation factors provided by the potential developer,
as well as research conducted by BAE during the first quarter of 2019. The project is in predevelopment, and as design and development work proceeds, it is possible that changes in
design, building code requirements, construction costs, market conditions, interest rates, or
other factors may result in significant changes in costs, profits, and development feasibility.
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Proforma for Base-Level Project at 201 El Camino Real & 612 Cambridge Ave., Menlo Park, CA, Speculative Development Scenario
Development Program Assumptions

Cost and Income Assumptions

Development Costs (excluding land)

Project Characteristics
Site area - acres / square feet (sf)
Gross building area (sf)

Residential Residential
Development Costs
Commercial Townhome Multifamily
Construction hard costs, per sf (a)
$384
$374
$374
TI allowance, per rentable sf (b)
$60

Development Costs
Building hard construction costs
Tenant improvements
Underground garage costs
Mechanical parking lift costs
Demolition and site prep costs
Subtotal, Hard Costs

0.58 25,170
23,454

Built Project FAR
Dwelling units per acre

Residential
Gross residential area (sf)
Multifamily gross residential area (sf)
Townhouse gross residential area (sf)
Dwelling units (du) - number
1 bedroom
1 bedroom BMR unit
2 bedroom
2 bedroom BMR unit
3 bedroom townhouse
Commercial
Gross commercial area (sf)
Net retail area (sf)
Net medical office area (sf)
Parking
Below grade parking garage (sf)
Below grade parking spaces
Standard parking spaces
Stacker spaces
Mechanical parking lifts
Residential parking spaces

0.93
21

16,070
12,505
3,565
12
4
1
5
0
2

7,384
3,960
3,000

27,888
54
38
16
8
23

Parking
Underground garage hard costs per sf (excl. lifts) (a)
Mechanical parking lifts, per lift (a)
Underground garage hard costs per space (incl. lifts) (a)

$180
$17,000
$95,479

General Development Costs
Impact fees (c)
BMR in-lieu fee
Demolition/underground utilities/site cost, per site sf
Soft costs as % of hard costs (d)
Developer fee as % of hard and soft costs (e)
Contingency as % of hard and soft costs
Developer profit as % of hard and soft costs
Operating Revenues and Expenses
Office rental rate, sf/yr, NNN
Retail rental rate, sf/yr, NNN
Residential rental rate, per du/mo
1 bedroom
1 bedroom BMR
2 bedroom
2 bedroom BMR
4 bedroom townhouse
Annual operating cost, per du
Vacancy rate - residential / commercial
Residential parking rent, per mo
Vacancy rate - residential parking

$194,814
$328,742
$40.88
20%
4%
5%
10%

$84.00
$72.00

5%

$3,850
$2,200
$4,600
$2,640
$7,130
$13,000
5%
$125
5%

Notes:
(a) Construction costs provided by Project
Construction Financing
sponsor were supported by contractor detail
and reorganized by BAE for this proforma.
Construction loan to cost ratio
65%
(b) Includes landlord share of tenant
Loan fee (points)
1.5%
improvement costs.
Interest rate
5.5%
(c) Includes the following FY 2017-18
Loan period (months)
18
development impact fees: Building
Drawdown factor
50%
Construction Road Impact Fee; Traffic
Total construction costs (excl. land & financing costs)
$20,730,088
Impact Fee; Supplemental Traffic Impact Fee;
ECR/Downtown Specific Plan Prep Fee; Menlo Park City School District/Sequoia Union High School District Impact Fees.
Excludes sewer connection fees, water capital facilities charges, and storm drainage connection fees, pending City calculations.
Figures are net of existing uses to be demolished.
(d) Developer soft costs exclude impact fees, financing costs, contingency, developer fee, and other line items in this proforma.
(e) A developer fee is included to cover the costs of managing development of project; the developer fee does not represent profit.
(f) Yield = NOI / (Total Hard Costs & Soft Costs + Actual Land Sale Price)
Source: BAE, 2019.

Commercial
$2,837,707
$417,600
$2,881,760
$0
$323,923
$6,460,990

Townhome
$1,332,912
$0
$371,840
$0
$156,390
$1,861,142

Soft costs (d)
Impact fees
BMR in-lieu fee
Contingency
Developer fee (e)
Construction financing - interest
Construction financing - loan fees
Subtotal, Soft Costs

$1,292,198
$69,908
$0
$387,659
$310,128
$228,466
$83,079
$2,371,438

$372,228
$12,887
$0
$111,669
$89,335
$65,617
$23,861
$675,597

Total Hard & Soft Costs
Total Costs per Unit
Total Costs per sf

$8,832,428
n/a
$1,196

Multifamily
Total
$4,675,473
$8,846,092
$0
$417,600
$1,766,240
$5,019,840
$136,000
$136,000
$548,573
$1,028,886
$7,126,286 $15,448,418
$1,425,257
$112,019
$328,742
$427,577
$342,062
$261,742
$95,179
$2,992,578

$3,089,684
$194,814
$328,742
$926,905
$741,524
$555,825
$202,118
$6,039,613

$2,536,739 $10,118,864
$1,268,370 $1,011,886
$712
$809

$21,488,032
$1,790,669
$916

Income Capitalization
Projected Income
Gross annual rents
Gross annual parking rent
Less operating expenses
Net Operating Income (NOI)

Commercial
$510,264
0
$0
$510,264

Townhome
$162,564
$5,700
($26,000)
$142,264

Multifamily
$462,840
$27,075
($130,000)
$359,915

Total
$1,135,668
$32,775
($156,000)
$1,012,443

Capitalized Value
Capitalization Rate
Capitalized Value

4.9%
$10,413,551

3.5%
3.5%
4.1%
$4,064,686 $10,283,286 $24,761,522

Residual Project Value
Residual Value
Total Capitalized Value
Less Hard and Soft Costs
Less Developer Profit
Residual Land Value
Actual Land Sale Price (2015)
Residual Project Value
Yield as % of Total Development Cost (f)

$24,761,522
($21,488,032)
($2,148,803)
$1,124,688
($6,950,000)
($5,825,312)
3.56%
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Proforma for Proposed Public Benefit Project at 201 El Camino Real & 612 Cambridge Ave., Menlo Park, CA, Speculative Development
Scenario
Development Program Assumptions

Cost and Income Assumptions

Development Costs (excluding land)

Project Characteristics
Site area - acres / square feet (sf)
Gross building area (sf)

Residential Residential
Development Costs
Commercial Townhome Multifamily
Construction hard costs, per sf (a)
$384
$374
$374
TI allowance, per rentable sf (b)
$60

Development Costs
Building hard construction costs
Tenant improvements
Underground garage costs
Mechanical parking lift costs
Demolition and site prep costs
Subtotal, Hard Costs

0.58 25,170
29,486

Built Project FAR
Dwelling units per acre
Residential
Gross residential area (sf)
Multifamily gross residential area (sf)
Townhouse gross residential area (sf)
Dwelling units (du) - number
1 bedroom
1 bedroom BMR unit
2 bedroom
2 bedroom BMR unit
3 bedroom townhouse
Commercial
Gross commercial area (sf)
Net retail area (sf)
Net medical office area (sf)
Parking
Below grade parking garage (sf)
Below grade parking spaces
Standard parking spaces
Stacker spaces
Mechanical parking lifts
Residential parking spaces

1.17
24

21,656
18,091
3,565
14
5
1
5
1
2

7,830
4,322
3,000

27,888
60
32
28
14
27

Parking
Underground garage hard costs per sf (a)
Mechanical parking lifts, per lift (a)
Underground garage hard costs per space (incl. lifts) (a)

$180
$17,000
$87,631

General Development Costs
Impact fees (c)
Demolition/underground utilities/site cost, per site sf
Soft costs as % of hard costs (d)
Developer fee as % of hard and soft costs (e)
Contingency as % of hard and soft costs
Developer profit as % of hard and soft costs
Operating Revenues and Expenses
Medical office rental rate, sf/yr, NNN
Retail rental rate, sf/yr, NNN
Residential rental rate, per du/mo
1 bedroom
1 bedroom BMR
2 bedroom
2 bedroom BMR
4 bedroom townhouse
Annual operating cost, per du
Vacancy rate - residential / commercial
Residential parking rent, per mo
Vacancy rate - residential parking

$241,565
$40.88
20%
4%
5%
10%

$84.00
$72.00

5%

$4,175
$2,200
$5,719
$2,640
$7,130
$13,000
5%
$125
5%

Commercial Townhome Multifamily
Total
$3,009,107 $1,332,912 $6,764,014 $11,106,033
$439,320
$0
$0
$439,320
$2,760,912
$334,656 $1,924,272
$5,019,840
$0
$0
$238,000
$238,000
$273,220
$124,397
$631,268
$1,028,886
$6,482,560 $1,791,965 $9,557,554 $17,832,079

Soft costs (d)
$1,296,512
Impact fees
$73,642
Contingency
$388,954
Developer fee (e)
$311,163
Construction financing - interest
$229,323
$83,390
Construction financing - loan fees
Subtotal, Soft Costs
$2,382,983
Total Hard & Soft Costs
Total Costs per Unit
Total Costs per sf

$358,393
$12,672
$107,518
$86,014
$63,185
$22,976
$650,759

$1,911,511
$155,252
$573,453
$458,763
$339,353
$123,401
$3,561,733

$3,566,416
$241,565
$1,069,925
$855,940
$631,861
$229,768
$6,595,475

$8,865,543 $2,442,724 $13,119,287
n/a $1,221,362 $1,093,274
$1,132
$685
$725

$24,427,553
$1,744,825
$828

Income Capitalization
Projected Income
Gross annual rents
Gross annual parking rent
Less operating expenses
Net Operating Income (NOI)

Commercial Townhome Multifamily
$535,025
$162,564
$619,134
$0
$5,700
$32,775
$0
($26,000) ($156,000)
$535,025
$142,264
$495,909

Capitalized Value
Capitalization Rate
Capitalized Value

4.9%
3.5%
3.5%
4.02%
$10,918,873 $4,064,686 $14,168,829 $29,152,388

Notes:
Construction Financing
Residual Project Value
(a) Construction costs provided by Project
sponsor were supported by contractor detail
Construction loan to cost ratio
65%
and reorganized by BAE for this proforma.
Loan fee (points)
1.50% Residual Value
(b) Includes landlord share of tenant
Interest rate
5.5% Total Capitalized Value
improvement costs.
Loan period (months)
18 Less Hard and Soft Costs
(c) Includes the following FY 2017-18
Drawdown factor
50% Less Developer Profit
Residual Land Value
development impact fees: Building
Total construction costs (excl. land & financing costs)
$23,565,924
Construction Road Impact Fee; Traffic
Impact Fee; Supplemental Traffic Impact Fee; ECR/Downtown Specific Plan Prep Fee; Menlo Park City School District/
Actual Land Sale Price (2015)
Residual Project Value
Sequoia Union High School District Impact Fees. Excludes sewer connection fees, water capital facilities charges,
and storm drainage connection fees, pending City calculations. Figures are net of existing uses to be demolished.
(d) Developer soft costs exclude impact fees, financing costs, contingency, developer fee, and other line items in this proforma. Yield as % of Total Development Cost (f)
(e) A developer fee is included to cover the costs of managing development of project; the developer fee does not represent profit.
(f) Yield = NOI / (Total Hard Costs & Soft Costs + Actual Land Sale Price)
Source: BAE, 2019.

Total
$1,316,723
$38,475
($182,000)
$1,173,198

$29,152,388
($24,427,553)
($2,442,755)
$2,282,079
($6,950,000)
($4,667,921)
3.74%
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Proforma for Public Benefit Level Project at 201 El Camino Real & 612 Cambridge Ave., Menlo Park, CA, Partial BMR In-Lieu Fee,
Speculative Development Scenario
Development Program Assumptions
Project Characteristics
Site area - acres / square feet (sf)
Gross building area (sf)

0.58

Built Project FAR
Dwelling units per acre
Residential
Gross residential area (sf)
Multifamily gross residential area (sf)
Townhouse gross residential area (sf)
Dwelling units (du) - number
1 bedroom
1 bedroom BMR unit
2 bedroom
2 bedroom BMR unit
3 bedroom townhouse
Commercial
Gross commercial area (sf)
Net retail area (sf)
Net medical office area (sf)
Parking
Below grade parking garage (sf)
Below grade parking spaces
Standard parking spaces
Stacker spaces
Mechanical parking lifts
Residential parking spaces

Development Costs (excluding land)

Cost and Income Assumptions

25,170
29,486
1.17
24

21,656
18,091
3,565
14
5
1
6
0
2

7,830
4,322
3,000

27,888
60
32
28
14
27

Development Costs
Commercial
Construction hard costs, per sf (a)
$384
TI allowance, per rentable sf (b)
$60

Residential
Townhome
$374

Parking
Underground garage hard costs per sf (excl. lifts) (a)
Mechanical parking lifts, per lift (a)
Underground garage hard costs per space (incl. lifts) (a)

$180
$17,000
$87,631

General Development Costs
Impact fees (c)
BMR in-lieu fee
Demolition/underground utilities/site cost, per site sf
Soft costs as % of hard costs (d)
Developer fee as % of hard and soft costs (e)
Contingency as % of hard and soft costs
Developer profit as % of hard and soft costs
Operating Revenues and Expenses
Office rental rate, sf/yr, NNN
Retail rental rate, sf/yr, NNN
Residential rental rate, per du/mo
1 bedroom
1 bedroom BMR
2 bedroom
2 bedroom BMR
4 bedroom townhouse
Annual operating cost, per du
Vacancy rate - residential / commercial
Residential parking rent, per mo
Vacancy rate - residential parking

Residential
Multifamily
$374

$241,565
$679,812
$40.88
20%
4%
5%
10%

$84.00
$72.00

5%

$4,175
$2,200
$5,719
$2,640
$7,130
$13,000
5%
$125
5%

Notes:
(a) Construction costs provided by Project
sponsor were supported by contractor detail
Construction Financing
and reorganized by BAE for this proforma.
Construction loan to cost ratio
65%
(b) Includes landlord share of tenant
Loan fee (points)
1.5%
improvement costs.
Interest rate
5.5%
(c) Includes the following FY 2017-18
Loan period (months)
18
development impact fees: Building
Drawdown factor
50%
Construction Road Impact Fee; Traffic
Total construction costs (excl. land & financing costs)
$24,245,736
Impact Fee; Supplemental Traffic Impact Fee;
ECR/Downtown Specific Plan Prep Fee; Menlo Park City School District/Sequoia Union High School District Impact Fees.
Excludes sewer connection fees, water capital facilities charges, and storm drainage connection fees, pending
City calculations. Figures are net of existing uses to be demolished.
(d) Developer soft costs exclude impact fees, financing costs, contingency, developer fee, and other line items in this proforma.
(e) A developer fee is included to cover the costs of managing development of project; the developer fee does not represent profit.
(f) Yield = NOI / (Total Hard Costs & Soft Costs + Actual Land Sale Price)
Source: BAE, 2019.

Development Costs
Building hard construction costs
Tenant improvements
Underground garage costs
Mechanical parking lift costs
Demolition and site prep costs
Subtotal, Hard Costs

Commercial
$3,009,107
$439,320
$2,760,912
$0
$273,220
$6,482,560

Townhome
$1,332,912
$0
$334,656
$0
$124,397
$1,791,965

Soft costs (d)
Impact fees
BMR in-lieu fee
Contingency
Developer fee (e)
Construction financing - interest
Construction financing - loan fees
Subtotal, Soft Costs

$1,296,512
$73,642
$0
$388,954
$311,163
$229,323
$83,390
$2,382,983

$358,393
$12,672
$0
$107,518
$86,014
$63,185
$22,976
$650,759

Total Hard & Soft Costs
Total Costs per Unit
Total Costs per sf

$8,865,543
n/a
$1,132

Multifamily
Total
$6,764,014 $11,106,033
$0
$439,320
$1,924,272
$5,019,840
$238,000
$238,000
$631,268
$1,028,886
$9,557,554 $17,832,079

$1,911,511
$155,252
$679,812
$573,453
$458,763
$357,581
$130,029
$4,266,400

$3,566,416
$241,565
$679,812
$1,069,925
$855,940
$650,089
$236,396
$7,300,142

$2,442,724 $13,823,954
$1,221,362 $1,151,996
$685
$764

$25,132,221
$1,795,159
$852

Income Capitalization
Projected Income
Gross annual rents
Gross annual parking rent
Less operating expenses
Net Operating Income (NOI)

Commercial
$535,025
$0
$0
$535,025

Townhome
$162,564
$5,700
($26,000)
$142,264

Multifamily
$654,231
$32,775
($156,000)
$531,006

Total
$1,351,820
$38,475
($182,000)
$1,208,295

Capitalized Value
Capitalization Rate
Capitalized Value

4.9%
$10,918,873

3.5%
3.5%
$4,064,686 $15,171,594

4.01%
$30,155,153

Residual Project Value
Residual Value
Total Capitalized Value
Less Hard and Soft Costs
Less Developer Profit
Residual Land Value

Actual Land Sale Price (2015)
Residual Project Value
Yield as % of Total Development Cost (f)

$30,155,153
($25,132,221)
($2,513,222)
$2,509,711
($6,950,000)
($4,440,289)
3.77%
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Pro Forma for Base-Level Condominium Project at 201 El Camino Real & 612 Cambridge Ave., Menlo Park, CA, Speculative Development
Scenario
Development Program Assumptions
Project Characteristics
Site area - acres / square feet (sf)
Gross building area (sf)

0.58

Built Project FAR
Dwelling units per acre
Residential
Gross residential area (sf)
Multifamily gross residential area (sf)
Townhouse gross residential area (sf)
Dwelling units (du) - number
1 bedroom
1 bedroom BMR unit
2 bedroom
2 bedroom BMR unit
3 bedroom townhouse
Commercial
Gross commercial area (sf)
Net retail area (sf)
Net medical office area (sf)
Parking
Below grade parking garage (sf)
Below grade parking spaces
Standard parking spaces
Stacker spaces
Mechanical parking lifts
Residential parking spaces

Development Costs (excluding land)

Cost and Income Assumptions

25,170
23,454
0.93
21

16,070
12,505
3,565
12
4
1
5
0
2

7,384
3,960
3,000

27,888
54
38
16
8
23

Development Costs
Commercial
Construction hard costs, per sf (a)
$384
TI allowance, per rentable sf (b)
$60

Residential
Townhome
$374

Parking
Underground garage hard costs per sf (excl. lifts) (a)
Mechanical parking lifts, per lift (a)
Underground garage hard costs per space (incl. lifts) (a)

$180
$17,000
$95,479

General Development Costs
Impact fees (c)
BMR in-lieu fee
Demolition/underground utilities/site cost, per site sf
Soft costs as % of hard costs (d)
Developer fee (e)
Contingency as % of hard and soft costs
Developer profit as % of hard and soft costs
Revenue and Sales Assumptions
Office rental rate, sf/yr, NNN
Retail rental rate, sf/yr, NNN
Average sale price per unit
Avg. Unit SF
1 bedroom
866
1 bedroom BMR
2 bedroom
1,186
2 bedroom BMR
4 bedroom townhouse
1,783
Marketing costs as % of sales revenue
Vacancy rate - residential / commercial

Residential
Multifamily
$374

$194,814
$328,742
$40.88
20%
4%
5%
10%

Price/SF
$1,154
N/A
$1,123
N/A
$1,423

n/a

$84.00
$72.00
Price/Unit
$1,000,000
$337,019
$1,332,000
$390,331
$2,536,000
5%
5%

Construction Financing
Notes:
(a) Construction costs provided by Project
Construction loan to cost ratio
65%
sponsor were supported by contractor detail
Loan fee (points)
1.5%
and reorganized by BAE for this proforma.
Interest rate
5.5%
(b) Includes landlord share of tenant
Loan period (months)
18
improvement costs.
Drawdown factor
50%
(c) Includes the following FY 2017-18
Total construction costs (excl. land & financing costs)
$20,730,088
development impact fees: Building Construction
Road Impact Fee; Traffic Impact Fee; Supplemental Traffic Impact Fee; ECR/Downtown Specific Plan Prep Fee; Menlo Park City
School District/Sequoia Union High School District Impact Fees. Excludes sewer connection fees, water capital facilities charges,
and storm drainage connection fees, pending City calculations. Figures are net of existing uses to be demolished.
(d) Developer soft costs exclude impact fees, financing costs, contingency, and other line items in this proforma.
(e) A developer fee is included to cover the costs of managing development of project; the developer fee does not represent profit.
Source: BAE, 2019.

