
                   City of East Palo Alto      
AGENDA 

 

    EPA Government Center 

2415 University Ave, First Floor - City Council Chamber 

East Palo Alto, CA 94303 
 

CITY COUNCIL REGULAR MEETING  
 

TUESDAY, JANUARY 29, 2019 - 6:30 P.M. 
 

MAYOR: 

LISA GAUTHIER 
 

VICE MAYOR: 

REGINA WALLACE-JONES 
 

COUNCIL MEMBERS: 

RUBEN ABRICA, LARRY MOODY, CARLOS ROMERO 
 

Notice of Availability of Public Records:  All public records relating to an open session 

item which are not exempt from disclosure pursuant to the Public Records Act, that are 

distributed to the majority of the City Council will be available for public inspection at the 

City Clerk’s Office, 2415 University Avenue, East Palo Alto, CA at the same time that the 

public records are distributed or made available to the City Council.  Such documents may 

also be available on the East Palo Alto website www.ci.east-palo-alto.ca.us subject to staff’s 

ability to post the documents prior to the meeting.  Information may be obtained by calling 

(650) 853-3100. 

Community Forum and Special Presentations:  Members of the audience may address the 

City Council on any agenda item or on any item of interest to the public within the Council's 

purview, before or during the Council's consideration of the item. If you wish to address the 

City Council, please fill out a Speaker Sheet and give it to the City Clerk. When your name 

is called, step to the podium and address the City Council. Speakers are limited to 2 minutes 

each, and presentations are limited to 10 minutes. The Mayor has the discretion to lengthen 

or shorten the allotted times.    
 

 

 

East Palo Alto City Council Chambers is ADA compliant. Requests for disability related 
modifications or accommodations, aids or services may be made by a person with a 
disability to the City Clerk's office no less than 72 hours prior to the meeting as required 
by Section 202 of the Americans with Disabilities Act of 1990 and the federal rules and 
regulations adopted in implementation thereof. 
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84 East Palo Alto Development Impact Fee Study | Results Presentation 

Source Prepared by Year 
American Community Survey (2009-2011) 21 Elements 2011 
Capital Improvement Program and Capital Budget, FY 2016-17 & FY 
2017-18 (adopted 6/21/16) City of East Palo Alto 2016 

Community and Economic Development Department,  
City of East Palo Alto 

2016 - 
2019 

Draft Engineering Plan, Ravenswood Business District, Draft EIR 
Appendix 4 Wilsey Ham, Associates 2008 

East Palo Alto Development Impact Fee Program Study AECOM 2013 
East Palo Alto General Plan Public Draft Raimi + Associates 2016 

East Palo Alto General Plan Update (Water Supply Assessment) Integrated Resource Management / 
Raimi + Associates 2015 

East Palo Alto Storm Drain Master Plan Schaff + Wheeler 2014 
East Palo Alto Transportation Fee Nexus Study Nelson\Nygaard 2018 
Raimi + Associates Raimi + Associates 2016 
Ravenswood/4 Corners TOD Specific Plan The Planning Center 2013 
Transportation Impact Analysis of East Palo Alto General Plan Update  2015 
Water Capacity Charge Update Bartle Wells Associates 2018 

SOURCES 
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ATTACHMENT 2 

Summary of Maximum Supportable Development Impact Fees in East Palo Alto 

Development Impact Fee 
Single-
Family 

Multi-
Family 

Office 
and R&D Industrial Retail 

(per DU) (psf) 

Parks & Trails 
Fee charged to development in City $4,133 $2,847 $1.15 $0.46 $0.77

Public Facilities 
Fee charged to development in City $7,248 $4,993 $2.01 $0.81 $1.34

Transportation Infrastructure 
Fee charged to development in City $2,358 $1,775 $7.33 $4.77 $13.30 

(per DU) (per impervious acre) 

Storm Drainage1 
Fee charged to development outside RBD $2,800 $70,000 $70,000 $70,000 $70,000 