Development Costs
Commercial
Building hard construction costs $2,837,707
Tenant improvements
$417,600
Underground garage costs
$2,881,760
Mechanical parking lift costs
$0
$323,923
Demolition and site prep costs
Subtotal, Hard Costs
$6,460,990

Townhome
$1,332,912
$0
$371,840
$0
$156,390
$1,861,142

Soft costs (d)
$1,292,198
Impact fees
$69,908
BMR in-lieu fee
$0
Contingency
$387,659
Developer fee
$310,128
Construction financing - interest $228,466
Construction financing - loan fees $83,079
Subtotal, Soft Costs
$2,371,438

$372,228
$12,887
$0
$111,669
$89,335
$65,617
$23,861
$675,597

$1,425,257
$112,019
$328,742
$427,577
$342,062
$261,742
$95,179
$2,992,578

$3,089,684
$194,814
$328,742
$926,905
$741,524
$555,825
$202,118
$6,039,613

$2,536,739
$1,268,370
$712

$10,118,864
$1,011,886
$809

$21,488,032
$1,790,669
$916

Total Hard & Soft Costs
Total Costs per Unit
Total Costs per sf

$8,832,428
n/a
$1,196

Multifamily
Total
$4,675,473
$8,846,092
$0
$417,600
$1,766,240
$5,019,840
$136,000
$136,000
$548,573
$1,028,886
$7,126,286 $15,448,418

Income and Sales Revenue

Gross Sales Revenue
Less Marketing Costs
Net Sales Revenue

Commercial
-

Gross Annual Rent
$510,264
Less operating expenses
0
$510,264
Net Operating Income (NOI)
Capitalization Rate
4.9%
Capitalized Value
$10,413,551

Townhome
Multifamily
Total
$5,072,000 $10,997,019 $16,069,019
($253,600)
($549,851)
($803,451)
$4,818,400 $10,447,168 $15,265,568
-

-

$510,264
$510,264
$10,413,551

Residual Project Value

Project Value
Less Hard and Soft Costs
Less Developer Profit
Residual Land Value

Actual Land Sale Price (2015)
Residual Project Value

$10,413,551 $4,818,400 $10,447,168
$25,679,119
($8,832,428) ($2,536,739) ($10,118,864) ($21,488,032)
($883,243)
($253,674) ($1,011,886) ($2,148,803)
$697,880 $2,027,987
($683,582)
$2,042,284

($6,950,000)
($4,907,716)
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Pro Forma for Public Benefit Level Condominium Project at 201 El Camino Real & 612 Cambridge Ave., Menlo Park, CA, Speculative
Development Scenario
Development Program Assumptions
Project Characteristics
Site area - acres / square feet (sf)
Gross building area (sf)

0.58 25,170
29,486

Built Project FAR
Dwelling units per acre

Residential
Gross residential area (sf)
Multifamily gross residential area (sf)
Townhouse gross residential area (sf)
Dwelling units (du) - number
1 bedroom
1 bedroom BMR unit
2 bedroom
2 bedroom BMR unit
3 bedroom townhouse
Commercial
Gross commercial area (sf)
Net retail area (sf)
Net medical office area (sf)
Parking
Below grade parking garage (sf)
Below grade parking spaces
Standard parking spaces
Stacker spaces
Mechanical parking lifts
Residential parking spaces

Development Costs (excluding land)

Cost and Income Assumptions

1.17
24

21,656
18,091
3,565
14
5
1
5
1
2

7,830
4,322
3,000

27,888
60
32
28
14
27

Development Costs
Construction hard costs, per sf (a)
TI allowance, per rentable sf (b)

Residential
Commercial Townhome
$384
$374
$60

Parking
Underground garage hard costs per sf (a)
Mechanical parking lifts, per lift (a)
Underground garage hard costs per space (incl. lifts) (a)

$180
$17,000
$87,631

General Development Costs
Impact fees (c)
Demolition/underground utilities/site cost, per site sf
Soft costs as % of hard costs (d)
Developer fee (e)
Contingency as % of hard and soft costs
Developer profit as % of hard and soft costs
Revenue and Sales Assumptions
Office rental rate, sf/yr, NNN
Retail rental rate, sf/yr, NNN
Average sale price
Avg. Unit SF
1 bedroom
1,044
1 bedroom BMR
2 bedroom
1,430
2 bedroom BMR
4 bedroom townhouse
1,783
Marketing costs as % of sales revenue
Vacancy rate - residential / commercial

Residential
Multifamily
$374

$241,565
$40.88
20%
4%
5%
10%

Price/SF
$1,154
N/A
$1,123
N/A
$1,423
n/a

Construction Financing
Construction loan to cost ratio
Loan fee (points)
Interest rate
Loan period (months)
Drawdown factor
Total construction costs (excl. land & financing costs)

$84.00
$72.00
Price/Unit
$1,205,000
$337,019
$1,606,000
$390,331
$2,536,000
5%
5%

Development Costs
Building hard construction costs
Tenant improvements
Underground garage costs
Mechanical parking lift costs
Demolition and site prep costs
Subtotal, Hard Costs

Commercial
$3,009,107
$439,320
$2,760,912
$0
$273,220
$6,482,560

Townhome
$1,332,912
$0
$334,656
$0
$124,397
$1,791,965

Multifamily
Total
$6,764,014 $11,106,033
$0
$439,320
$1,924,272
$5,019,840
$238,000
$238,000
$631,268
$1,028,886
$9,557,554 $17,832,079

Soft costs (d)
Impact fees
Contingency
Developer fee
Construction financing - interest
Construction financing - loan fees
Subtotal, Soft Costs

$1,296,512
$73,642
$388,954
$311,163
$229,323
$83,390
$2,382,983

$358,393
$12,672
$107,518
$86,014
$63,185
$22,976
$650,759

$1,911,511
$155,252
$573,453
$458,763
$339,353
$123,401
$3,561,733

$3,566,416
$241,565
$1,069,925
$855,940
$631,861
$229,768
$6,595,475

Total Hard & Soft Costs
Total Costs per Unit
Total Costs per sf

$8,865,543
n/a
$1,132

$2,442,724
$1,221,362
$685

$13,119,287
$1,093,274
$725

$24,427,553
$1,744,825
$828

Income and Sales Revenue

Gross Sales Revenue
Less Marketing Costs
Net Sales Revenue

Commercial
-

Gross Annual Rent
Less operating expenses
Net Operating Income (NOI)
Capitalization Rate
Capitalized Value

$535,025
$535,025
4.9%
$10,918,873

65%
Notes:
1.50%
(a) Construction costs provided by Project
5.5% Residual Project Value
sponsor were supported by contractor detail
18
and reorganized by BAE for this proforma.
50% Project Value
(b) Includes landlord share of tenant
$23,565,924
Less Hard and Soft Costs
improvement costs.
Less Developer Profit
Residual Land Value
(c) Includes the following FY 2017-18 development impact fees: Building Construction Road Impact Fee; Traffic Impact Fee;
Supplemental Traffic Impact Fee; ECR/Downtown Specific Plan Prep Fee; Menlo Park City School District/Sequoia Union High School
District Impact Fees. Excludes sewer connection fees, water capital facilities charges, and storm drainage connection fees,
Actual Land Sale Price (2015)
Residual Project Value
pending City calculations. Figures are net of existing uses to be demolished.
(d) Developer soft costs exclude impact fees, financing costs, contingency, and other line items in this proforma.
(e) A developer fee is included to cover the costs of managing development of project; the developer fee does not represent profit.
Source: BAE, 2019.

Townhome
Multifamily
Total
$5,072,000 $14,782,350 $19,854,350
($253,600)
($739,117)
($992,717)
$4,818,400 $14,043,232 $18,861,632
-

-

$535,025
$535,025
$10,918,873

$10,918,873 $4,818,400 $14,043,232
$29,780,506
($8,865,543) ($2,442,724) ($13,119,287) ($24,427,553)
($886,554)
($244,272) ($1,311,929) ($2,442,755)
$1,166,776 $2,131,404
($387,983)
$2,910,197
($6,950,000)
($4,039,803)
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Proforma for Base-Level Project at 201 El Camino Real & 612 Cambridge Ave., Menlo Park, CA, Possible Build-to-Suit Scenario
Development Program Assumptions

Cost and Income Assumptions

Development Costs (excluding land)

Project Characteristics
Site area - acres / square feet (sf)
Gross building area (sf)

Residential Residential
Development Costs
Commercial Townhome Multifamily
Construction hard costs, per sf (a)
$384
$374
$374
TI allowance, per rentable sf (b)
$60

Development Costs
Building hard construction costs
Tenant improvements
Underground garage costs
Mechanical parking lift costs
Demolition and site prep costs
Subtotal, Hard Costs

0.58 25,170
23,454

Built Project FAR
Dwelling units per acre

Residential
Gross residential area (sf)
Multifamily gross residential area (sf)
Townhouse gross residential area (sf)
Dwelling units (du) - number
1 bedroom
1 bedroom BMR unit
2 bedroom
2 bedroom BMR unit
3 bedroom townhouse
Commercial
Gross commercial area (sf)
Net retail area (sf)
Net medical office area (sf)
Parking
Below grade parking garage (sf)
Below grade parking spaces
Standard parking spaces
Stacker spaces
Mechanical parking lifts
Residential parking spaces

0.93
21

16,070
12,505
3,565
12
4
1
5
0
2

7,384
3,960
3,000

27,888
54
38
16
8
23

Parking
Underground garage hard costs per sf (excl. lifts) (a)
Mechanical parking lifts, per lift (a)
Underground garage hard costs per space (incl. lifts) (a)

$180
$17,000
$95,479

General Development Costs
Impact fees (c)
BMR in-lieu fee
Demolition/underground utilities/site cost, per site sf
Soft costs as % of hard costs (d)
Developer fee as % of hard and soft costs (e)
Contingency as % of hard and soft costs
Developer profit as % of hard and soft costs
Operating Revenues and Expenses
Office rental rate, sf/yr, NNN
Retail rental rate, sf/yr, NNN
Residential rental rate, per du/mo
1 bedroom
1 bedroom BMR
2 bedroom
2 bedroom BMR
4 bedroom townhouse
Annual operating cost, per du
Vacancy rate - residential / commercial
Residential parking rent, per mo
Vacancy rate - residential parking

$194,814
$328,742
$40.88
20%
4%
5%
10%

$120.00
$120.00

5%

$3,850
$2,200
$4,600
$2,640
$7,130
$13,000
5%
$125
5%

Notes:
(a) Construction costs provided by Project
Construction Financing
sponsor were supported by contractor detail
and reorganized by BAE for this proforma.
Construction loan to cost ratio
65%
(b) Includes landlord share of tenant
Loan fee (points)
1.5%
improvement costs.
Interest rate
5.5%
(c) Includes the following FY 2017-18
Loan period (months)
18
development impact fees: Building
Drawdown factor
50%
Construction Road Impact Fee; Traffic
Total construction costs (excl. land & financing costs)
$20,730,088
Impact Fee; Supplemental Traffic Impact Fee;
ECR/Downtown Specific Plan Prep Fee; Menlo Park City School District/Sequoia Union High School District Impact Fees.
Excludes sewer connection fees, water capital facilities charges, and storm drainage connection fees, pending City calculations.
Figures are net of existing uses to be demolished.
(d) Developer soft costs exclude impact fees, financing costs, contingency, developer fee, and other line items in this proforma.
(e) A developer fee is included to cover the costs of managing development of project; the developer fee does not represent profit.
(f) Yield = NOI / (Total Hard Costs & Soft Costs + Actual Land Sale Price)
Source: BAE, 2019.

Commercial
$2,837,707
$417,600
$2,881,760
$0
$323,923
$6,460,990

Townhome
$1,332,912
$0
$371,840
$0
$156,390
$1,861,142

Soft costs (d)
Impact fees
BMR in-lieu fee
Contingency
Developer fee (e)
Construction financing - interest
Construction financing - loan fees
Subtotal, Soft Costs

$1,292,198
$69,908
$0
$387,659
$310,128
$228,466
$83,079
$2,371,438

$372,228
$12,887
$0
$111,669
$89,335
$65,617
$23,861
$675,597

Total Hard & Soft Costs
Total Costs per Unit
Total Costs per sf

$8,832,428
n/a
$1,196

Multifamily
Total
$4,675,473
$8,846,092
$0
$417,600
$1,766,240
$5,019,840
$136,000
$136,000
$548,573
$1,028,886
$7,126,286 $15,448,418
$1,425,257
$112,019
$328,742
$427,577
$342,062
$261,742
$95,179
$2,992,578

$3,089,684
$194,814
$328,742
$926,905
$741,524
$555,825
$202,118
$6,039,613

$2,536,739 $10,118,864
$1,268,370 $1,011,886
$712
$809

$21,488,032
$1,790,669
$916

Income Capitalization
Projected Income
Gross annual rents
Gross annual parking rent
Less operating expenses
Net Operating Income (NOI)

Commercial
$793,440
0
$0
$793,440

Townhome
$162,564
$5,700
($26,000)
$142,264

Multifamily
$462,840
$27,075
($130,000)
$359,915

Total
$1,418,844
$32,775
($156,000)
$1,295,619

Capitalized Value
Capitalization Rate
Capitalized Value

4.9%
$16,192,653

3.5%
3.5%
4.2%
$4,064,686 $10,283,286 $30,540,624

Residual Project Value
Residual Value
Total Capitalized Value
Less Hard and Soft Costs
Less Developer Profit
Residual Land Value
Actual Land Sale Price (2015)
Residual Project Value
Yield as % of Total Development Cost (f)

$30,540,624
($21,488,032)
($2,148,803)
$6,903,790
($6,950,000)
($46,210)
4.56%
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Proforma for Proposed Public Benefit Project at 201 El Camino Real & 612 Cambridge Ave., Menlo Park, CA, Possible Build-to-Suit
Scenario
Development Program Assumptions

Cost and Income Assumptions

Development Costs (excluding land)

Project Characteristics
Site area - acres / square feet (sf)
Gross building area (sf)

Residential Residential
Development Costs
Commercial Townhome Multifamily
Construction hard costs, per sf (a)
$384
$374
$374
TI allowance, per rentable sf (b)
$60

Development Costs
Building hard construction costs
Tenant improvements
Underground garage costs
Mechanical parking lift costs
Demolition and site prep costs
Subtotal, Hard Costs

0.58 25,170
29,486

Built Project FAR
Dwelling units per acre

Residential
Gross residential area (sf)
Multifamily gross residential area (sf)
Townhouse gross residential area (sf)
Dwelling units (du) - number
1 bedroom
1 bedroom BMR unit
2 bedroom
2 bedroom BMR unit
3 bedroom townhouse
Commercial
Gross commercial area (sf)
Net retail area (sf)
Net medical office area (sf)
Parking
Below grade parking garage (sf)
Below grade parking spaces
Standard parking spaces
Stacker spaces
Mechanical parking lifts
Residential parking spaces

1.17
24

21,656
18,091
3,565
14
5
1
5
1
2

7,830
4,322
3,000

27,888
60
32
28
14
27

Parking
Underground garage hard costs per sf (a)
Mechanical parking lifts, per lift (a)
Underground garage hard costs per space (incl. lifts) (a)

$180
$17,000
$87,631

General Development Costs
Impact fees (c)
Demolition/underground utilities/site cost, per site sf
Soft costs as % of hard costs (d)
Developer fee as % of hard and soft costs (e)
Contingency as % of hard and soft costs
Developer profit as % of hard and soft costs
Operating Revenues and Expenses
Medical office rental rate, sf/yr, NNN
Retail rental rate, sf/yr, NNN
Residential rental rate, per du/mo
1 bedroom
1 bedroom BMR
2 bedroom
2 bedroom BMR
4 bedroom townhouse
Annual operating cost, per du
Vacancy rate - residential / commercial
Residential parking rent, per mo
Vacancy rate - residential parking

$241,565
$40.88
20%
4%
5%
10%

$120.00
$120.00

5%

$4,175
$2,200
$5,719
$2,640
$7,130
$13,000
5%
$125
5%

Commercial Townhome Multifamily
Total
$3,009,107 $1,332,912 $6,764,014 $11,106,033
$439,320
$0
$0
$439,320
$2,760,912
$334,656 $1,924,272
$5,019,840
$0
$0
$238,000
$238,000
$273,220
$124,397
$631,268
$1,028,886
$6,482,560 $1,791,965 $9,557,554 $17,832,079

Soft costs (d)
$1,296,512
Impact fees
$73,642
Contingency
$388,954
Developer fee (e)
$311,163
Construction financing - interest
$229,323
Construction financing - loan fees
$83,390
Subtotal, Soft Costs
$2,382,983

Total Hard & Soft Costs
Total Costs per Unit
Total Costs per sf

$358,393
$12,672
$107,518
$86,014
$63,185
$22,976
$650,759

$1,911,511
$155,252
$573,453
$458,763
$339,353
$123,401
$3,561,733

$3,566,416
$241,565
$1,069,925
$855,940
$631,861
$229,768
$6,595,475

$8,865,543 $2,442,724 $13,119,287
n/a $1,221,362 $1,093,274
$1,132
$685
$725

$24,427,553
$1,744,825
$828

Income Capitalization
Projected Income
Gross annual rents
Gross annual parking rent
Less operating expenses
Net Operating Income (NOI)

Commercial Townhome
$834,708
$162,564
$0
$5,700
$0
($26,000)
$834,708
$142,264

Capitalized Value
Capitalization Rate
Capitalized Value

4.9%
3.5%
3.5%
4.18%
$17,034,857 $4,064,686 $14,168,829 $35,268,371

Notes:
Construction Financing
Residual Project Value
(a) Construction costs provided by Project
sponsor were supported by contractor detail
Construction loan to cost ratio
65%
and reorganized by BAE for this proforma.
Loan fee (points)
1.50% Residual Value
(b) Includes landlord share of tenant
Interest rate
5.5% Total Capitalized Value
improvement costs.
Loan period (months)
18 Less Hard and Soft Costs
(c) Includes the following FY 2017-18
Drawdown factor
50% Less Developer Profit
Residual Land Value
development impact fees: Building
Total construction costs (excl. land & financing costs)
$23,565,924
Construction Road Impact Fee; Traffic
Impact Fee; Supplemental Traffic Impact Fee; ECR/Downtown Specific Plan Prep Fee; Menlo Park City School District/
Actual Land Sale Price (2015)
Residual Project Value
Sequoia Union High School District Impact Fees. Excludes sewer connection fees, water capital facilities charges,
and storm drainage connection fees, pending City calculations. Figures are net of existing uses to be demolished.
(d) Developer soft costs exclude impact fees, financing costs, contingency, developer fee, and other line items in this proforma. Yield as % of Total Development Cost (f)
(e) A developer fee is included to cover the costs of managing development of project; the developer fee does not represent profit.
(f) Yield = NOI / (Total Hard Costs & Soft Costs + Actual Land Sale Price)
Source: BAE, 2019.

Multifamily
$619,134
$32,775
($156,000)
$495,909

Total
$1,616,406
$38,475
($182,000)
$1,472,881

$35,268,371
($24,427,553)
($2,442,755)
$8,398,063
($6,950,000)
$1,448,063
4.69%
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Proforma for Public Benefit Level Project at 201 El Camino Real & 612 Cambridge Ave., Menlo Park, CA, Partial BMR In-Lieu Fee,
Possible Build-to-Suit Scenario
Development Program Assumptions
Project Characteristics
Site area - acres / square feet (sf)
Gross building area (sf)

0.58

Built Project FAR
Dwelling units per acre
Residential
Gross residential area (sf)
Multifamily gross residential area (sf)
Townhouse gross residential area (sf)
Dwelling units (du) - number
1 bedroom
1 bedroom BMR unit
2 bedroom
2 bedroom BMR unit
3 bedroom townhouse
Commercial
Gross commercial area (sf)
Net retail area (sf)
Net medical office area (sf)
Parking
Below grade parking garage (sf)
Below grade parking spaces
Standard parking spaces
Stacker spaces
Mechanical parking lifts
Residential parking spaces

Development Costs (excluding land)

Cost and Income Assumptions

25,170
29,486
1.17
24

21,656
18,091
3,565
14
5
1
6
0
2

7,830
4,322
3,000

27,888
60
32
28
14
27

Development Costs
Commercial
Construction hard costs, per sf (a)
$384
TI allowance, per rentable sf (b)
$60

Residential
Townhome
$374

Parking
Underground garage hard costs per sf (excl. lifts) (a)
Mechanical parking lifts, per lift (a)
Underground garage hard costs per space (incl. lifts) (a)

$180
$17,000
$87,631

General Development Costs
Impact fees (c)
BMR in-lieu fee
Demolition/underground utilities/site cost, per site sf
Soft costs as % of hard costs (d)
Developer fee as % of hard and soft costs (e)
Contingency as % of hard and soft costs
Developer profit as % of hard and soft costs
Operating Revenues and Expenses
Office rental rate, sf/yr, NNN
Retail rental rate, sf/yr, NNN
Residential rental rate, per du/mo
1 bedroom
1 bedroom BMR
2 bedroom
2 bedroom BMR
4 bedroom townhouse
Annual operating cost, per du
Vacancy rate - residential / commercial
Residential parking rent, per mo
Vacancy rate - residential parking

Residential
Multifamily
$374

$241,565
$679,812
$40.88
20%
4%
5%
10%

$120.00
$120.00

5%

$4,175
$2,200
$5,719
$2,640
$7,130
$13,000
5%
$125
5%

Notes:
(a) Construction costs provided by Project
sponsor were supported by contractor detail
Construction Financing
and reorganized by BAE for this proforma.
Construction loan to cost ratio
65%
(b) Includes landlord share of tenant
Loan fee (points)
1.5%
improvement costs.
Interest rate
5.5%
(c) Includes the following FY 2017-18
Loan period (months)
18
development impact fees: Building
Drawdown factor
50%
Construction Road Impact Fee; Traffic
Total construction costs (excl. land & financing costs)
$24,245,736
Impact Fee; Supplemental Traffic Impact Fee;
ECR/Downtown Specific Plan Prep Fee; Menlo Park City School District/Sequoia Union High School District Impact Fees.
Excludes sewer connection fees, water capital facilities charges, and storm drainage connection fees, pending
City calculations. Figures are net of existing uses to be demolished.
(d) Developer soft costs exclude impact fees, financing costs, contingency, developer fee, and other line items in this proforma.
(e) A developer fee is included to cover the costs of managing development of project; the developer fee does not represent profit.
(f) Yield = NOI / (Total Hard Costs & Soft Costs + Actual Land Sale Price)
Source: BAE, 2019.

Development Costs
Building hard construction costs
Tenant improvements
Underground garage costs
Mechanical parking lift costs
Demolition and site prep costs
Subtotal, Hard Costs

Commercial
$3,009,107
$439,320
$2,760,912
$0
$273,220
$6,482,560

Townhome
$1,332,912
$0
$334,656
$0
$124,397
$1,791,965

Soft costs (d)
Impact fees
BMR in-lieu fee
Contingency
Developer fee (e)
Construction financing - interest
Construction financing - loan fees
Subtotal, Soft Costs

$1,296,512
$73,642
$0
$388,954
$311,163
$229,323
$83,390
$2,382,983

$358,393
$12,672
$0
$107,518
$86,014
$63,185
$22,976
$650,759

Total Hard & Soft Costs
Total Costs per Unit
Total Costs per sf

$8,865,543
n/a
$1,132

Multifamily
Total
$6,764,014 $11,106,033
$0
$439,320
$1,924,272
$5,019,840
$238,000
$238,000
$631,268
$1,028,886
$9,557,554 $17,832,079

$1,911,511
$155,252
$679,812
$573,453
$458,763
$357,581
$130,029
$4,266,400

$3,566,416
$241,565
$679,812
$1,069,925
$855,940
$650,089
$236,396
$7,300,142

$2,442,724 $13,823,954
$1,221,362 $1,151,996
$685
$764

$25,132,221
$1,795,159
$852

Income Capitalization
Projected Income
Gross annual rents
Gross annual parking rent
Less operating expenses
Net Operating Income (NOI)

Commercial
$834,708
$0
$0
$834,708

Townhome
$162,564
$5,700
($26,000)
$142,264

Multifamily
$654,231
$32,775
($156,000)
$531,006

Total
$1,651,503
$38,475
($182,000)
$1,507,978

Capitalized Value
Capitalization Rate
Capitalized Value

4.9%
$17,034,857

3.5%
3.5%
$4,064,686 $15,171,594

4.16%
$36,271,137

Residual Project Value
Residual Value
Total Capitalized Value
Less Hard and Soft Costs
Less Developer Profit
Residual Land Value

Actual Land Sale Price (2015)
Residual Project Value
Yield as % of Total Development Cost (f)

$36,271,137
($25,132,221)
($2,513,222)
$8,625,694
($6,950,000)
$1,675,694
4.70%
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Pro Forma for Base-Level Condominium Project at 201 El Camino Real & 612 Cambridge Ave., Menlo Park, CA, Possible Build-to-Suit
Scenario
Development Program Assumptions
Project Characteristics
Site area - acres / square feet (sf)
Gross building area (sf)

0.58

Built Project FAR
Dwelling units per acre
Residential
Gross residential area (sf)
Multifamily gross residential area (sf)
Townhouse gross residential area (sf)
Dwelling units (du) - number
1 bedroom
1 bedroom BMR unit
2 bedroom
2 bedroom BMR unit
3 bedroom townhouse
Commercial
Gross commercial area (sf)
Net retail area (sf)
Net medical office area (sf)
Parking
Below grade parking garage (sf)
Below grade parking spaces
Standard parking spaces
Stacker spaces
Mechanical parking lifts
Residential parking spaces

Development Costs (excluding land)

Cost and Income Assumptions

25,170
23,454
0.93
21

16,070
12,505
3,565
12
4
1
5
0
2

7,384
3,960
3,000

27,888
54
38
16
8
23

Development Costs
Commercial
Construction hard costs, per sf (a)
$384
TI allowance, per rentable sf (b)
$60

Residential
Townhome
$374

Parking
Underground garage hard costs per sf (excl. lifts) (a)
Mechanical parking lifts, per lift (a)
Underground garage hard costs per space (incl. lifts) (a)

$180
$17,000
$95,479

General Development Costs
Impact fees (c)
BMR in-lieu fee
Demolition/underground utilities/site cost, per site sf
Soft costs as % of hard costs (d)
Developer fee (e)
Contingency as % of hard and soft costs
Developer profit as % of hard and soft costs
Revenue and Sales Assumptions
Office rental rate, sf/yr, NNN
Retail rental rate, sf/yr, NNN
Average sale price per unit
Avg. Unit SF
1 bedroom
866
1 bedroom BMR
2 bedroom
1,186
2 bedroom BMR
4 bedroom townhouse
1,783
Marketing costs as % of sales revenue
Vacancy rate - residential / commercial

Residential
Multifamily
$374

$194,814
$328,742
$40.88
20%
4%
5%
10%

Price/SF
$1,154
N/A
$1,123
N/A
$1,423

n/a

$120.00
$120.00
Price/Unit
$1,000,000
$337,019
$1,332,000
$390,331
$2,536,000
5%
5%

Construction Financing
Notes:
(a) Construction costs provided by Project
Construction loan to cost ratio
65%
sponsor were supported by contractor detail
Loan fee (points)
1.5%
and reorganized by BAE for this proforma.
Interest rate
5.5%
(b) Includes landlord share of tenant
Loan period (months)
18
improvement costs.
Drawdown factor
50%
(c) Includes the following FY 2017-18
Total construction costs (excl. land & financing costs)
$20,730,088
development impact fees: Building Construction
Road Impact Fee; Traffic Impact Fee; Supplemental Traffic Impact Fee; ECR/Downtown Specific Plan Prep Fee; Menlo Park City
School District/Sequoia Union High School District Impact Fees. Excludes sewer connection fees, water capital facilities charges,
and storm drainage connection fees, pending City calculations. Figures are net of existing uses to be demolished.
(d) Developer soft costs exclude impact fees, financing costs, contingency, and other line items in this proforma.
(e) A developer fee is included to cover the costs of managing development of project; the developer fee does not represent profit.
Source: BAE, 2019.

Development Costs
Commercial
Building hard construction costs $2,837,707
Tenant improvements
$417,600
Underground garage costs
$2,881,760
Mechanical parking lift costs
$0
$323,923
Demolition and site prep costs
Subtotal, Hard Costs
$6,460,990

Townhome
$1,332,912
$0
$371,840
$0
$156,390
$1,861,142

Soft costs (d)
$1,292,198
Impact fees
$69,908
BMR in-lieu fee
$0
Contingency
$387,659
Developer fee
$310,128
Construction financing - interest $228,466
Construction financing - loan fees $83,079
Subtotal, Soft Costs
$2,371,438

$372,228
$12,887
$0
$111,669
$89,335
$65,617
$23,861
$675,597

$1,425,257
$112,019
$328,742
$427,577
$342,062
$261,742
$95,179
$2,992,578

$3,089,684
$194,814
$328,742
$926,905
$741,524
$555,825
$202,118
$6,039,613

$2,536,739
$1,268,370
$712

$10,118,864
$1,011,886
$809

$21,488,032
$1,790,669
$916

Total Hard & Soft Costs
Total Costs per Unit
Total Costs per sf

$8,832,428
n/a
$1,196

Multifamily
Total
$4,675,473
$8,846,092
$0
$417,600
$1,766,240
$5,019,840
$136,000
$136,000
$548,573
$1,028,886
$7,126,286 $15,448,418

Income and Sales Revenue

Gross Sales Revenue
Less Marketing Costs
Net Sales Revenue

Commercial
-

Gross Annual Rent
$793,440
Less operating expenses
0
$793,440
Net Operating Income (NOI)
Capitalization Rate
4.9%
Capitalized Value
$16,192,653

Townhome
Multifamily
Total
$5,072,000 $10,997,019 $16,069,019
($253,600)
($549,851)
($803,451)
$4,818,400 $10,447,168 $15,265,568
-

-

$793,440
$793,440
$16,192,653

Residual Project Value

Project Value
Less Hard and Soft Costs
Less Developer Profit
Residual Land Value
Actual Land Sale Price (2015)
Residual Project Value

$16,192,653 $4,818,400 $10,447,168
$31,458,221
($8,832,428) ($2,536,739) ($10,118,864) ($21,488,032)
($883,243)
($253,674) ($1,011,886) ($2,148,803)
$6,476,982 $2,027,987
($683,582)
$7,821,386
($6,950,000)
$871,386
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Pro Forma for Public Benefit Level Condominium Project at 201 El Camino Real & 612 Cambridge Ave., Menlo Park, CA, Possible Buildto-Suit Scenario
Development Program Assumptions
Project Characteristics
Site area - acres / square feet (sf)
Gross building area (sf)

0.58 25,170
29,486

Built Project FAR
Dwelling units per acre

Residential
Gross residential area (sf)
Multifamily gross residential area (sf)
Townhouse gross residential area (sf)
Dwelling units (du) - number
1 bedroom
1 bedroom BMR unit
2 bedroom
2 bedroom BMR unit
3 bedroom townhouse
Commercial
Gross commercial area (sf)
Net retail area (sf)
Net medical office area (sf)
Parking
Below grade parking garage (sf)
Below grade parking spaces
Standard parking spaces
Stacker spaces
Mechanical parking lifts
Residential parking spaces

Development Costs (excluding land)

Cost and Income Assumptions

1.17
24

21,656
18,091
3,565
14
5
1
5
1
2

7,830
4,322
3,000

27,888
60
32
28
14
27

Development Costs
Construction hard costs, per sf (a)
TI allowance, per rentable sf (b)

Residential
Commercial Townhome
$384
$374
$60

Parking
Underground garage hard costs per sf (a)
Mechanical parking lifts, per lift (a)
Underground garage hard costs per space (incl. lifts) (a)

$180
$17,000
$87,631

General Development Costs
Impact fees (c)
Demolition/underground utilities/site cost, per site sf
Soft costs as % of hard costs (d)
Developer fee (e)
Contingency as % of hard and soft costs
Developer profit as % of hard and soft costs
Revenue and Sales Assumptions
Office rental rate, sf/yr, NNN
Retail rental rate, sf/yr, NNN
Average sale price
Avg. Unit SF
1 bedroom
1,044
1 bedroom BMR
2 bedroom
1,430
2 bedroom BMR
4 bedroom townhouse
1,783
Marketing costs as % of sales revenue
Vacancy rate - residential / commercial

Residential
Multifamily
$374

$241,565
$40.88
20%
4%
5%
10%

Price/SF
$1,154
N/A
$1,123
N/A
$1,423
n/a

Construction Financing
Construction loan to cost ratio
Loan fee (points)
Interest rate
Loan period (months)
Drawdown factor
Total construction costs (excl. land & financing costs)

$120.00
$120.00
Price/Unit
$1,205,000
$337,019
$1,606,000
$390,331
$2,536,000
5%
5%

Development Costs
Building hard construction costs
Tenant improvements
Underground garage costs
Mechanical parking lift costs
Demolition and site prep costs
Subtotal, Hard Costs

Commercial
$3,009,107
$439,320
$2,760,912
$0
$273,220
$6,482,560

Townhome
$1,332,912
$0
$334,656
$0
$124,397
$1,791,965

Multifamily
Total
$6,764,014 $11,106,033
$0
$439,320
$1,924,272
$5,019,840
$238,000
$238,000
$631,268
$1,028,886
$9,557,554 $17,832,079

Soft costs (d)
Impact fees
Contingency
Developer fee
Construction financing - interest
Construction financing - loan fees
Subtotal, Soft Costs

$1,296,512
$73,642
$388,954
$311,163
$229,323
$83,390
$2,382,983

$358,393
$12,672
$107,518
$86,014
$63,185
$22,976
$650,759

$1,911,511
$155,252
$573,453
$458,763
$339,353
$123,401
$3,561,733

$3,566,416
$241,565
$1,069,925
$855,940
$631,861
$229,768
$6,595,475

Total Hard & Soft Costs
Total Costs per Unit
Total Costs per sf

$8,865,543
n/a
$1,132

$2,442,724
$1,221,362
$685

$13,119,287
$1,093,274
$725

$24,427,553
$1,744,825
$828

Income and Sales Revenue

Gross Sales Revenue
Less Marketing Costs
Net Sales Revenue

Commercial
-

Gross Annual Rent
Less operating expenses
Net Operating Income (NOI)
Capitalization Rate
Capitalized Value

$834,708
$834,708
4.9%
$17,034,857

65%
Notes:
1.50%
(a) Construction costs provided by Project
5.5% Residual Project Value
sponsor were supported by contractor detail
18
and reorganized by BAE for this proforma.
50% Project Value
(b) Includes landlord share of tenant
$23,565,924
Less Hard and Soft Costs
improvement costs.
Less Developer Profit
Residual Land Value
(c) Includes the following FY 2017-18 development impact fees: Building Construction Road Impact Fee; Traffic Impact Fee;
Supplemental Traffic Impact Fee; ECR/Downtown Specific Plan Prep Fee; Menlo Park City School District/Sequoia Union High School
District Impact Fees. Excludes sewer connection fees, water capital facilities charges, and storm drainage connection fees,
Actual Land Sale Price (2015)
Residual Project Value
pending City calculations. Figures are net of existing uses to be demolished.
(d) Developer soft costs exclude impact fees, financing costs, contingency, and other line items in this proforma.
(e) A developer fee is included to cover the costs of managing development of project; the developer fee does not represent profit.
Source: BAE, 2019.

Townhome
Multifamily
Total
$5,072,000 $14,782,350 $19,854,350
($253,600)
($739,117)
($992,717)
$4,818,400 $14,043,232 $18,861,632
-

-

$834,708
$834,708
$17,034,857

$17,034,857 $4,818,400 $14,043,232
$35,896,489
($8,865,543) ($2,442,724) ($13,119,287) ($24,427,553)
($886,554)
($244,272) ($1,311,929) ($2,442,755)
$7,282,760 $2,131,404
($387,983)
$9,026,181
($6,950,000)
$2,076,181
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ATTACHMENT N

bae urban economics
September 29, 2020
Matthew Pruter
City of Menlo Park
701 Laurel Street
Menlo Park, CA 94025
Dear Mr. Pruter:
The purpose of this letter is to summarize BAE’s assessment of recent revisions to the project
proposal for a mixed-use project at 201 El Camino Real and 612 Cambridge Avenue in Menlo
Park, to the degree that the changes to the proposed project might affect the findings
presented in the public benefits analysis for the project that BAE completed in May 2019.