Fee charged to development within RBD $6,360 $159,000 $159,000 $159,000 $159,000 

Total Fees 
Total fee charged to development outside 
RBD $16,5391 Varies2 Varies2 Varies2 Varies2 

Total fee charged to development within 
RBD $20,0991 Varies2 Varies2 Varies2 Varies2 

Source: AECOM, 2018 
Notes: 
DU = dwelling unit 
Psf = per square foot 
1   Storm Drainage fees are based on a unit cost of impervious surface acre: $70,000 per impervious acre for development outside 

the RBD and $159,000 per impervious acre for development within the RBD.  Storm Drainage fees for single-family residential 
development are estimated based on potential impervious surface area calculations (0.02 acres of impervious surface per single-
family dwelling unit).  Actual fees for residential and non-residential development will be based on the project’s impervious 
surface area at the rates of $70,000 per impervious acre outside the RBD and $159,000 per impervious acre within the RBD.  

See Chapter 4, for the methodology and calculations. 
2   Total fees for non-residential development vary based on both per square foot of development and the acres of impervious area 
created by the development. See note 1 for more information. 
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ATTACHMENT 3 
 

   

Community and Stakeholders Meetings 
January 23, 2019 
1:00 pm – 2:30 pm 
6:30 pm – 8:00 pm 

East Palo Alto City Hall 
Community Room 

 
MEETING NOTES 

  
A total of approximately 20 people attended both meetings. The following is a summary of 
questions and comments received. Staff and consultant responded to many of the clarifying 
questions at the meeting.  
 
Questions: 

1. Is there a master fee schedule containing all development‐related fees and charges? 
2. Where are the nexus studies for existing impact fees? 
3. What are the development fees that are not impact fees?   
4. What are the escalation provisions for development‐related fees and charges? 
5. How many existing development or impact fees are there and how many proposed 

impact fees are there? 
6. Are the proposed impact fees represented in the study the legal maximum supportable 

impact fees? 
7. What are the options for discounts on the stated fees? 
8. Is there a nexus study, and/or set of impact fees, for hotels? 
9. Does excluding hotels as a development type impact the fair share portion of the impact 

fee assigned to each real estate product use? 
10. Is there a nexus study, and/or set of impact fees, for schools? 
11. What is the impact of Measure O on the financial feasibility of the impact fees?  

(Measure O was approved by voters in the November 2016 ballot.  It is a business 
license tax to generate funding for the City to help fund programs for affordable housing 
and alleviation of displacement and homelessness.) 

12. Will the proposed new Parks & Trails fees supersede the Quimby Act fees? 
13. Does the R1 residential, for‐sale prototype financial feasibility analysis reflect fees for 

both Quimby Act and Parks & Trails? 
14. How many projects in the CIP are considered as part of the nexus analysis?  What is the 

timeline for implementing these projects? 
15. Does the impact fee net out existing uses and service populations based on existing 

development? 

108



ATTACHMENT 3 
 

16. What are the development projections, by development type, for the 25‐year planning 
horizon? 

17. How is the City able to determine development projections the 25‐year planning horizon 
when they don’t know the projects in each zone? 

18. Why are the proposed Storm Drainage fees quantified for residential dwelling units only, 
and not for non‐residential development types?  Charging by dwelling unit dis‐
incentivizes housing density. 

19. Why use residual land value / profit and not time‐based Internal Rate of Return to 
measure the impact fees’ impact on land values? 

20. What are the net to full‐service conversions for lease rates? 
21. Why do the O1 and O2 office prototypes have such a different impact on financial 

feasibility than other prototypes? 
22. How will the transportation impact fees and the transportation CIP projects prevent 

traffic in the City? 
23. What will be the staff recommendations to the City Council on January 29? 

 

Comments: 

1. Request that a nexus study for hotel developments be included in the current study and 
be reviewed by Council for adoption at the same time of the other 4 proposed fees in 
the current study.  (Questioner anticipates two hotel development projects.) 

2. Request to provide master fee schedule of all fees and charges related to development 
in the City. 

3. Request to explain to City Council and in the nexus study report that the parking 
requirements for certain development types (e.g., prototype R3, mid‐to high‐rise 
residential units) require more costly construction. Confirm the parking ratio 
assumptions, supplied by the City, that were applied to the financial feasibility analysis. 

4. Request to identify the City’s current retail lease rates.  The assumption of 
$3.09/monthly/sq ft NNN seems too high. 

5. Request to clarify total existing and proposed development fees by square foot and 
dwelling unit. 

6. The CIP projects are not providing jobs to the residents of East Palo Alto, and that, along 
with homelessness, is a priority the City should address. 

7. Developers should pay more than 26% of CIP costs for the 4 infrastructure categories. 
8. The City, or Developers, should provide physical models of proposed development 

projects to make it visually easier to see proposed developments. 
9. There are not many local market comparisons available for inputs in the financial 

feasibility analysis. 
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  CITY OF EAST PALO ALTO 
OFFICE OF THE CITY MANAGER 

2415 UNIVERSITY AVENUE 
EAST PALO ALTO, CA 94303 

Public Hearing 
Item: #14A 

 
City Council Agenda Report 

Date: January 29, 2019 

To: Honorable Mayor and Members of the City Council 

Via: Sean Charpentier, Interim City Manager 

From: Rafael E. Alvarado Jr., City Attorney 
Guido Persicone, Planning Manager 
Daniel Berumen, Senior Planner 
 

Subject: Adoption of Zoning Change at Light Tree Apartments R-HD-3 to R-HD-5 and 
CEQA Compliance 

 
Recommendation 
 

1. Waive the first reading and introduce an Ordinance approving a Zone Change 
from R-HD-3 to R-HD-5 for 1805 East Bayshore Road, East Palo Alto, CA 
94303 (Light Tree Apartments). 

 

2. Adopt a Resolution:  
a) Approving the Design Review, Zone Change (DR18-026, ZC18-001), and 

Density Bonus based on the findings listed in this staff report and subject to 
the standard requirements and conditions of approval included in Exhibit A 
of the resolution; 

b) Finding that the Initial Study and Mitigated Negative Declaration have been done 
in compliance with the California Environmental Quality Act (CEQA); and 

c) Authorizing the City Manager to File a Notice of Determination within five 
working days of adoption pursuant to Section 15075 of the CEQA Guidelines.  

 
Alignment with City Council Strategic Plan 
 
This recommendation is primarily aligned with:  
 Priority #2: Enhance Economic Vitality 
 Priority #4: Improve Public Facilities and Infrastructure 
 Priority #6: Create a Healthy and Safe Community 
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Background 
 
Originally constructed in 1966, Light Tree Apartments is owned by two non-profits 
(Eden Housing and EPACANDO) whose aim is to build and preserve affordable 
housing. The 3.32-acre project site, APN 063-492-350, is located at 1805 East Bayshore 
Road in the City of East Palo Alto. The project site is bordered by single-family homes 
to the north, mobile homes to the east, a shopping center to the northwest, and East 
Bayshore Road and U.S. Highway 101 to the south. The site is improved with 94 
apartments occupying six two-story buildings and two three-story buildings with of 
residential units over garage parking. Existing development includes a community 
room, laundry facility, swimming pool, play areas, surface parking and landscaped 
areas.  
 
The project site has a City of East Palo Alto General Plan designation of “High Density 
Residential” and is zoned “R-HD-3 – Multiple-Family High Density Residential Zone.” 
The project site is located within 500 feet of U.S. Highway 101, which is a major 
transportation corridor in the Bay Area.  
 