Summary of 2019 Public Benefit Analysis
In 2019, the City of Menlo Park commissioned BAE to complete an analysis of the proposed
mixed-use project at 201 El Camino Real and 612 Cambridge Avenue in Menlo Park (the
Project) in order to determine the value of a potential public benefit bonus for the Project. The
proposed Project consisted of a mixed-use building at 201 El Camino Real, with approximately
3,000 square feet of medical office and 4,300 square feet of retail space on the ground floor
and 12 residential units on the upper floors, along with two townhomes at 612 Cambridge
Avenue. At the time of the 2019 analysis, the applicant planned to operate the development
as a rental project. The proposed Project would receive a public benefit bonus in accordance
with the Downtown/El Camino Real Specific Plan public benefit program.
The City’s Below Market Rate (BMR) Housing Program requires that the project provide 1.4
BMR units, with the option to satisfy the requirement for the fractional 0.4 BMR unit by paying
an in-lieu fee. In exchange for receiving a public benefit bonus for the project, the applicant
proposed rounding up the BMR requirement to provide two BMR units rather than paying the
in-lieu fee, providing a benefit equal to 0.6 BMR units (i.e., the difference between the 0.4
fractional BMR unit requirement and the full additional BMR unit to be provided).
For the 2019 analysis, BAE prepared a static financial pro forma analysis to assess the value
of the public benefit bonus upon Project completion and stabilization, compared to the value
of the project with no public benefit bonus. In accordance with the City’s BMR Housing
Program, the 2019 analysis assumed that the BMR units would be rented at prices affordable
to households with incomes equal to 80 percent of the Area Median Income (AMI). In addition
to evaluating the rental scenario that the applicant had proposed, the 2019 analysis also
evaluated a hypothetical scenario that estimated the value of the public benefit bonus if the
project were to be sold as condominiums upon completion of the Project. In the condominium
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scenario, the 2019 analysis assumed that the BMR units would be sold at prices affordable to
households with incomes equal to 110 percent of AMI.
A static pro forma model estimates the value of the Project at a single point in time, once the
Project is complete and stabilized, and does not evaluate the ongoing cash flow from revenues
and expenses from Project operations over time. In contrast to the static pro forma approach,
a cash flow approach would have required additional information that was not available at the
time of the 2019 analysis, including the length of time that the applicant planned to hold the
property, the manner in which the applicant planned to dispose of the property, and the
applicant’s expectations related to the increase in project value over the holding period. The
static pro forma approach is consistent with the methodology that BAE has used to prepare
prior public benefits analyses for other projects in the El Camino Real/Downtown Specific Plan
area.
In all scenarios evaluated, the analysis found that the public benefit bonus increased the value
of the project relative to a project built at the base level density. However, the analysis found
that the bonus level project was unlikely to generate sufficient profit to enable the developer to
provide public benefits in excess of the proposed contribution of 0.6 of a BMR unit.
Subsequent Changes to the Proposed Project
Subsequent to the completion of the 2019 public benefit analysis, the Project Sponsor revised
the proposed development program and provided additional information about the applicant’s
longer-term plans for the sites, as follows:
Changes to the Non-Residential Mix: The current proposal includes 1,200 square feet of
restaurant uses and 5,876 square feet of retail uses on the ground floor of the mixed-use
building, excluding the medical office space that was included in the 2019 analysis and
replacing most of that square footage with restaurant and retail uses. Restaurant and retail
uses typically achieve lower rental rates than medical office space, thereby potentially
reducing the value of the project upon completion relative to the value shown in the 2019
analysis. As a result, the change from medical office to restaurant and retail uses would be
unlikely to generate additional project value that could be used to support additional public
benefits, relative to the value shown in the 2019 analysis.
Plans to Sell the Project as Condominiums: BAE understands that the applicant has expressed
that they intend to operate the Project as a rental project upon completion but plan to sell the
units as condominiums at some point in the future. This scenario differs from the
condominium scenario evaluated in the 2019 analysis, in that the condominium scenario
evaluated in the 2019 analysis assumed that the Project would be sold as condominiums
upon completion, rather than being operated initially as a rental project. Analysis of the
eventual sale of the project as condominiums after an initial rental period would require a
cash flow analysis to evaluate the impacts of all operating costs and revenues during the
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applicant’s holding period. Such an analysis would be inconsistent with the static pro forma
approach used in the 2019 analysis for the Project as well as the approach used to conduct
prior public benefits analyses for projects in the El Camino Real/Downtown Specific Plan area.
In addition, a cash flow analysis would require additional information that is not yet available
regarding when the applicant plans to sell the project and the applicant’s expectations related
to increases in value during the holding period. The applicant’s plan to sell the project as
condominiums at some point in the future would not affect the baseline analysis presented in
the 2019 memorandum, which in effect analyzed the initial rental phase of the Project upon
completion and stabilization.
City staff have indicated that, when the Project is sold as condominiums, the two BMR units in
the Project would be sold at prices affordable to households with incomes equal to 80 percent
of AMI. In the 2019 analysis, the condominium scenario reflected an assumption that any
BMR units would be priced to be affordable to households with incomes equal to 110 percent
of AMI. This change in the income targeting would not affect the primary finding from the
2019 analysis, in part because this change would affect the condominium phase of the project
and therefore would not impact findings from the initial rental phase as analyzed in the static
pro forma model. In addition, any reduction in the income level targeting for the BMR units in
the project would reduce revenues from the Project and therefore would not generate
additional profit that could be used to support additional community benefits.
Summary of Impact on Public Benefit Analysis Findings
The changes to the proposed Project as outlined above would not change the primary finding
from the 2019 analysis, namely that the Project is unlikely generate sufficient profit to enable
a community benefit contribution that significantly exceeds the proposed contribution of 0.6 of
a BMR unit. It should be noted that, with the exception of the above-described changes to the
Project, the discussion provided above does not account of other changes that have occurred
since the completion of the 2019 analysis, such as changes in rental rates, sales prices, or
construction costs.
We hope that this assessment is useful in your consideration of the revised project proposal.
Please do not hesitate to contact me if you would like further information.
Sincerely,

Stephanie Hagar, MCP
Associate Principal
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Menlo Park El Camino Real/Downtown Specific Plan
Standards and Guidelines: Project Compliance Worksheet

ATTACHMENT O

201 ECR (9/11/20 submittal with supplemental information 9/22/20): ECR SW Zone
Staff Review – September 23, 2020
Section

Standard or
Requirement
Guideline
E.3.1 Development Intensity
E.3.1.01
Standard
Business and Professional office
(inclusive of medical and dental office)
shall not exceed one half of the base
FAR or public benefit bonus FAR,
whichever is applicable.
E.3.1.02
Standard
Medical and Dental office shall not
exceed one third of the base FAR or
public benefit bonus FAR, whichever is
applicable.
E.3.2 Height
E.3.2.01
Standard
Roof-mounted mechanical equipment,
solar panels, and similar equipment may
exceed the maximum building height, but
shall be screened from view from
publicly-accessible spaces.

Vertical building projections such as
parapets and balcony railings may extend
up to 4 feet beyond the maximum façade
height or the maximum building height
and shall be integrated into the design of
the building.
E.3.2.03
Standard
Rooftop elements that may need to
exceed the maximum building height due
to their function, such as stair and
elevator towers, shall not exceed 14 feet
beyond the maximum building height.
Such rooftop elements shall be integrated
into the design of the building.
E.3.3 Setbacks and Projections within Setbacks
E.3.3.01
Standard
Front setback areas shall be developed
with sidewalks, plazas, and/or
landscaping as appropriate.
E.3.3.02
Standard
Parking shall not be permitted in front
setback areas.
E.3.3.03
Standard
In areas where no or a minimal setback is
required, limited setback for store or
lobby entry recesses shall not exceed a
maximum of 4-foot depth and a maximum
of 6-foot width.
E.3.3.04
Standard
In areas where no or a minimal setback is
required, building projections, such as
balconies, bay windows and dormer
windows, shall not project beyond a
maximum of 3 feet from the building face
into the sidewalk clear walking zone,
public right-of-way or public spaces,
provided they have a minimum 8-foot
vertical clearance above the sidewalk
clear walking zone, public right-of-way or
public space.
E.3.2.02

Standard

Evaluation
N/A: No Business or Professional
offices are proposed.

N/A: No Medical or Dental offices are
proposed.

Complies: Mechanical equipment
(rooftop heat pumps approx. 5’ tall (roof
surface at approx. 36’). 3’-6” high
parapets are provided. Per applicant:
mechanical equipment will be placed
appropriately as to be screened from
publicly accessible spaces. See section
sheets A5.3 and A3.8 (roof plan) for
HVAC location.
Complies: Roof parapets extend three
feet and six inches above the roof slab;
1-6” above height limit and are
integrated into the design of the
building. See section sheets A5.2, A5.3.
Complies: Stair tower ridge at 46’-2.5”
(height limit 38’); elevator tower at
approx. 41’. Rooftop elements are
integrated into the design of the
building. See rear/southwest elevation,
A4.2.
Complies: Front setback is a sidewalk
with planters and landscaping. See
landscape plans.
Complies: No parking is proposed in
the front setback area
N/A: Does not apply to the ECR SW
zone.

N/A: Does not apply to the ECR SW
zone.
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Staff Review – September 23, 2020
Section
E.3.3.05

Standard or
Guideline
Standard

E.3.3.06

Standard

E.3.3.07

Standard

Requirement

Evaluation

In areas where setbacks are required,
building projections, such as balconies,
bay windows and dormer windows, at or
above the second habitable floor shall not
project beyond a maximum of 5 feet from
the building face into the setback area.
The total area of all building projections
shall not exceed 35% of the primary
building façade area. Primary building
façade is the façade built at the property
or setback line.

Complies: Building projections project
up to three feet and six inches (at
balconies) into the minimum 7’ setback
as shown on wall sections sheet A5.6.

Architectural projections like canopies,
awnings and signage shall not project
beyond a maximum of 6 feet horizontally
from the building face at the property line
or at the minimum setback line. There
shall be a minimum of 8-foot vertical
clearance above the sidewalk, public
right-of-way or public space.

No development activities may take place
within the San Francisquito Creek bed,
below the creek bank, or in the riparian
corridor.
E.3.4 Massing and Modulation
E.3.4.1 Building Breaks
E.3.4.1.01 Standard
The total of all building breaks shall not
exceed 25 percent of the primary façade
plane in a development.
E.3.3.08

Standard

E.3.4.1.02

Standard

E.3.4.1.03

Standard

E.3.4.1.04

Standard

E.3.4.1.05

Standard

Building breaks shall be located at
ground level and extend the entire
building height.
In all districts except the ECR-SE zoning
district, recesses that function as building
breaks shall have minimum dimensions
of 20 feet in width and depth and a
maximum dimension of 50 feet in width.
For the ECR-SE zoning district, recesses
that function as building breaks shall
have a minimum dimension of 60 feet in
width and 40 feet in depth.
Building breaks shall be accompanied
with a major change in fenestration
pattern, material and color to have a
distinct treatment for each volume.

In all districts except the ECR-SE zoning
district, building breaks shall be required
as shown in Table E3.

Complies: Building projections on all
sides comply:
El Camino Real: 12%
Cambridge Ave: 31%
Rear Property Line: 20%
See sheet A1.7
Complies: Awnings Cambridge Ave
project three feet beyond the building
face. This building face is a three-foot
projection from the primary façade
plane at the 7’ setback line. This
complies with the maximum 6’
projection from the setback line. The
bottom of the awning is 23’-7” above
the sidewalk. See sheet A5.6.
N/A: No development activities
associated with this permit will take
place in the San Francisquito Creek
bed, creek bank, or riparian corridor.
Complies: The total building breaks are
13 percent of the primary facade plane
on Cambridge Ave. (153.75 / 20.25).
See A1.7
Complies: The building break extends
for the height of the building. See A1.7
Complies: The building break does not
exceed 50 feet. See A1.7

Complies: The buildings on either side
of the building break utilize different
fenestration colors and detailing. The
roof form is differentiated at building
break and Juliet balconies used at wall
plane at building break on the third
floor. See A1.7 and A4.2
Complies: The building breaks are
required at 100 feet on center and are
provided on Cambridge Avenue. See
A1.7, A3.1
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Section

Standard or
Guideline
Standard

Requirement

In the ECR-SE zoning district, and
consistent with Table E4 the building
breaks shall:
 Comply with Figure E9;
 Be a minimum of 60 feet in width,
except where noted on Figure E9;
 Be a minimum of 120 feet in width at
Middle Avenue;
 Align with intersecting streets, except
for the area between Roble Avenue
and Middle Avenue;
 Be provided at least every 350 feet in
the area between Roble Avenue and
Middle Avenue; where properties
under different ownership coincide
with this measurement, the standard
side setbacks (10 to 25 feet) shall be
applied, resulting in an effective break
of between 20 to 50 feet.
 Extend through the entire building
height and depth at Live Oak Avenue,
Roble Avenue, Middle Avenue,
Partridge Avenue and Harvard
Avenue; and
 Include two publicly-accessible
building breaks at Middle Avenue and
Roble Avenue.
E.3.4.1.07 Standard
In the ECR-SE zoning district, the Middle
Avenue break shall include vehicular
access; publicly-accessible open space
with seating, landscaping and shade;
retail and restaurant uses activating the
open space; and a pedestrian/bicycle
connection to Alma Street and Burgess
Park. The Roble Avenue break shall
include publicly-accessible open space
with seating, landscaping and shade.
E.3.4.1.08 Guideline
In the ECR-SE zoning district, the breaks
at Live Oak, Roble, Middle, Partridge and
Harvard Avenues may provide vehicular
access.
E.3.4.2 Façade Modulation and Treatment
E.3.4.2.01 Standard
Building façades facing public rights-ofway or public open spaces shall not
exceed 50 feet in length without a minor
building façade modulation. At a
minimum of every 50’ façade length, the
minor vertical façade modulation shall
be a minimum 2 feet deep by 5 feet wide
recess or a minimum 2 foot setback of
the building plane from the primary
building façade.
E.3.4.1.06

Evaluation
N/A: The subject property is not located
within the ECR SE sub-district.

N/A: The subject property is not located
within the ECR SE sub-district.

N/A: The subject property is not located
within the ECR SE sub-district.

Complies: Based on the building
massing with building break location,
one minor modulation is required and
provided on ECR and one is provided
on Cambridge Avenue. See A1.7.
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Section
E.3.4.2.02

Standard or
Guideline
Standard

E.3.4.2.03

Standard

E.3.4.2.04

Guideline

E.3.4.2.05

Guideline

E.3.4.3 Building Profile
E.3.4.3.01 Standard

E.3.4.3.02

Standard

E.3.4.3.03

Standard

Requirement

Evaluation

Building façades facing public rights-ofway or public open spaces shall not
exceed 100 feet in length without a major
building modulation. At a minimum of
every 100 feet of façade length, a major
vertical façade modulation shall be a
minimum of 6 feet deep by 20 feet wide
recess or a minimum of 6 feet setback of
building plane from primary building
façade for the full height of the building.
This standard applies to all districts
except ECR NE-L and ECR SW since
those two districts are required to provide
a building break at every 100 feet.

N/A: This standard does not apply in
the ECR SW district.

In addition, the major building façade
modulation shall be accompanied with a
4-foot minimum height modulation and a
major change in fenestration pattern,
material and/or color.
Minor façade modulation may be
accompanied with a change in
fenestration pattern, and/or material,
and/or color, and/or height.

N/A: This standard does not apply in
the ECR SW district.

Buildings should consider sun shading
mechanisms, like overhangs, bris soleils
and clerestory lighting, as façade
articulation strategies.
The 45-degree building profile shall be
set at the minimum setback line to allow
for flexibility and variation in building
façade height within a district.

Horizontal building and architectural
projections, like balconies, bay windows,
dormer windows, canopies, awnings, and
signage, beyond the 45-degree building
profile shall comply with the standards for
Building Setbacks & Projection within
Setbacks (E.3.3.04 to E.3.3.07) and shall
be integrated into the design of the
building.
Vertical building projections like parapets
and balcony railings shall not extend 4
feet beyond the 45-degree building profile
and shall be integrated into the design of
the building.

Complies: On the Cambridge side,
color variation is used. On the ECR side
there is some minor fenestration
variation but mostly the variation is due
to the gable forms flanking the
modulation on each side. See sheet
A4.2
Complies: The building employs
overhangs and awnings for façade
articulation. See sheet A4.2.

Complies: See profiles on sheet A5.6.
Note: No building profile line is provided
along the rear building side but plan
information on sheets A1.7, A3.3. and
other locations suggest the standard
would be met.
Complies: Projections would be
integrated with design. See sheets A5.6
and A4.2.

Complies: The vertical projections
extend, at most, two feet above building
profile line. See sheet A5.6.
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Section
E.3.4.3.04

Standard or
Guideline
Standard

Requirement
Rooftop elements that may need to
extend beyond the 45-degree building
profile due to their function, such as stair
and elevator towers, shall be integrated
into the design of the building.

E.3.4.4 Upper Story Façade Length
E.3.4.4.01 Standard
Building stories above the 38-foot façade
height shall have a maximum allowable
façade length of 175 feet along a public
right-of-way or public open space.
E.3.5 Ground Floor Treatment, Entry and Commercial Frontage
Ground Floor Treatment
E.3.5.01
Standard
The retail or commercial ground floor
shall be a minimum 15-foot floor-to-floor
height to allow natural light into the
space.

Evaluation
Complies: The stair and elevator
projections are integrated into the
building design. See A4.2.

N/A: There is no building story above
38’ in height.

Complies: The floor-to-floor height
exceeds 15 feet by two inches. See
building sections A5.1 to A5.6.

E.3.5.02

Standard

Ground floor commercial buildings shall
have a minimum of 50% transparency
(i.e., clear-glass windows) for retail uses,
office uses and lobbies to enhance the
visual experience from the sidewalk and
street. Heavily tinted or mirrored glass
shall not be permitted.

Complies: Ground floor glazing
diagrams and calculations and clear
glazing image and material note meet
this requirement, as shown on sheet
A1.7a.

E.3.5.03

Guideline

Buildings should orient ground-floor retail
uses, entries and direct-access
residential units to the street.

Complies: Retail accesses are oriented
towards the street

E.3.5.04

Guideline

Buildings should activate the street by
providing visually interesting and active
uses, such as retail and personal service
uses, in ground floors that face the street.
If office and residential uses are
provided, they should be enhanced with
landscaping and interesting building
design and materials.

Complies: Retail is the primary activity
along both the El Camino Real and
Cambridge Avenue frontages.

E.3.5.05

Guideline

For buildings where ground floor retail,
commercial or residential uses are not
desired or viable, other project-related
uses, such as a community room, fitness
center, daycare facility or sales center,
should be located at the ground floor to
activate the street.

N/A: The ground floor will
accommodate retail and restaurant
uses, which are designed to activate
the street. The residential lobby
includes large windows to create a light
and inviting environment. No other
project related uses are proposed.

E.3.5.06

Guideline

Blank walls at ground floor are
discouraged and should be minimized.
When unavoidable, continuous lengths of
blank wall at the street should use other
appropriate measures such as
landscaping or artistic intervention, such
as murals.

Complies: Walls that are not
accommodated with openings for
practical reasons have been designed
to complement the architectural style
and employ elements like plant trellises,
green screen walls, thickened wall
bases, and planter walls
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Section
E.3.5.07

Standard or
Guideline
Guideline

E.3.5.08

Guideline

Building Entries
E.3.5.09
Standard

E.3.5.10

Guideline

E.3.5.11

Guideline

E.3.5.12

Guideline

E.3.5.13

Guideline

E.3.5.14

Guideline

Commercial Frontage
E.3.5.15
Standard
E.3.5.16

Standard

Requirement

Evaluation

Residential units located at ground level
should have their floors elevated a
minimum of 2 feet to a maximum of 4 feet
above the finished grade sidewalk for
better transition and privacy, provided
that accessibility codes are met.

N/A: There are no residential units on
the ground level

Architectural projections like canopies
and awnings should be integrated with
the ground floor and overall building
design to break up building mass, to add
visual interest to the building and provide
shelter and shade.

Complies: The building design includes
a great deal of mass articulation to
create a visually interesting building.
Balconies and awnings add additional
interest.

Building entries shall be oriented to a
public street or other public space. For
larger residential buildings with shared
entries, the main entry shall be through
prominent entry lobbies or central
courtyards facing the street. From the
street, these entries and courtyards
provide additional visual interest,
orientation and a sense of invitation.

Complies: Main retail entries are
oriented to a public street. These
entries are emphasized by the
surrounding design: the gable on El
Camino Real and the balconies on
Cambridge Avenue.

Entries should be prominent and visually
distinctive from the rest of the façade with
creative use of scale, materials, glazing,
projecting or recessed forms,
architectural details, color, and/or
awnings.
Multiple entries at street level are
encouraged where appropriate.
Ground floor residential units are
encouraged to have their entrance from
the street.
Stoops and entry steps from the street
are encouraged for individual unit entries
when compliant with applicable
accessibility codes. Stoops associated
with landscaping create inviting, usable
and visually attractive transitions from
private spaces to the street.
Building entries are allowed to be
recessed from the primary building
façade.
Commercial windows/storefronts shall be
recessed from the primary building
façade a minimum of 6 inches
Retail frontage, whether ground floor or
upper floor, shall have a minimum 50% of
the façade area transparent with clear
vision glass, not heavily tinted or highly
mirrored glass.

The residential lobby is less prominent
than the retail entries but opens to
Cambridge Avenue.
Complies: The elevations are
organized to place major architectural
emphasis at each of the three retail
entries. Further, the pattern and rhythm
of the façade focuses attention on the
entries.
Complies: The building has multiple
street level entrances. See A3.1 and
A4.2
N/A: No ground floor residential units
N/A: There are no stoops or entry
steps.

Complies: The building entries are
recessed from primary building facades.
See A3.1
Complies: See sheet A3.1. The
recesses vary considerably and are a
minimum of 6” deep.
Complies: Ground floor glazing
diagrams and calculations and clear
glazing image and material note meet
this requirement as shown on sheet
A1.7a.
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Section
E.3.5.17

Standard or
Guideline
Guideline

E.3.5.18

Guideline

E.3.5.19

Guideline

E.3.5.20

Guideline

E.3.5.21

Guideline

E.3.5.22

Guideline

E.3.5.23

Guideline

E.3.5.24

Guideline

E.3.5.25

Guideline

Requirement

Evaluation

Storefront design should be consistent
with the building’s overall design and
contribute to establishing a well-defined
ground floor for the façade along streets.
The distinction between individual
storefronts, entire building façades and
adjacent properties should be
maintained.
Storefront elements such as windows,
entrances and signage should provide
clarity and lend interest to the façade.

Complies: The storefront windows are
sized to relate to the residential
windows above.

Individual storefronts should have clearly
defined bays. These bays should be no
greater than 20 feet in length.
Architectural elements, such as piers,
recesses and projections help articulate
bays.
All individual retail uses should have
direct access from the public sidewalk.
For larger retail tenants, entries should
occur at lengths at a maximum at every
50 feet, consistent with the typical lot size
in downtown.
Recessed doorways for retail uses
should be a minimum of two feet in
depth. Recessed doorways provide
cover or shade, help identify the location
of store entrances, provide a clear area
for out-swinging doors and offer the
opportunity for interesting paving
patterns, signage and displays.
Storefronts should remain un-shuttered at
night and provide clear views of interior
spaces lit from within. If storefronts must
be shuttered for security reasons, the
shutters should be located on the inside
of the store windows and allow for
maximum visibility of the interior.
Storefronts should not be completely
obscured with display cases that prevent
customers and pedestrians from seeing
inside.
Signage should not be attached to
storefront windows.

Complies: Facade contrasts with the
adjacent building to the north and does
not copy the building across the street.
Complies: Storefronts define retail
character. Per applicant: Period
signage can be coordinated to match
the style of the building.
Complies: The design and placement
of storefront bays comply. See building
elevations.

Complies: Entries are on public
sidewalk side and occur, at the most,
50 feet apart.

Complies: Retail doorways are
recessed by at least two feet at all retail
entrances. See A3.1

Complies: Per applicant: No shutters
are proposed.

Complies: The project owners will
assure compliance by retail tenants.
Complies: Signage will be above or to
the side of the storefront windows. See
master sign plan sheet A-6.8.

E.3.6 Open Space
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Section
E.3.6.01

Standard or
Guideline
Standard

E.3.6.02

Standard

E.3.6.03

Guideline

E.3.6.04

Guideline

E.3.6.05

Guideline

E.3.6.06

Guideline

E.3.6.07

Guideline

Requirement
Residential developments or Mixed Use
developments with residential use shall
have a minimum of 100 square feet of
open space per unit created as common
open space or a minimum of 80 square
feet of open space per unit created as
private open space, where private open
space shall have a minimum dimension
of 6 feet by 6 feet. In case of a mix of
private and common open space, such
common open space shall be provided at
a ratio equal to 1.25 square feet for each
one square foot of private open space
that is not provided.
Residential open space (whether in
common or private areas) and accessible
open space above parking podiums up to
16 feet high shall count towards the
minimum open space requirement for the
development.
Private and/or common open spaces are
encouraged in all developments as part
of building modulation and articulation to
enhance building façade.
Private development should provide
accessible and usable common open
space for building occupants and/or the
general public.

For residential developments, private
open space should be designed as an
extension of the indoor living area,
providing an area that is usable and has
some degree of privacy.
Landscaping in setback areas should
define and enhance pedestrian and open
space areas. It should provide visual
interest to streets and sidewalks,
particularly where building façades are
long.
Landscaping of private open spaces
should be attractive, durable and
drought-resistant.

E.3.7 Parking, Service and Utilities
General Parking and Service Access
E.3.7.01
Guideline
The location, number and width of
parking and service entrances should be
limited to minimize breaks in building
design, sidewalk curb cuts and potential
conflicts with streetscape elements.

Evaluation
Complies: The private open space
requirement for the project is met by
providing private balconies for each
unit. Each of these spaces exceed the
80 square foot minimum area and
dimensional requirements for private
balconies. See A1.5a and A1.5b

Complies: 30 percent is the minimum
open space required. 1,458 square feet
of private open space may contribute to
the required open space of 5,191
square feet. 6,600 square feet of
common open space is provided at
ground level. See A1.3a.
Complies: Two balconies jut out on the
Cambridge Avenue side as part of
facade articulation
Complies: The project includes a great
deal of usable common open space that
is designed to invite and encourage
use. The paseo connects this space to
Cambridge Avenue and encourages
pedestrian traffic through the site. See
A1.1
Complies: Private open spaces are
presented as balconies set back into
the building to allow privacy. See A1.4a
and A1.5a
Complies: The landscaping enhances
public areas and open space. See
Landscape plans.

Complies: The Landscaping is
attractive, durable, and drought friendly.
See Landscape plans.

Complies: The trash room is directly
adjacent to the down ramp for the
garage. Location, number, and width of
parking and service entrances is
arranged to prevent breaks in design,
interference with sidewalks, and
streetscape conflicts. See A1.1
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Section
E.3.7.02

Standard or
Guideline
Guideline

E.3.7.03

Requirement

Evaluation

In order to minimize curb cuts, shared
entrances for both retail and residential
use are encouraged. In shared entrance
conditions, secure access for residential
parking should be provided.

Complies: Residential and commercial
uses share access to below grade
parking accessed through a single curb
cut.

Guideline

When feasible, service access and
loading docks should be located on
secondary streets or alleys and to the
rear of the building.

Complies: Service access and loading
are located on Cambridge Ave.

E.3.7.04

Guideline

The size and pattern of loading dock
entrances and doors should be integrated
with the overall building design.

Complies: A loading dock is not
required due to the size of the
commercial uses.

E.3.7.05

Guideline

Loading docks should be screened from
public ways and adjacent properties to
the greatest extent possible. In particular,
buildings that directly adjoin residential
properties should limit the potential for
loading-related impacts, such as noise.
Where possible, loading docks should be
internal to the building envelope and
equipped with closable doors. For all
locations, loading areas should be kept
clean.

Complies: No loading docks are
proposed. Loading will occur curbside
on Cambridge Avenue, where parking
is restricted.

E.3.7.06

Guideline

Surface parking should be visually
attractive, address security and safety
concerns, retain existing mature trees
and incorporate canopy trees for shade.
See Section D.5 for more compete
guidelines regarding landscaping in
parking areas.

N/A: Parking is underground.

Utilities
E.3.7.07

Guideline

Complies: All utilities are placed
underground.

E.3.7.08

Guideline

All utilities in conjunction with new
residential and commercial development
should be placed underground.
Above ground meters, boxes and other
utility equipment should be screened
from public view through use of
landscaping or by integrating into the
overall building design.

Complies: Above ground meters,
boxes, and other equipment are placed
in a mechanical enclosure at the rear of
the building. The backflow preventer is
located on Cambridge Avenue. All
equipment not contained within
enclosures will be painted to match the
door and window frames. Landscaping
Planter Boxes and/or low fencing have
been provided to screen these items
from view. See sheets L1.0, L1.1, C3.1.

Parking Garages
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Section
E.3.7.09

Standard or
Guideline
Standard

Requirement

Evaluation

To promote the use of bicycles, secure
bicycle parking shall be provided at the
street level of public parking garages.
Bicycle parking is also discussed in more
detail in Section F.5 “Bicycle Storage
Standards and Guidelines.”
Parking garages on downtown parking
plazas should avoid monolithic massing
by employing change in façade rhythm,
materials and/or color.
To minimize or eliminate their visibility
and impact from the street and other
significant public spaces, parking
garages should be underground,
wrapped by other uses (i.e. parking
podium within a development) and/or
screened from view through architectural
and/or landscape treatment.

Complies: Short term bicycle parking is
provided at street level, arranged
around the site and long term storage is
in the garage level where lockers have
been provided.

E.3.7.10

Guideline

E.3.7.11

Guideline

E.3.7.12

Guideline

Whether free-standing or incorporated
into overall building design, garage
façades should be designed with a
modulated system of vertical openings
and pilasters, with design attention to an
overall building façade that fits
comfortably and compatibly into the
pattern, articulation, scale and massing of
surrounding building character.

Complies: The parking garage is
underground.

E.3.7.13

Guideline

Complies: Underground parking will
accommodate all uses on site with
commercial largely on the first level and
residential on the second level.

E.3.7.14

Guideline

Shared parking is encouraged where
feasible to minimize space needs, and it
is effectively codified through the plan’s
off-street parking standards and
allowance for shared parking studies.
A parking garage roof should be
approached as a usable surface and an
opportunity for sustainable strategies,
such as installment of a green roof, solar
panels or other measures that minimize
the heat island effect.

E.3.8 Sustainable Practices
Overall Standards
E.3.8.01
Standard
Unless the Specific Plan area is explicitly
exempted, all citywide sustainability
codes or requirements shall apply.
Overall Guidelines

N/A: A parking garage is not proposed.

Complies: The parking garage is
underground.

Complies: Parking garage roof is the
first level's floor slab.

Tentatively complies: Per applicant::
All citywide sustainability codes to be
met.
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Section
E.3.8.02

Standard or
Guideline
Guideline

Requirement
Because green building standards are
constantly evolving, the requirements in
this section should be reviewed and
updated on a regular basis of at least
every two years.

Evaluation
Tentatively complies: Requirements
will be reviewed accordingly.

Leadership in Energy and Environmental Design (LEED) Standards
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E.3.8.03

Standard

Development shall achieve LEED
certification, at Silver level or higher, or a
LEED Silver equivalent standard for the
project types listed below. For LEED
certification, the applicable standards
include LEED New Construction; LEED
Core and Shell; LEED New Homes;
LEED Schools; and LEED Commercial
Interiors. Attainment shall be achieved
through LEED certification or through a
City-approved outside auditor for those
projects pursing a LEED equivalent
standard. The requirements, process and
applicable fees for an outside auditor
program shall be established by the City
and shall be reviewed and updated on a
regular basis.
LEED certification or equivalent standard,
at a Silver lever or higher, shall be
required for:







Tentatively Complies: Per applicant:
Building is a mixed-use Group R and
Group M building. The building is
intended to be LEED Silver Equivalent
and NZE; Net Zero Energy as a goal.
Electric vehicle plug-in stations are
provided in the garage level

Newly constructed residential buildings of
Group R (single-family, duplex and multifamily);
Newly constructed commercial buildings
of Group B (occupancies including
among others office, professional and
service type transactions) and Group M
(occupancies including among others
display or sale of merchandise such as
department stores, retail stores,
wholesale stores, markets and sales
rooms) that are 5,000 gross square feet
or more;
New first-time build-outs of commercial
interiors that are 20,000 gross square
feet or more in buildings of Group B and
M occupancies; and
Major alterations that are 20,000 gross
square feet or more in existing buildings
of Group B, M and R occupancies, where
interior finishes are removed and
significant upgrades to structural and
mechanical, electrical and/or plumbing
systems are proposed.

All residential and/or mixed use
developments of sufficient size to require
LEED certification or equivalent standard
under the Specific Plan shall install one
dedicated electric vehicle/plug-in hybrid
electric vehicle recharging station for
every 20 residential parking spaces
provided. Per the Climate Action Plan the
complying applicant could receive
incentives, such as streamlined permit
processing, fee discounts, or design
templates.

Leadership in Energy and Environmental Design (LEED) Guidelines
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Section
E.3.8.04

Standard or
Guideline
Guideline

Requirement

Evaluation

The development of larger projects
allows for more comprehensive
sustainability planning and design, such
as efficiency in water use, stormwater
management, renewable energy sources
and carbon reduction features. A larger
development project is defined as one
with two or more buildings on a lot one
acre or larger in size. Such development
projects should have sustainability
requirements and GHG reduction targets
that address neighborhood planning, in
addition to the sustainability requirements
for individual buildings (See Standard
E.3.8.03 above). These should include
being certified or equivalently verified at a
LEED-ND (neighborhood development),
Silver level or higher, and mandating a
phased reduction of GHG emissions over
a period of time as prescribed in the 2030
Challenge.
The sustainable guidelines listed below
are also relevant to the project area.
They relate to but do not replace LEED
certification or equivalent standard rating
requirements.

N/A: The site is too small to have to
conform to LEED ND Silver standards.
However, the project will address
localized flooding issue at the corner of
El Camino and Cambridge, and will
upgrade the stormwater management
system and significantly reduce runoff
from the property by managing
infiltration and increasing pervious area
with bioretention, landscaping, and
pervious pavements.

Building Design Guidelines
E.3.8.05
Guideline
Buildings should incorporate narrow floor
plates to allow natural light deeper into
the interior.
E.3.8.06
Guideline
Buildings should reduce use of daytime
artificial lighting through design elements,
such as bigger wall openings, light
shelves, clerestory lighting, skylights, and
translucent wall materials.
E.3.8.07
Guideline
Buildings should allow for flexibility to
regulate the amount of direct sunlight into
the interiors. Louvered wall openings or
shading devices like bris soleils help
control solar gain and check overheating.
Bris soleils, which are permanent sunshading elements, extend from the sunfacing façade of a building, in the form of
horizontal or vertical projections
depending on sun orientation, to cut out
the sun’s direct rays, help protect
windows from excessive solar light and
heat and reduce glare within.
E.3.8.08
Guideline
Where appropriate, buildings should
incorporate arcades, trellis and
appropriate tree planting to screen and
mitigate south and west sun exposure
during summer. This guideline would not
apply to downtown, the station area and
the west side of El Camino Real where
buildings have a narrower setback and
street trees provide shade.

Complies: The floor plates are narrow.
Complies: The building has large
windows to allow for increased natural
lighting.
Complies: The awnings and sun
shades can be placed into the building
without compromising the building's
Spanish/Monterey style.

N/A: The subject property is located on
the west side of El Camino Real.
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Section

Standard or
Guideline
Guideline

Requirement

Operable windows are encouraged in
new buildings for natural ventilation.
E.3.8.10
Guideline
To maximize use of solar energy,
buildings should consider integrating
photovoltaic panels on roofs.
E.3.8.11
Guideline
Inclusion of recycling centers in kitchen
facilities of commercial and residential
buildings shall be encouraged. The
minimum size of recycling centers in
commercial buildings should be 20 cubic
feet (48 inches wide x 30 inches deep x
24 inches high) to provide for garbage
and recyclable materials.
Stormwater and Wastewater Management Guidelines
E.3.8.12
Guideline
Buildings should incorporate intensive or
extensive green roofs in their design.
Green roofs harvest rain water that can
be recycled for plant irrigation or for some
domestic uses. Green roofs are also
effective in cutting-back on the cooling
load of the air-conditioning system of the
building and reducing the heat island
effect from the roof surface.
E.3.8.13
Guideline
Projects should use porous material on
driveways and parking lots to minimize
stormwater run-off from paved surfaces.
Landscaping Guidelines
E.3.8.14
Guideline
Planting plans should support passive
heating and cooling of buildings and
outdoor spaces.
E.3.8.09

E.3.8.15

Guideline

E.3.8.16

Guideline

Lighting Standards
E.3.8.17
Standard

E.3.8.18

Standard

Lighting Guidelines
E.3.8.19
Guideline

Regional native and drought resistant
plant species are encouraged as planting
material.
Provision of efficient irrigation system is
recommended, consistent with the City's
Municipal Code Chapter 12.44 "WaterEfficient Landscaping".

Evaluation
Complies: The residential windows are
operable.
Complies: Refer to sheet A-3.8 for
rooftop Photovoltaic panel locations.
Complies: Trash and recycling room
available on the first floor width
dimensions of 16' by 16' and an area of
256 square feet.

Complies: Refer to sheet A-3.8 for
green roof area. Also see C5.0,
Stormwater Management Plan has
been added to the submittal set which
delineates the green roof as “DMA 7”
and lists all its treatment stats. Sheet
LEED-1.0 now includes specifications
for the green roof assembly.
Complies: The project uses porous
materials to minimize stormwater runoff from paved surfaces. See L1.0.
Complies: Plan embellishes plantscape to the west and additional trees
to the South with native species types.
See Landscaping plan L1.2.
Complies: Reference attached
landscape planting plan L1.2.
Complies: See Landscape plans.

Exterior lighting fixtures shall use fixtures
with low cut-off angles, appropriately
positioned, to minimize glare into dwelling
units and light pollution into the night sky.
Lighting in parking garages shall be
screened and controlled so as not to
disturb surrounding properties, but shall
ensure adequate public security.

Complies: Exterior lighting complies
with this requirement. See RCP-1.4.

Energy-efficient and color-balanced
outdoor lighting, at the lowest lighting
levels possible, are encouraged to
provide for safe pedestrian and auto
circulation.

Complies: The site lighting would be
efficient and color-balanced.
See photometric lighting sheets RCP-1.1, RCP-1.2 and RCP-1.3.

Complies: The parking garage is under
ground. The lighting in the parking
garage is designed to ensure adequate
lighting. See photometric lighting sheets
RCP-1.2 and RCP-1.3.
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Section
E.3.8.20

Standard or
Guideline
Guideline

Improvements should use ENERGY
STAR-qualified fixtures to reduce a
building’s energy consumption.

Installation of high-efficiency lighting
systems with advanced lighting control,
including motion sensors tied to
dimmable lighting controls or lighting
controlled by timers set to turn off at the
earliest practicable hour, are
recommended.
Green Building Material Guidelines
E.3.8.22
Guideline
The reuse and recycle of construction
and demolition materials is
recommended. The use of demolition
materials as a base course for a parking
lot keeps materials out of landfills and
reduces costs.
E.3.8.23
Guideline
The use of products with identifiable
recycled content, including post-industrial
content with a preference for postconsumer content, are encouraged.
E.3.8.24
Guideline
Building materials, components, and
systems found locally or regionally should
be used, thereby saving energy and
resources in transportation.
E.3.8.25
Guideline
A design with adequate space to facilitate
recycling collection and to incorporate a
solid waste management program,
preventing waste generation, is
recommended.
E.3.8.26
Guideline
The use of material from renewable
sources is encouraged.
E.3.8.21

Guideline

Requirement

Evaluation
Complies: Lighting should be Energy
Star qualified. All site lighting would
utilize LED and are Energy Star
compliant. See photometric lighting
sheets RCP-1.1, RCP-1.2 and RCP1.3.
Complies: Lighting would be
coordinated with the style of the
building.

Tentatively Complies: Per applicant:
Materials would be reused to the extent
that demolition materials can be reused
or recycled.
Tentatively Complies: Per applicant:
Recycled content would be used to the
extend possible as required by LEED
Tentatively Complies: Per applicant:
Locally found materials would be used.
Complies: The building has adequate
space for garbage and recycling
collection.
Tentatively Complies: Per applicant:
Material from renewable sources will be
used.
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ATTACHMENT P
201 El Camino Real, Menlo Park

965 East San Carlos Ave, San Carlos

July 18, 2020

___________________________________________________________________________

Hu – Hantwo LLC
86 Michaels Way
Atherton, CA 94027
Site: 201 El Camino Real, Menlo Park
Dear Hu,
At your request I visited the above site for the purpose of inspecting and commenting on the Regulated
trees around the property. A development is planned, prompting the need for this tree protection
report.
Method:
Menlo Park requests that all trees within the property or within 8 feet of the property lines be included
on the report if the trunk diameter at standard height is greater than 6 inches. The location of the trees
on this site can be found on the plan provided by you. Each tree is given an identification number.
The trees are measured at 54 inches above ground level (DBH or Diameter at Breast Height). A
condition rating of 1 to 100 is assigned to each tree representing form and vitality on the following scale:
1 to 29
30 to 49
50 to 69
70 to 89
90 to 100

Very Poor
Poor
Fair
Good
Excellent

The height and spread of each tree is estimated. A Comments section is provided for any significant
observations affecting the condition rating of the tree.
A Summary and Tree Protection Plan are at the end of the end of the survey providing recommendations
for maintaining the health and condition of the trees during and after construction. There is an Addenda
at the end of the report for specific details required through planning and construction.
If you have any questions, please don’t hesitate to call.

Sincerely

Robert Weatherill
Certified Arborist WE 1936A
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Tree Survey
Tree#

Species

DBH

Ht/Sp

Con Rating

Comments

1

Coastal redwood
Sequoia sempervirens

29.6”

50/25

65

Good health and condition, pruned for
PGE, Regulated

2

Coastal redwood
Sequoia sempervirens

27.2”

45/20

65

Good health and condition, pruned for
PGE, Regulated

3

Valley oak
Quercus lobata

19.2”

30/25

40

Poor health and condition, pruned for
PGE, one sided, Regulated

4

Honey locust
Gleditsia triacanthos

12.3”

30/30

50

Fair health and condition, drought stress
Not Regulated

5

Coastal redwood
Sequoia sempervirens

33.7”

45/25

40

Poor health and condition, thin canopy,
codominant, Regulated

6

Coastal redwood
Sequoia sempervirens

23.1”

40/20

65

Good health and condition
Regulated

7

Coastal redwood
Sequoia sempervirens

9.6”

30/10

65

Good health and condition
Not Regulated

8

Coastal redwood
Sequoia sempervirens

16.2”

30/15

65

Good health and condition
Regulated

9

Valley oak
Quercus lobata

40.3”

40/50

80

Good health and condition, well
maintained, Regulated

10

Coastal redwood
Sequoia sempervirens

24”est

60/25

60

Good health and condition, neighbors
Regulated

11

Black acacia
Acacia melonoxylon

21.7”

60/30

50

Fair health and condition, leaning, one
sided, poor species, Regulated

12

Black acacia
Acacia melonoxylon

23.8”

60/30

50

Fair health and condition, leaning, one
sided, poor species, Regulated

13

Chinese elm
Ulmus parvifolia

14.1”

30/25

40

Poor health and condition, cankers, decay
poor form, Not Regulated

14

Black walnut
Juglans nigra

9.7”

15/10

30

Poor health and condition, suppressed
by #3, Not Regulated

15

Plum
Prunus cerasifera

10.5”

18/5

30

Poor health and condition
Not Regulated

16

Sycamore
Platanus acerifolia

2.8”

10/2

40

Poor health and condition
Street Tree, damage at base. Regulated

17

Sycamore
Platanus acerifolia

5.2”

20/5

40

Fair health and poor condition,
Significant lean. Street Tree Regulated

18

Sycamore
Platanus acerifolia

3.5”

20/4

60

Good health and condition
Street Tree Regulated
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Tree#

Species

DBH

Ht/Sp

Con Rating

Comments

19

Carob
Ceratonia siliqua

12.8”

20/18

65

Fair health and condition,
Not Regulated

20

Carob
Ceratonia siliqua

11.7”

20/15

65

Fair health and condition, Street tree
Regulated

Summary:
The trees on the site are a variety of natives and non-natives.
There are 10 Regulated trees of which 1 is on a neighbor’s property.
Tree # 1 is a Regulated trees in good health and condition and has been requested for removal since it
is within the proposed construction.
Tree # 5 is a Regulated tree in poor health and condition and should be removed.
Tree #s 2, 3, 6, 8, 9, 10, 11 and 12 are Regulated trees that should be protected during construction.
Tree #s 4, 7, 13, 14 and 15 are not Regulated trees and can be removed if desired.
Tree #s 16, 17, 18 are street trees along El Camino Real. Tree #s 16 and 17 are in fair health and poor
condition and should be removed. Tree # 18 should be protected during construction.
Tree # 19 is a Non Regulated tree on the neighbor’s property that should be protected during
construction.
Tree # 20 is a tree in the public right of way and should also be protected during construction.

Tree Protection Plan
1. The Tree Protection Zone (TPZ) should be defined with protective fencing. This should be
cyclone or chain link fencing on 11/2 ” or 2” posts driven at least 2 feet in to the ground standing at
least 6 feet tall. Normally a TPZ is defined by the dripline of the tree. I recommend the TPZ’s
as follows:-

Tree # 2: TPZ should be at 8 feet from the trunk closing on the sidewalk in accordance with Type I
Tree Protection as outlined and illustrated in image 2.15-1 and 2 (6)
Tree # 3: TPZ should be at 12 feet from the trunk closing on the fence line in accordance with Type I
Tree Protection as outlined and illustrated in image 2.15-1 and 2 (6).
Tree #s 6, 8, 10, 11 and 12: TPZ should be at 15 feet from the trunk closing on the fence line in
accordance with Type I Tree Protection as outlined and illustrated in image 2.15-1 and 2 (6) The tree
protection for Tree #s 6 and 8 can be reduced to accommodate excavation for the parking garage but
should be no closer than 3 feet from the trunk.
Tree #s 9: TPZ should be at 20 feet from the trunk closing on the fence line in accordance with Type
I Tree Protection as outlined and illustrated in image 2.15-1 and 2 (6) . This can be reduced to no less
than 15 feet to accommodate the excavation of the parking garage.
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Tree # 19: TPZ should be at 8 feet from the trunk closing on the fence in accordance with Type I
Tree Protection as outlined and illustrated in image 2.15-1 and 2 (6)
Tree #s 18 and 20: The trunks should be wrapped with 4 layers of orange snow fencing and 2 inch
thick wooden slats to a height of 10 feet above finished grade with Type III Tree Protection as
outlined and illustrated in image 2.15-4 (6)
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2. Any pruning and maintenance of the tree shall be carried out before construction begins. This
should allow for any clearance requirements for both the new structure and any construction
machinery. This will eliminate the possibility of damage during construction. The pruning
should be carried out by an arborist, not by construction personnel. No limbs greater than 4”
in diameter shall be removed.
3. All trees should be deep root fertilized prior to construction. Supplemental irrigation may be
required during the period of construction.
4. Any excavation in ground where there is a potential to damage roots of 1” or more in diameter
should be carefully hand dug. Where possible, roots should be dug around rather than cut.(2)
5. If roots are broken, every effort should be made to remove the damaged area and cut it back to
its closest lateral root. A clean cut should be made with a saw or pruners. This will prevent
any infection from damaged roots spreading throughout the root system and into the tree.(2)
6. Do Not:.(4)
a. Allow run off or spillage of damaging materials into the area below any tree canopy.
b. Store materials, stockpile soil, park or drive vehicles within the TPZ of the tree.
c. Cut, break, skin or bruise roots, branches or trunk without first obtaining permission from the
city arborist.
d. Allow fires under any adjacent trees.
e. Discharge exhaust into foliage.
f. Secure cable, chain or rope to trees or shrubs.
g. Apply soil sterilants under pavement near existing trees.

7. Where roots are exposed, they should be kept covered with the native soil or four layers of
wetted, untreated burlap. Roots will dry out and die if left exposed to the air for too long.(4)
8. Route pipes into alternate locations to avoid conflict with roots.(4)
9. Where it is not possible to reroute pipes or trenches, the contractor is to bore beneath the dripline
of the tree. The boring shall take place no less than 3 feet below the surface of the soil in order to
avoid encountering “feeder” roots.(4)
10. Compaction of the soil within the dripline shall be kept to a minimum.(2)
11. Any damage due to construction activities shall be reported to the project arborist or city arborist
within 6 hours so that remedial action can be taken.
12. Ensure upon completion of the project that the original ground level is restored
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Location of existing buildings and parking area,
protected trees and their Tree Protection Zones
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Location of proposed construction, protected trees and their Tree Protection Zones
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Glossary
Canopy

The part of the crown composed of leaves and small twigs.(2)

Cavities

An open wound, characterized by the presence of extensive decay and
resulting in a hollow.(1)

Decay

Process of degradation of woody tissues by fungi and bacteria through the
decomposition of cellulose and lignin(1)

Dripline

The width of the crown as measured by the lateral extent of the foliage.(1)

Genus

A classification of plants showing similar characteristics.

Root crown

The point at which the trunk flares out at the base of the tree to become the root
system.

Species

A Classification that identifies a particular plant.

Standard
height

Height at which the girth of the tree is measured. Typically 4 1/2 feet above
ground level

References

(1) Matheny, N.P., and Clark, J.P. Evaluation of Hazard Trees in Urban Areas.
International Society of Arboriculture,1994.
(2) Harris, R.W., Matheny, N.P. and Clark, J.R.. Arboriculture: Integrated
Management of Landscape Trees, Shrubs and Vines. Prentice Hall, 1999.
(3) Carlson, Russell E. Paulownia on The Green: An Assessment of Tree Health
and Structural Condition. Tree Tech Consulting, 1998.
(4) Extracted from a copy of Tree Protection guidelines. Anon
(5) T. D. Sydnor, Arboricultural Glossary. School of Natural Resources, 2000
(6) D Dockter, Tree Technical Manual. City of Palo Alto, June, 2001
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Certification of Performance(3)
I, Robert Weatherill certify:
* That I have personally inspected the tree(s) and/or the property referred to in this
report, and have stated my findings accurately. The extent of the evaluation and
appraisal is stated in the attached report and the Terms and Conditions;
* That I have no current or prospective interest in the vegetation or the property that is
the subject of this report, and I have no personal interest or bias with respect to the
parties involved;
* That the analysis, opinions and conclusions stated herein are my own, and are based on
current scientific procedures and facts;
* That my compensation is not contingent upon the reporting of a predetermined
conclusion that favors the cause of the client or any other party, nor upon the results of
the assessment, the attainment of stipulated results, or the occurrence of any subsequent
events;
* That my analysis, opinions, and conclusions were developed and this report has been
prepared according to commonly accepted Arboricultural practices;
* That no one provided significant professional assistance to the consultant, except as
indicated within the report.
I further certify that I am a member of the International Society of Arboriculture and a
Certified Arborist. I have been involved in the practice of arboriculture and the care and study of trees for
over 15 years.

Signed

Robert Weatherill
Certified Arborist WE 1936a
Date: 7/18/20
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Terms and Conditions(3)
The following terms and conditions apply to all oral and written reports and correspondence pertaining to
consultations, inspections and activities of Advanced Tree Care :
1.
All property lines and ownership of property, trees, and landscape plants and fixtures are assumed
to be accurate and reliable as presented and described to the consultant, either verbally or in writing. The
consultant assumes no responsibility for verification of ownership or locations of property lines, or for
results of any actions or recommendations based on inaccurate information.
2.
It is assumed that any property referred to in any report or in conjunction with any services
performed by Advanced Tree Care, is not in violation of any applicable codes, ordinances, statutes, or other
governmental regulations, and that any titles and ownership to any property are assumed to be good and
marketable. Any existing liens and encumbrances have been disregarded.
3.
All reports and other correspondence are confidential, and are the property of Advanced Tree Care
and it’s named clients and their assignees or agents. Possession of this report or a copy thereof does not imply
any right of publication or use for any purpose, without the express permission of the consultant and the
client to whom the report was issued. Loss, removal or alteration of any part of a report invalidates the
entire appraisal/evaluation.
4.
The scope of any report or other correspondence is limited to the trees and conditions specifically
mentioned in those reports and correspondence. Advanced Tree Care and the consultant assume no liability
for the failure of trees or parts of trees, either inspected or otherwise. The consultant assumes no
responsibility to report on the condition of any tree or landscape feature not specifically requested by the
named client.
5.
All inspections are limited to visual examination of accessible parts, without dissection, excavation,
probing, boring or other invasive procedures, unless otherwise noted in the report. No warrantee or
guarantee is made, expressed or implied, that problems or deficiencies of the plants or the property will not
occur in the future, from any cause. The consultant shall not be responsible for damages caused by any tree
defects, and assumes no responsibility for the correction of defects or tree related problems.
6.
The consultant shall not be required to provide further documentation, give testimony, be deposed,
or attend court by reason of this appraisal/report unless subsequent contractual arrangements are made,
including payment of additional fees for such services as described by the consultant or in the fee schedules
or contract.
7.
Advanced Tree Care has no warrantee, either expressed or implied, as to the suitability of the
information contained in the reports for any purpose. It remains the responsibility of the client to determine
applicability to his/her particular case.
8.
Any report and the values, observations, and recommendations expressed therein represent the
professional opinion of the consultants, and the fee for services is in no manner contingent upon the
reporting of a specified value nor upon any particular finding to be reported.
9.
Any photographs, diagrams, graphs, sketches, or other graphic material included in any report,
being intended solely as visual aids, are not necessarily to scale and should not be construed as engineering
reports or surveys, unless otherwise noted in the report. Any reproductions of graphs material or the work
product of any other persons is intended solely for the purpose of clarification and ease of reference.
Inclusion of said information does not constitute a representation by Advanced Tree Care or the consultant
as to the sufficiency or accuracy of that information.
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Addenda
Specific Construction Impacts on Tree #s 2, 3, 6, 8 and 9
Coast redwood #2
TPZ should be at 8 feet from the trunk closing on the sidewalk in accordance with Type I Tree
Protection as outlined and illustrated in image 2.15-1 and 2 (6). This can be free standing, temporary
fencing whilst the asphalt and driveway is intact. Demolition of existing brickwork pillars, curbs and
asphalt should be done by hand within the TPZ. When complete, the fencing should be moved to its
permanent location on posts driven into the ground for the duration of construction. No roots greater
than 2 inches in diameter shall be cut.
Excavation for the ramp down to the garage and its retaining wall within the TPZ should be done by
hand or machine carefully reaching into the TPZ. If roots are encountered greater than 2 inches in
diameter, they should be left intact and inspected by the Site Arborist. Roots should be worked
around where possible.
The joint trench to convert existing overhead electric, telephone and CATV will be located in the
sidewalk of Cambridge Ave. This should be hand dug. Excavation of the first 2 feet depth of the
trench within the TPZ of Tree #2 should be done by hand (marked in blue on drawing). No roots
greater than 2 inches in diameter should be cut.
Redwoods are quite tolerant to construction impacts but as a precaution to ensure that the health and
vigor of the tree is maintained during construction, the tree should be deep root fertilized prior to
construction. Supplemental irrigation should be applied between the months of May and August,
twice a month during construction to ensure the health and vigor of the tree is maintained during
construction.
The landscape around Tree #2 should be moderate to high water use. No plantings or irrigation
within 5 feet of the trunk of the tree.
Valley oak #3
TPZ should be at 12 feet from the trunk closing on the sidewalk in accordance with Type I Tree
Protection as outlined and illustrated in image 2.15-1 and 2 (6). This can be free standing, temporary
fencing whilst the driveway is intact. Demolition of existing driveway, walls, curbs and asphalt
should be done by hand within the TPZ. When complete, the fencing should be moved to its
permanent location on posts driven into the ground for the duration of construction. No roots greater
than 2 inches in diameter shall be cut.
The joint trench to convert existing overhead electric, telephone and CATV will be located in the
sidewalk of Cambridge Ave. Excavation of the first 2 feet depth of the trench within the TPZ of Tree
#3 should be done by hand (marked in blue on drawing). No roots greater than 2 inches in diameter
should be cut.
A new water line and sewer will pass through the TPZ of this tree. Excavation of the first 2 feet
depth of the trench within the TPZ of Tree #3 should be done by hand (marked in blue on drawing).
No roots greater than 2 inches in diameter should be cut.
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Coast redwood #s 6 and 8
TPZs should be at 15 feet from the trunk closing on the fence line in accordance with Type I Tree
Protection as outlined and illustrated in image 2.15-1 and 2 (6). This can be free standing, temporary
fencing whilst the asphalt and driveway is intact. Demolition of existing asphalt should be done by
hand within the TPZs.
When complete, the fencing should be moved to its permanent location on posts driven into the
ground for the duration of construction. No roots greater than 2 inches in diameter shall be cut.
Excavation for the garage and its retaining wall within the TPZs will be minimized using shoring
techniques, this will ensure that there is no unnecessary over-dig. The first 3 feet in depth of the
excavation within the TPZ should be done by hand to determine what roots may be impacted. All
roots should be retained and inspected by the Site Arborist. No roots greater than 2 inches in
diameter should be damaged or cut without Arborist Supervision.
Redwoods are quite tolerant to construction impacts but as a precaution to ensure that the health and
vigor of the tree is maintained during construction, the tree should be deep root fertilized prior to
construction. Supplemental irrigation should be applied between the months of May and August,
twice a month during construction to ensure the health and vigor of the tree is maintained during
construction.
A storm drain is proposed between Tree #s 6 and 8. There will be a high density of important roots
within this area, consequently this drain shored be bored beneath the trees no less than 3 feet below
the surface.
The landscape around Tree #s 6 and 8 should be moderate to high water use. No plantings or
irrigation within 5 feet of the trunk of the tree.
Valley oak #9
TPZ should be at 20 feet from the trunk in accordance with Type I Tree Protection as outlined and
illustrated in image 2.15-1 and 2 (6) . This can be reduced to no less than 15 feet to accommodate the
excavation of the parking garage. This can be free standing, temporary fencing whilst the existing
parking lot is intact. Demolition of existing parking lot should be done by machine reaching into the
TPZ. After removal of the asphalt, no machinery should track through the TPZ unless the root zone is
protected with steel plates or plywood laid on 4 inches of wood chips. When demolition is complete,
the fencing should be moved to its permanent location on posts driven into the ground for the
duration of construction. No roots greater than 2 inches in diameter shall be cut.
Currently, the existing parking lot is constructed with asphalt. The future parking lot will also be
asphalt. The new finished level of the asphalt must slope away from the tree. There should be no
standing water along the curb line by the tree. There should be minimum preparation necessary for
the new asphalt as compaction of existing substrates has already been achieved. Preparation for
parking lot construction should be kept to a minimum if possible. The TPZ fencing will have to be
removed when preparing the parking lot. After removal of the fencing, the trunk should be wrapped
with 4 layers of orange snow fencing and 2 inch thick wooden slats to a height of 10 feet above
finished grade as outlined below, Type III Tree Protection.
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A new curb line will be constructed around the base of the tree. This should be no closer than 2 feet
from the trunk of the tree. The excavation for the foundation of the curb should be done by hand, no
roots greater than 2 inches should be cut. After installation of the curb, a root crown excavation
should be performed by an arborist. Once the root crown has been exposed, this area should be
covered with a 2 inch layer of mulch. There should be no plantings or irrigation within 5 feet of the
trunk of the tree.
Construction of the bio treatment area and permeable pavers within the TPZ should be done by
hand. No roots greater than 2” in diameter shall be cut.
Any pruning and maintenance of the tree shall be carried out before construction begins. This
should allow for any clearance requirements for both the new structure and any construction
machinery. This will eliminate the possibility of damage during construction. The pruning
should be carried out by an arborist, not by construction personnel. No limbs greater than 4” in
diameter shall be removed. From a visual inspection, it appears that no more than 10% of the
canopy will need to be pruned to accommodate the new construction.
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Locations of hand dig and boring for storm drains and utilities
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Further Specific Construction Impacts on Tree # 2
Coast redwood #2
Please refer to drawing and photographs overleaf.
It can be seen from the drawing and attached photograph that the existing curb line is very close to
Tree # 2. This curb will be removed and replaced with a new curb which is shown in white on the
photograph and blue on the drawing. Excavation for the garage will not be any closer than 10 feet
from the trunk of the tree. Excavation between the proposed new curb and edge of excavation for the
garage will not exceed 12 inches in depth and all precautions protecting roots greater than 2” in
diameter will be adhered to. The excavation of the proposed entry into the garage from the street to
the edge of garage dig will not exceed 12” in depth and will be replaced with porous paving material.

Proposed new curb and edge of garage excavation close to Tree # 2
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Proposed new curb and edge of garage excavation close to Tree # 2
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Proposed new curb and garage excavation close to Tree # 2
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Site Monitoring Activities
There will be monthly site visits for the duration of the project to ensure tree protection is all in
place and to monitor the health and condition of the trees during construction. Monthly reports
will be submitted to dmecklund@menlopark.org.
The following specific activities should be monitored by the Site Arborist:
Set up of initial Tree Protection Fencing prior to demolition
Pruning of Tree # 9 for construction clearances
Adjustment of Tree Protection Fencing for excavation and construction
Excavation of ramp and retaining wall close to Tree # 2
Excavation of Joint Utilities Trench close to Tree #s 2 and 3
Excavation and shoring within the TPZs of Tree #s 6 and 8
Excavation for storm drain boring beneath Tree #s 6 and 8
Root crown excavation of Tree # 9
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ATTACHMENT Q

This document is recorded for the
benefit of the City of Menlo Park
and is entitled to be recorded free
of charge in accordance with
Sections 6103 and 27383 of the
Government Code.
RECORDING REQUESTED BY
AND WHEN RECORDED MAIL TO:
City of Menlo Park
Attn: City Clerk
701 Laurel Street
Menlo Park, CA 94025

BELOW MARKET RATE HOUSING AGREEMENT
AND
DECLARATION OF RESTRICTIVE COVENANTS
(201-211 El Camino Real and 612 Cambridge Avenue Project)
THIS BELOW MARKET RATE HOUSING AGREEMENT AND DECLARATION OF
RESTRICTIVE COVENANTS (“Agreement”) is entered into as of ____________________,
2020 (“Effective Date”), by and between the City of Menlo Park, a California municipal
corporation (“City”), and HuHan Two, LLC, a limited liability company (“Owner”). City and
Owner may be referred to individually as a “Party” or collectively as the “Parties” in this
Agreement.
RECITALS
A.
Owner is the owner of those certain parcels of real property having current
addresses at 201-211 El Camino Real (APN 071-431-200), 612 Cambridge Avenue (APN 071413-380) and an unaddressed property (APN 071-413-370), in the City of Menlo Park,
California (collectively, the “Property”), as more particularly described in Exhibit A attached
hereto. The Property is commonly known as 201 El Camino Real.
B.
Owner applied to demolish approximately 6,032 square feet of existing
commercial space and 2,892 square feet of existing residential space on the Property and to
develop a three-story, mixed-use development consisting of approximately 7,076 square feet
of retail and restaurant uses on the first floor and 12 multi-family residential units on the
second and third floors, with a below-grade parking structure, and two detached townhouses,
along with associated site improvements. (“Project”).
C.
Menlo Park Municipal Code Chapter 16.96, the Below Market Rate Housing
Program (“BMR Ordinance”), and the Below Market Rate Housing Program Guidelines
(“Guidelines”) require the Owner to provide 10 percent or 1.4 units as affordable to below
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market rate (“BMR”) households. The Owner is seeking to develop at the public benefit bonus
level and has proposed 0.6 additional BMR units as the public benefit for a total of two on-site
BMR units for low income households.
D.
On October 27, 2020, after a duly noticed public hearing, and on the
recommendation of the Planning Commission, the City Council granted architectural control,
conditional use permit, major subdivision map, public right-of-way vacation, and environmental
review approvals for the Project (“Project Approvals”). Because the Project Approvals
include a subdivision map, the housing units could be sold as condominiums; however, the
Owner has indicated that the residential units will be rental for an indefinite period.
E.
The Project Approvals require the Owner to provide two BMR units affordable to
low-income households, whether the units are rented or sold (“Low Income Units”). In
accordance with the BMR Ordinance and Guidelines, Owner is required to execute and record
an approved Below Market Rate Housing Agreement as a condition precedent to the issuance
of a building permit for the Project. This Agreement is intended to satisfy that requirement.
NOW, THEREFORE, the Parties hereto agree as follows.
incorporated into this Agreement by this reference.
1.

The recitals are

CONSTRUCTION OF THE IMPROVEMENTS

1.1
Construction of the Project. Owner agrees to construct the Project in
accordance with the City Municipal Code, the Guidelines, the Project Approvals, and all other
applicable state and local building codes, development standards, ordinances and zoning
codes and to meet the following conditions in accordance with the Project Approvals:
(a)
Prior to issuance of any building permit to construct any portion of the
Project, Owner shall execute, acknowledge and deliver this Agreement to the City,
which shall be recorded.
(b)
No portion of any residential unit may be approved for occupancy until
the Owner has completed and designated two Low Income Units in the Project, the City
has approved the Low Income Units for occupancy, and the terms of Section 2 or
Section 3 have been otherwise complied with.
(c)
The exterior materials used in the construction of the Low Income Units
Units will be similar and indistinguishable from those of the market rate units. The
interior finishes of the Low Income Units shall be similar to those of the market rate
units.
1.2
City and Other Governmental Permits. Before commencement of the
Project, the Owner shall secure or cause its contractor to secure any and all permits which
may be required by the City or any other governmental agency affected by such construction,
including without limitation building permits. Owner shall pay all necessary fees and timely
submit to the City final drawings with final corrections to obtain such permits; the staff of the
City will, without incurring liability or expense therefor, process applications in the ordinary
course of business for the issuance of building permits and certificates of occupancy for
construction that meets the requirements of the City Code, and all other applicable laws and
regulations.
1.3
Compliance with Laws. The Owner shall carry out the acquisition, design,
construction and operation of the Project in conformity with all applicable laws, including all
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applicable state labor standards, City zoning and development standards, building, plumbing,
mechanical and electrical codes, and all other provisions of the City Municipal Code. The
Owner shall also ensure that the Project is constructed and operated in compliance with all
applicable disabled and handicapped access requirements, including without limitation the
Americans With Disabilities Act, 42 U.S.C. Section 12101, et seq., Government Code Section
4450, et seq., Government Code Section 11135, et seq., and the Unruh Civil Rights Act, Civil
Code Section 51, et seq.
2.

OPERATION OF RENTAL HOUSING

2.1
Low Income Units. Owner agrees to make available, restrict occupancy, and
lease two of the 12 multi-family residential units on the Property exclusively to Low Income
Households at an Affordable Low Income Rent. The Low Income Units shall be of a quality
and size comparable to all of the other multi-family residential units in the Project. Prior to
occupancy of the first residential unit in the Project, including the townhouses, the Owner shall
notify the City and the City shall approve of the locations of the Low Income Units within the
multi-family residential building. The location of the two Low Income Units are shown on
Exhibit B attached hereto. The floor plan showing the size and layout of the BMR Units are
shown on Exhibit C attached hereto.
2.2
Maximum Affordable Rent, Low Income. The maximum Monthly Rent
chargeable for the Low Income Units and actually paid by a Low Income Household shall not
exceed 30 percent of the Low Income Limits, adjusted for the assumed household size for the
unit based on the number of bedrooms contained in the unit (“Affordable Low Income Rent”).
Monthly Rent for the Low Income Units shall include the right to use at least one parking space
in the residential buildings’ parking garage.
(a) For purposes of this Agreement, “Low Income Households” shall mean
those households with incomes that do not exceed the low income limits for San Mateo
County, adjusted for household size, as set forth in the Guidelines, and as established
and amended from time to time in accordance with the low income limits for San Mateo
County established by the State of California in the California Code of Regulations,
Title 25, Section 6932 or successor provision (“Low Income Limits”).
(b) For purposes of this Agreement, “Monthly Rent” means the total of monthly
payments actually made by the household for (a) use and occupancy of a Low Income
Unit and land and facilities associated therewith, (b) any separately charged fees or
service charges mandatorily assessed by the Owner which are required of all tenants,
other than security deposits, (c) a reasonable allowance for an adequate level of
service of utilities not included in (a) or (b) above, and which are not paid directly by the
Owner, including garbage collection, sewer, water, electricity, gas and other heating,
cooking and refrigeration fuels, but not including telephone service, cable, and internet
service, and (d) possessory interest, taxes or other fees or charges assessed for use of
the land and facilities associated therewith by a public or private entity other than
Owner.
2.3
Selection of Tenants. Each Low Income Unit shall be leased to tenant(s)
selected by the Owner who meet all of the requirements provided herein, and, to the extent
permitted by law, with priority given to those eligible households as identified in Section 7 of
the Guidelines. The City may, from time to time, provide to the Owner names of persons who
have expressed interest in renting Low Income Units for the purposes of adding such
interested persons to Owner’s waiting list to be processed in accordance with Owner’s
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customary policies. The Owner shall not refuse to lease to a holder of a certificate or a rental
voucher under the Section 8 program or other tenant-based assistance program, who is
otherwise qualified to be a tenant in accordance with the approved tenant selection criteria.
2.4
Income Certification. On or before July 1 of each year, commencing with the
calendar year that the first unit in the Project is rented to a tenant, and annually thereafter, the
Owner shall obtain from each household occupying a Low Income Unit and submit to the City
a completed income computation and certification form, which shall certify that the income of
the household is truthfully set forth in the income certification form, on a form proposed by
Owner and approved by the City’s Deputy Community Development Director or his/her
designee (“Deputy Director”). The Owner shall certify that each household leasing a Low
Income Unit meets the income and eligibility restrictions for the Low Income Units. A qualified
Low Income Household shall continue to qualify unless at the time of recertification, for two
consecutive years, the household’s income exceeds the Low Income Limits, then the tenant
shall no longer be qualified. Upon the Owner’s determination that any such household is no
longer qualified, Owner will provide the City and tenant with not less than 60 days notice of the
need to vacate the Low Income Unit and will take such other actions, as specified in Section
11.1.7 of the Guidelines, as may be necessary to ensure that the total required number of
units are rented to Low Income Households.
2.5
Lease Requirements. At least 90 days prior to occupancy of any residential
unit in the Project, the Owner shall submit a standard lease form for approval by the Deputy
Director. The City shall reasonably approve such lease form upon finding that such lease form
is consistent with this Agreement and contains all of the provisions required by the Guidelines.
Owner shall enter into a written lease, in the form approved by the City, with each new tenant
of a Low Income Unit upon such tenant’s rental of the Low Income Unit. Each lease shall be
for an initial term of not less than one year, and shall not contain any of the provisions which
are prohibited by the Guidelines.
2.6.
Maintenance. The Owner shall maintain or cause to be maintained the interior
and exterior of the residential buildings at the Property in a decent, safe and sanitary manner,
and consistent with the standard of maintenance of first class condominium projects within
San Mateo County, California of the age of the Property improvements. If at any time Owner
fails to maintain the Property in accordance with this Agreement and such condition is not
corrected within five days after written notice from the City with respect to graffiti, debris, waste
material, and general maintenance, or 30 days after written notice from the City with respect to
landscaping and building improvements, then the City, in addition to whatever remedy it may
have at law or at equity, shall have the right to enter upon the applicable portion of the
Property and perform all acts and work necessary to protect, maintain, and preserve the
Property, and to attach a lien upon the Property, or to assess the Property, in the amount of
the expenditures arising from such acts and work of protection, maintenance, and preservation
by the City and/or costs of such cure, including a reasonable administrative charge, which
amount shall be promptly paid by Owner to the City upon demand.
2.7
Affordability Period. Unless sooner terminated pursuant to the terms of this
Agreement, or sold to a qualified low-income purchaser with a 55-year deed restriction
pursuant to Section 3, the Property shall be subject to the requirements of this Agreement
from the date of recordation of this Agreement until the 55th anniversary of the date that the
Low Income Units in the Project are available for occupancy by a Low Income Household. For
purposes of this Agreement, the duration of this requirement shall be known as the
“Affordability Period.” The requirement to provide two Low Income Units on the Property
shall apply as of the effective date, and this Agreement shall not be released from the property
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until the owner has provided the two Low Income Units on the Property for the Affordability
Period.
2.8
Monitoring and Recordkeeping. Throughout the Affordability Period, Owner
shall comply with all applicable recordkeeping and monitoring requirements set forth in the
Guidelines and shall annually complete and submit to the City by July 1st an Annual Report,
as defined in the Guidelines. Representatives of the City shall be entitled to enter the
Property, upon at least 24 hour notice, to monitor compliance with this Agreement, to inspect
the records of the Project with respect to the Low Income Units, and to conduct, or cause to be
conducted, an independent audit or inspection of such records. Owner agrees to cooperate
with the City in making the Property available for such inspection or audit. If for any reason
the City is unable to obtain the Owner’s consent to such an inspection or audit, the Owner
understands and agrees that the City may obtain at Owner’s expense an administrative
inspection warrant or other appropriate legal order to obtain access to and search the
Property. Owner agrees to maintain records in businesslike manner, and to maintain such
records for the Affordability Period.
2.9

Expiration of Affordability Period; Release of Property from Agreement.

(a) Prior to the expiration of the Affordability Period, Owner shall provide all
notifications required by Government Code Sections 65863.10 and 65863.11 or
successor provisions and any other notification required by any state, federal, or local
law. In addition, at least six months prior to the expiration of the Affordability Period,
the Owner shall provide a notice by first-class mail, postage prepaid, to all tenants in
the Low Income Units. The notice shall contain (i) the anticipated date of the expiration
of the Affordability Period and (ii) any anticipated Monthly Rent increase upon the
expiration of the Affordability Period. The Owner shall file a copy of the abovedescribed notice with the Deputy Director.
(b) Upon the expiration of the Affordability Period for the Low Income Units, the
City shall execute and record a release of the Project, the Property, and each unit in
the Project from the burdens of this Agreement within 30 days following written notice
from the Owner, if at the time the Owner is in compliance with all terms of this
Agreement, including without limitation the provisions of this section regarding notice of
the expiration of the Affordability Period.
2.10 Non-Discrimination Covenants. Owner covenants by and for itself, its
successors and assigns, and all persons claiming under or through them that there shall be no
discrimination against or segregation of any person or group of persons on account of race,
color, religion, sex, marital status, familial status, disability, national origin, or ancestry in the
sale, lease, sublease, transfer, use, occupancy, tenure, or enjoyment of the Property, nor shall
Owner itself or any person claiming under or through it, establish or permit any such practice
or practices of discrimination or segregation with reference to the selection, location, number,
use or occupancy of tenants, lessees, subtenants, sublessees, or vendees in the Property.
3.

OPERATION OF FOR-SALE HOUSING

3.1
Low Income Units. Owner agrees that upon conversion of any of the 12 multifamily residential units from a rental to for-sale condominium, Owner will make two Low
Income Units on the Property available for sale to qualified Low-Income Households in
accordance with the Guidelines, including but not limited to the 55 year deed restriction
required by Section 5.5 of the Guidelines. The Low Income Units shall be of a quality and size
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comparable to all of the other multi-family residential units in the Project. If not previously
identified and approved pursuant to Paragraph 2.1 of this Agreement, prior to the sale of the
first multi-family residential unit in the Project, the Owner shall notify the City and the City shall
approve of the locations of the Low Income Units within the multi-family residential building.
3.2
Notice, First Refusal and Relocation Assistance. Owner agrees to provide
at least a six months advance written notice to the City and any tenant of a Low Income Unit if
the multi-family residential building in the Project will convert from rental to for sale
condominiums. The notice will include a right of first refusal for the tenant of the Low Income
Unit to purchase the Low Income Unit. If the current tenant does not exercise their right to
purchase the Low Income Unit within 90 days of the notice, Owner will notify the City so that
the City can offer the purchase opportunity to other qualified Low Income Households on the
City’s BMR ownership interest list or for purchase by the City in accordance with Guidelines
Section 8.1.16, attached hereto as Exhibit D. Provided all the criteria in 8.1.16 are satisfied,
the developer shall be free to sell the unit without restriction. In addition, if the tenant does not
exercise their right to purchase the Low Income Unit, Owner will provide relocation assistance
in accordance with Menlo Park Municipal Code Section 8.56.050, including but not limited to
the cash equivalent of three months rent.
3.3
Sale to Low Income Households. The two Low Income Units are to be
sold in accordance with the BMR Ordinance and the Guidelines. Each Low Income Unit
shall be affordable to households which are low income as defined in Section 50093 of the
California Health and Safety Code, as described in the Guidelines, and are of the smallest
household size eligible for the Low Income Units on the BMR waiting list maintained by the
City on the date that the Sales Prices are set, as more particularly described below. The
Sales Price shall be calculated according to the following formula by reference to the
definitions and standards set forth below: the "Sales Price" shall be calculated by adding the
cash down payment, to the Maximum Mortgage Amount, less lender and escrow fees and
costs incurred by the buyer. The Sales Price shall be set before the commencement of the
sale process for the Low Income Units.
(a) The "Smallest Household Size" means the household with the smallest
number of persons eligible for the Low Income Units, as shown in Section 14,
Table C (Occupancy Standards) of the Guidelines.
(b) The current "Maximum Eligible Income" shall be the most current
State Income Limit for San Mateo County, Low Income category, as published by
the State of California Department of Housing and Community Development, for the
Smallest Household Size.
(c) The "Maximum Allowable Monthly Housing Expenses" is calculated by
multiplying the Maximum Eligible Income by 33 percent and dividing by 12.
(d) The "Actual Monthly Housing Expenses" are calculated by adding the
following costs associated with a particular Low Income Unit and dividing by 12: (i)
any loan fees, escrow fees and other closing costs (amortized over 360 months)
and/or private mortgage insurance associated therewith; (ii) property taxes and
assessments; (iii) fire, casualty insurance and flood insurance, if required; (iv)
property maintenance and repairs, deemed to be Two Hundred Dollars ($200) per
month; (v) a reasonable allowance for utilities as set forth in the Guidelines,
not including telephones, and (vi) homeowners association fees, if applicable, but
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less the amount of such homeowners
costs attributable to (iii), (iv) or (v) above.

association fees allocated

for any

(e) The "Maximum Monthly Mortgage Payment Amount" is calculated by
subtracting the Actual Monthly Housing Expenses from the Maximum Allowable
Monthly Housing Expenses.
(f) The "Maximum Mortgage Amount" is established by determining the
amount of mortgage that a lender would loan, based upon the Maximum Monthly
Mortgage Payment Amount and based upon the down payment found to be the lowest
that lenders are willing to accept in a survey of lenders as described below. Survey and
take the average of at least three local lenders who regularly make home loans at a
typical housing expense ratio to first-time buyers in the price range of the BMR home
on the day that the price is set. The mortgage amount shall be for a 30-year fixed rate
mortgage with standard fees, closing costs and no points, and shall be less than or
equal to the Maximum Monthly Mortgage Amount.
3.4
Additional Sales Price Factors. The calculation of the Sales Price shall be
based upon the factors defined below. These definitions conform to the eligibility and
underwriting standards established by the major secondary mortgage market investors, such
as the Federal National Mortgage Association and the Federal Home Loan Mortgage
Corporation.
(a) Mortgage Interest Rate. The mean average of contract interest rates on the
date that the Sales Price is set, for fixed rate, 30-year "Conforming" mortgages (presently
$765,600 or less, as such amount may be adjusted from time to time as the maximum
amount of FHA Conforming mortgages), or for jumbo mortgages if applicable; as quoted
by three local retail lenders. The three local retail lenders shall be selected at random by
the City from the list of lenders certified by San Mateo County to make first mortgage
loans with Mortgage Credit Certificates.
(b) Points. The mean average of points quoted by three local lenders that
make mortgage loans to first time home buyers in the City of Menlo Park on the date that
the Sales Price is set for fixed rate, 30 year mortgages of $765,600 or less, or for jumbo
mortgages if applicable, which lenders are selected on a random basis by the City.
Points are a one-time fee paid to a lender for making a loan. One point is equal to one
percent of the loan amount.
(c) Lender/Escrow Fees. The mean average of fees charged by three local
lenders that make mortgage loans to homebuyers, which lenders are selected on a
random basis by the City, plus escrow company fees, for such items as title insurance,
appraisal, escrow fees, document preparation and recording fees.
(d) Loan to Value Ratio. The maximum ratio of the dollar amount of a
conforming mortgage to the sales price of a home which a lender is willing to approve at a
given point in time. For purposes of this Agreement, the loan to value ratio shall be
calculated as the mean average of the maximum loan to value ratios as quoted by three
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local lenders selected on a random basis by the City from a list of lenders who
actively make loans to homebuyers and who participate in the Mortgage Credit
Certificate program.
(e) Housing
Expense Ratio.
The mean
average of the housing
expense ratio as reported on the date that the sales price is set, for fixed rate, 30year mortgages of $765,600 or less, or for jumbo mortgages if applicable, by three local
lenders that make mortgage loans to homebuyers in the City of Menlo Park, which
lenders are selected on a random basis by the City. Housing expense is defined as
the sum of the annual mortgage payment (including principal and interest), and
annual payments for
taxes,
homeowners
association dues,
insurance,
property maintenance and repairs, a reasonable allowance for utilities according to
the San Mateo County Housing Authority Utility Financial Allowance Chart which is
periodically updated and amended, and any secondary financing (but excluding any
portion of the aforementioned expenses covered by homeowners association dues).
To determine the ratio, this sum is divided by gross annual income.
(f) Homeowners Insurance. Calculated as the mean average of the annual
cost of insurance quoted by two or three local brokers, based on their experience,
for a housing unit of the price, room configuration, location, construction material and
structure type of the subject Low Income Unit. Flood insurance costs, if required, shall be
calculated by this same method.
(g) Private Mortgage Insurance. The mean average of the annual cost of
private mortgage insurance quoted by two or three local lenders, based on their
experience, for a housing unit of the price, location, and structure type of the subject Low
Income Unit.
Office.

(h) Taxes. The tax rate as reported by the San Mateo County Assessor’s

(i) Homewoner’s Dues. Reported by the Owner and as set forth in the Public
Report issued by the California Department of Real Estate for the project.
(j) Down Payment. Cash portion paid by a buyer from his own funds, as
opposed to that portion of the purchase price which is financed. For the purpose of
calculating the Sales Price, the down payment will be defined as the mean average of
the smallest down payment required by the two or three local lenders surveyed.
3.5
Price Determination for Project with Condominium Maps that Will Rent for
an Indefinite Period of Time. Guidelines Section 5.4.1 provides that projects with a
condomium subdivision map that will rent BMR units for an indefinite period shall have basic
sales prices established at the outset for such BMR units in accordance with the Guidelines.
Such initial sales prices shall be adjusted for the period between the month of completion of the
BMR units and the month of notification of intent to sell the units, with further adjustments for
improvements and deterioration per the Guidelines. The adjustments shall be based on onethird of the increase in the Consumer Price Index (“CPI”), All Urban Consumers, San FranciscoOakland-San Jose, published by the U.S. Department of Labor, Bureau of Labor Statistics, plus
certain other equitable adjustments. The Sales Price shall be agreed upon in writing by
Owner and the Deputy Director no later than 30 days from the date the Owner notifies the City
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of its intent to convert to for-sale condominiums. In no case shall the Sales Price exceed 75%
of the market rate unit sales prices.
3.6
Presale. If there is a standard pre-sale requirement by the BMR applicant's
lender for a certain percentage of units in the Project to be sold before the BMR applicant's
lender will close escrow on the loan, then the time for the City's purchase or the buyer's
purchase will be extended until that requisite number of units has closed.
3.7
Term. Any and all obligations or responsibilities of Owner under this
Agreement shall terminate upon the recording of the grant deeds conveying the Low Income
Units to qualified third party purchasers in accordance with the terms and provisions of this
Agreement, the recording of the deed restrictions in compliance with the Guidelines against such Low
Income Units.
3.8
Third Party Purchasers. The execution and delivery of this Agreement shall not
be deemed to be for the benefit of the third party purchasers of the Low Income Unit or any
other third party and any and all obligations and responsibilities of Owner under this
Agreement are to the City for whose benefit this Agreement has been entered into. No
third party purchaser of a Low Income Unit or market rate unit, homeowners' association or
any other third party shall obtain any rights or standing to complain that the Low Income Unit
was not constructed, designed, sold or conveyed in accordance with this Agreement, or the
BMR Ordinance and the Guidelines as a result of this Agreement. Furthermore, the
acceptance of this Agreement by the City, the acceptance of the interior specifications for the
Low Income Units and the conveyance of the Low Income Units to qualified third parties shall
conclusively indicate that Owner has complied with this Agreement and the BMR Ordinance
and the Guidelines.
4

DEFAULT AND REMEDIES

4.1
Events of Default. The following shall constitute an “Event of Default” by
Owner under this Agreement: there shall be a material breach of any condition, covenant,
warranty, promise or representation contained in this Agreement and such breach shall continue
for a period of 30 days after written notice thereof to the defaulting Party without the defaulting
Party curing such breach, or if such breach cannot reasonably be cured within such 30 day
period, commencing the cure of such breach within such 30 day period and thereafter diligently
proceeding to cure such breach within 90 days, unless a longer period is granted by the City;
provided, however, that if a different period or notice requirement is specified for any particular
breach under any other paragraph of this Agreement, the specific provision shall control.
4.2

Remedies.

(a) The occurrence of any Event of Default shall give the non-defaulting Party
the right to proceed with an action in law or equity to require the defaulting Party to
specifically perform its obligations and covenants under this Agreement or to enjoin acts
or things which may be unlawful or in violation of the provisions of this Agreement, and
the right to terminate this Agreement.
(b) City and Owner acknowledge that the purpose of this Agreement is to allow
the Owner to satisfy the requirements of the BMR Ordinance and Guidelines as set forth
in the recitals. City and Owner agree that to determine a sum of money which would
adequately compensate either Party for nonperformance of this Agreement is not
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possible and that damages would not be an adequate remedy. Therefore, City and
Owner agree that in no event shall a Party, or its boards, commissions, officers, agents,
or employees, be liable in damages for an Event of Default under this Agreement. This
exclusion on damages shall not preclude actions by a Party to enforce payments of
monies or fees due or the performance of obligations requiring the expenditures of
money under the terms of this Agreement.
4.3
Obligations Personal to Owner. The liability of the Owner under this
Agreement to any person or entity is limited to the Owner’s interest in the Project, and the City
and any other such persons and entities shall look exclusively thereto for the satisfaction of
obligations arising out of this Agreement or any other agreement securing the obligations of the
Owner under this Agreement. From and after the date of this Agreement, no deficiency or other
personal judgment, nor any order or decree of specific performance (other than pertaining to
this Agreement, any agreement pertaining to any Project or any other agreement securing the
Owner’s obligations under this Agreement), shall be rendered against the Owner, the assets of
the Owner (other than the Owner’s interest in the Project), its partners, members, successors,
transferees or assigns and each of their respective officers, directors, employees, partners,
agents, heirs and personal representatives, as the case may be, in any action or proceeding
arising out of this Agreement or any agreement securing the obligations of the Owner under this
Agreement, or any judgment, order or decree rendered pursuant to any such action or
proceeding. No subsequent owner of the Project shall be liable or obligated for the breach or
default of any obligations of the Owner under this Agreement on the part of any prior Owner.
Such obligations are personal to the person who was the Owner at the time the default or
breach was alleged to have occurred and such person shall remain liable for any and all
damages occasioned thereby even after such person ceases to be the Owner. Each Owner
shall comply with and be fully liable for all obligations of an “owner” hereunder during its period
of ownership.
4.4
Force Majeure. Subject to the Party’s compliance with the notice requirements,
performance by either Party hereunder shall not be deemed to be in default, and all
performance and other dates specified in this Agreement shall be extended, where delays or
defaults are due to causes beyond the control and without the fault of the Party claiming an
extension of time to perform, which may include, without limitation, the following: war,
insurrection, strikes, lockouts, riots, floods, earthquakes, fires, assaults, acts of God, acts of the
public enemy, epidemics, quarantine restrictions, freight embargoes, lack of transportation,
governmental restrictions or priority, litigation, unusually severe weather, inability to secure
necessary labor, materials or tools, acts or omissions of the other Party, or acts or failures to act
of any public or governmental entity. An extension of the time for any such cause shall be for
the period of the enforced delay and shall commence to run from the time of the
commencement of the cause, if notice by the Party claiming such extension is sent to the other
Party within 30 days of the commencement of the cause.
4.5
Attorneys’ Fees. In addition to any other remedies provided hereunder or
available pursuant to law, if either Party brings an action or proceeding to enforce, protect or
establish any right or remedy hereunder, the prevailing Party shall be entitled to recover from
the other Party its costs of suit and reasonable attorneys’ fees.
4.6
Remedies Cumulative. No right, power, or remedy given by the terms of this
Agreement is intended to be exclusive of any other right, power, or remedy; and each and every
such right, power, or remedy shall be cumulative and in addition to every other right, power, or
remedy given by the terms of any such instrument, or by any statute or otherwise.
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4.7
Waiver of Terms and Conditions. The City may, in its sole discretion, waive in
writing any of the terms and conditions of this Agreement. Waivers of any covenant, term, or
condition contained herein shall not be construed as a waiver of any subsequent breach of the
same covenant, term, or condition.
4.8
Non-Liability of City Officials and Employees. No member, official, employee
or agent of the City shall be personally liable to the Owner or any occupant of any Low Income
Unit, or any successor in interest, in the event of any default or breach by the City or failure to
enforce any provision hereof, or for any amount which may become due to the Owner or its
successors, or on any obligations under the terms of this Agreement.
5.

GENERAL PROVISIONS

5.1
Guidelines. This Agreement incorporates by reference the Guidelines as of the
date of this Agreement and any successor Guidelines that may be amended from time to time
and expresses the entire obligations and duties of Owner with respect to the Owner’s
obligations under the Guidelines. No other requirements or obligations under the Guidelines
shall apply to Owner except as expressly provided for in this Agreement. In the event of any
conflict or ambiguity between this Agreement, the Project Approvals, the requirements of state
and federal fair housing laws, and the Guidelines, the terms and conditions of this Agreement,
the Project Approvals, and the requirements of state and federal fair housing laws shall control.
In the event of any conflict or ambiguity between this Agreement and the Project Approvals, the
Project Approvals shall control.
5.2
Protest. Owner acknowledges and agrees that the Project Approvals provided
adequate and proper notice pursuant to Government Code Section 66020 of Owner’s right to
protest any requirements for fees, dedications, reservations, and other exactions as may be
included in this Agreement, that no protest in compliance with Section 66020 was made within
90 days of the date that notice was given, and that the period has expired in which Owner may
protest any and all fees, dedications, reservations, and other exactions as may be included in
this Agreement.
5.3

Time. Time is of the essence in this Agreement.

5.4
Notices. Any notice requirement set forth herein shall be deemed to be satisfied
three days after mailing of the notice first-class United States certified mail, postage prepaid, or
by personal delivery, addressed to the appropriate Party as follows:
Owner:

HuHan Two, LLC
86 Michaels Way
Atherton, CA 94027
Attn: Yihan Hu
With a copy to:
Arent Fox
55 2nd Street, 21st Floor
San Francisco, CA 94105
Attn: Steve Atkinson
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City:

City of Menlo Park
701 Laurel Street
Menlo Park, California 94025-3483
Attention: City Manager
With a copy to:
City of Menlo Park
701 Laurel Street
Menlo Park, California 94025-3483
Attention: City Attorney

Such addresses may be changed by notice to the other Party given in the same manner
as provided above.
5.5
Covenants Running with the Land; Successors and Assigns. The City and
Owner hereby declare their express intent that the covenants and restrictions set forth in this
Agreement shall apply to and bind Owner and its heirs, executors, administrators, successors,
transferees, and assignees having or acquiring any right, title or interest in or to any part of the
Property and shall run with and burden the Property. Until all or portions of the Property are
expressly released from the burdens of this Agreement, each and every contract, deed or other
instrument hereafter executed covering or conveying the Property or any portion thereof shall be
held conclusively to have been executed, delivered, and accepted subject to such covenants
and restrictions, regardless of whether such covenants or restrictions are set forth in such
contract, deed or other instrument. In the event of foreclosure or transfer by deed-in-lieu of all
or any portion of the Property, title to all or any portion of the Property shall be taken subject to
this Agreement. Owner acknowledges that compliance with this Agreement is a land use
requirement and a requirement of the Project Approvals, and that no event of foreclosure or
trustee’s sale may remove these requirements from the Property. Whenever the term “Owner”
is used in this Agreement, such term shall include any other permitted successors and assigns
as herein provided.
5.6
Subordination. At Owner’s request, this Agreement may be subordinated to
liens, including a deed of trust (in each case a “Senior Loan”), which secure the financing used
to acquire, construct, operate, or refinance the Project, but only if all of the following conditions
are satisfied:
(a)
The Owner shall submit to the City an appraisal of the Property,
completed or updated within 90 days of the proposed closing of the Senior Loan,
demonstrating that the amount of all proposed Senior Loans does not exceed 80 percent
of the appraised fair market value of the Property.
(b)
The proposed lender of the Senior Loan (the “Senior Lender”) must not
be an Affiliated Party. For the purposes of this Section, an “Affiliated Party” is any
corporation, limited liability company, partnership, or other entity which is controlling of,
or controlled by, or under common control with the Owner, and “control,” for purposes of
this definition, means the possession, directly or indirectly, of the power to direct or
cause the direction of the management and policies of such entity, whether through the
ownership of voting securities, by contract, or otherwise. The terms “controlling” and
“controlled” have the meanings correlative to “control.”
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(c)
Any subordination agreement shall provide that the Low Income Units
described in this Agreement unconditionally shall continue to be provided as required by
the Project Approvals and this Agreement, provided that any successor in interest to
Owner as owner of the Property claiming through the foreclosure or sale under any deed
of trust shall not be liable for any violations of the Agreement which occurred prior to
such successor taking title. In addition, any subordination agreement shall provide that
such successor shall, within 90 days after taking title to the Property, execute a new
BMR agreement approved by the City and consistent with the provisions of this
Agreement, evidencing the obligation to continue to provide the Low Income Units.
(d)
No subordination agreement may limit the effect of this Agreement
before a foreclosure, nor require consent of the Senior Lender or assignee to exercise of
any remedies by the City under this Agreement or the Project Approvals.
(e)
The subordination described herein may be effective only during the
original term of the loan of the Senior Lender and not during any extension of its term or
refinancing, unless otherwise approved in writing by the City Manager, which approval
shall not be unreasonably withheld or delayed, provided that the conditions in this
paragraph are met.
(f)
Owner shall submit adequate documentation to City so that City may
determine that a proposed Senior Loan conforms with the provisions of this section.
Upon a determination by the City Manager that the conditions in this section have been
satisfied, the City Manager is authorized to execute the approved subordination
agreement.
5.7
Intended Beneficiaries. The City is the intended beneficiary of this
Agreement, and shall have the sole and exclusive power to enforce this Agreement. It is
intended that the City may enforce this Agreement in order to satisfy its obligations to
improve, increase and preserve affordable housing within the City, as required by the
Guidelines, and to provide that a certain percentage of new housing is made available at
affordable housing cost to persons and families of low income, as required by the
Guidelines, and to implement the provisions of the Project Approvals. No other person
or persons, other than the City and the Owner and their assigns and successors, shall
have any right of action hereon.
5.8
Partial Invalidity. If any provision of this Agreement shall be declared
invalid, illegal, or unenforceable, the validity, legality, and enforceability of the remaining
provisions hereof shall not in any way be affected or impaired.
5.9
Governing Law. This Agreement and other instruments given pursuant
hereto shall be construed in accordance with and be governed by the laws of the State
of California. Any references herein to particular statutes or regulations shall be deemed
to refer to successor statutes or regulations, or amendments thereto. The venue for any
action shall be the County of San Mateo.
5.10 Each Party’s Role in Drafting the Agreement. Each Party to this
Agreement has had an opportunity to review the Agreement, confer with legal counsel
regarding the meaning of the Agreement, and negotiate revisions to the Agreement.
Accordingly, neither Party shall rely upon Civil Code Section 1654 in order to interpret
any uncertainty in the meaning of the Agreement.
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5.11 Amendment. This Agreement may not be changed orally, but only by
agreement in writing signed by Owner and the City.
5.12 Approvals. Where an approval or submission is required under this
Agreement, such approval or submission shall be valid for purposes of this Agreement
only if made in writing. Where this Agreement requires an approval or consent of the
City, such approval may be given on behalf of the City by the City Manager or his or her
designee. The City Manager or his or her designee is hereby authorized to take such
actions as may be necessary or appropriate to implement this Agreement, including
without limitation the execution of such documents or agreements as may be
contemplated by this Agreement and amendments which do not substantially change the
uses or restrictions hereunder, or substantially add to the costs of the City hereunder.
IN WITNESS WHEREOF, the Parties hereto have executed this Agreement as of the
date and year set forth above.
OWNER:
HuHan Two, LLC

By:

Yihan Hu

Date:
CITY:
CITY OF MENLO PARK,
a California municipal corporation

By:

Starla Jerome-Robinson, City Manager

Date:
[Notarial Acknowledgements to be added for recording purposes]
List of Exhibits:
Exhibit A: Property Description
Exhibit B: Low-Income Unit Location
Exhibit C: Floor Plan
Exhibit D: Guidelines
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Pruter, Matthew A
From:
Sent:
To:
Subject:

Pruter, Matthew A
Thursday, October 22, 2020 9:30 AM
Pruter, Matthew A
FW: Appeal to City Council re: Planning Commission's approval of propsed project at
201 El Camino Real - proofreadibg corrections

Matthew A. Pruter
Associate Planner
City Hall - 1st Floor
701 Laurel St.
tel 650-330-6703
menlopark.org

From: Peter Edmonds [mailto:pde222ca@netscape.net]
Sent: Wednesday, October 21, 2020 11:06 PM
To: nacasados@menlopark.org <nacasados@menlopark.org> <nacasados@menlopark.org
<nacasados@menlopark.org>; jaherren@menlopark.org <jaherren@menlopark.org> <jaherren@menlopark.org
<jaherren@menlopark.org>; Silver, Cara <ces@jsmf.com>
Subject: Fwd: Appeal to City Council re: Planning Commission's approval of propsed project at 201 El Camino Real ‐
proofreadibg corrections

CAUTION: This email originated from outside of the organization. Unless you recognize the sender's
email address and know the content is safe, DO NOT click links, open attachments or reply.
Dear Ms. Casados, Herren and Silver,
With still further reference to my Appeal, filed at 4:45 pm on Oct. 20, 2020, further proof reading induces me to correct my
"minor corrections" communicated in the email below, sent at 8:59 pm yesterday:
On line 142: The phrase after the comma should read: "...., after Appellant had suggested such design revision
(referring to line 132) and outlined it in sufficient detail that ......";
On line 173: No change, because the "correction" noted below had already been made in the version officially filed.
I hope that text with this grammatical improvement now more clearly expresses what I intended to convey.
Sincerely,
Peter Edmonds
Resident, District 3
(650) 328-0859
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-----Original Message----From: Peter Edmonds <pde222ca@netscape.net>
To: nacasados@menlopark.org <nacasados@menlopark.org>; jaherren@menlopark.org <jaherren@menlopark.org>
Sent: Tue, Oct 20, 2020 8:59 pm
Subject: Appeal to City Council re: Planning Commission's approval of propsed project at 201 El Camino Real proofreadibg corrections
Dear Ms. Casados and Ms. Herren,
With further reference to my Appeal, "filed" this afternoon by my personally delivering it to the floor of the Police Dept.
lobby, 701 Laurel St. at 4:45 pm and confirmed by my phone call to you at approximately 4:55 pm, proof-reading it this
evening revealed the following minor errors, which I hope now to correct:
On line 142:
The phrase after the comma should read: "...., after Appellant had suggested such and outlined it in
sufficient detail that ......";
On lines 166, 174 & 176: The word "exactly" may be be inserted optionally before the numeral "16", if desired;
On line 173:
The cross-reference at the beginning of the line should be to "line 150", not to "line 147".
On lines 187 & 188: It is recognized that no Appendix, entitled "Valuation of Heritage Trees" has been submitted, due to
insufficient preparation time before today's deadline for submission. I anticipate that I will have appropriate slides
available to show this Appendix material for projection when this Appeal is called for consideration during a future City
Council meeting.
Ms. Herren: Assuming that my Appeal is accepted for such consideration, please confirm that I will be granted 10 minutes
to present my case, as I understood was customary
last time I found myself in the position of an Appellant.
Secondly, will my submission of this Appeal cause deferral of the project in the City Council's agenda to give
the Planning Commission and Applicant sufficient time
to prepare responses?
Sincerely,
Peter Edmonds
Resident, District 3
(650) 328-0859
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