Project Description 
The proposed project includes rehabilitation of 57 existing apartments, demolition of 37 units 
and construction of 128 new apartments, resulting in a net increase of 91 units for a total of 185 
apartment units (3 units are designated for staff). The building would be five stories along East 
Bayshore Road and would be three to four stories near neighboring residential properties. The 
tallest buildings proposed would be approximately 55 feet in height. There will be 214 parking 
spaces available for residents and guests. The proposed project would include roof replacement, 
security upgrades, lighting, fencing, windows, seismic and structural upgrades, hardscapes 
upgrades along with accessibility upgrades. The application includes a request as permitted by 
state law for an affordable housing density bonus of 35% percent over the allowed density in 
the R-HD-3 zoning district. Additionally, the state density bonus law allows the applicant to 
propose exceptions or concessions to zoning standards; concessions are proposed to allow a 
shorter front setback than allowed by the zoning code, a reduction in lot width and depth 
dimensions, and to increase building height limit on the site to five stories along East Bayshore 
Road, although the proposed zone change will allow this to occur, if approved. The project 
plans are available as Attachment 4.    
 
The project will also require a Tentative Parcel Map to subdivide the lot into two (2) 
separate parcels. Based on the East Palo Alto Development Code, Section 18.52.050(A)(2), 
the Planning Director has the authority to administratively approve a Tentative Parcel Map, 
when creating no more than one (1) additional parcel. This means the Tentative Parcel Map 
will not be part of the entitlements presented to the City Council at tonight’s public hearing 
pursuant to condition of approval #10: however, a density bonus concession is being 
requested to reduce the minimum dimensions (depth and width) based on the irregular lot 
configurations.  
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Zone Change 
The General Plan land use designation allows for a residential structure of up to five stories 
while the zoning classification allows only three stories. The proposed project includes a 
zoning amendment to use the R-HD-5 zoning standards for consistency with the General 
Plan. The zone change is not technically required since a concession to increase the building 
height from three to five stories or 60 feet (whichever is greater) can be requested through 
the state density bonus law and the City’s density bonus ordinance. However, it would be 
beneficial to bring the zoning into greater conformance with the General Plan and have the 
proposed project reflect the zoning standards for the property, which are the primary reasons 
for the proposed zone change. Rezoning the property would eliminate the need for a height 
concession. The proposed project’s newly constructed buildings would step down from the 
five-story frontage to four stories on the elevation closer to neighboring residential 
properties and, for most of the site, existing three-story buildings are interposed between 
that four-story elevation and the neighboring residential properties. Therefore, upon 
approval of the re-zone and density bonus, the proposed project will conform to the zoning 
code height limitations. 
 
Analysis 
 
The project site is designated by the 2035 VISTA General Plan as High Density Residential. 
The General Plan identifies the purpose of this designation as providing for higher density 
multi-family housing to meet the City’s desire for a variety of housing types. The project 
site is zoned R-HD-3 (Multi-Family High Density Residential Zone-3 stories), which allow 
for a maximum of 43 units per acre. For the 3.32-acre project site a maximum of 142 units 
could be developed without exceeding the standard. The proposed project includes a total of 
185 units, which would exceed the density standards outlined in the General Plan and 
Zoning Code. However, the project conforms to the intent and purpose of the General Plan 
land use designation and Zoning Code as it provides for higher density multi-family 
affordable housing to meet the City’s desire for a variety of housing types. According to the 
General Plan, the maximum density of any land use designation may be exceeded to 
accomplish the General Plan Housing Element policy for affordable housing (in accordance 
with the density bonus provisions of Section 65915 of the California Government Code). 
The project applications include a request for City approval of a density bonus (in 
accordance with section 65915 of the California Government Code) and, if approved, the 
project will be consistent with the General Plan and Zoning Code per the density bonus 
ordinance. If the applicant fails to meet the density bonus requirements outlined in section 
65915 of the California Government Code, the requested density bonus concessions may be 
denied by the City and the applicant will not be allowed to exceed the density. 
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Light Tree Apartments Unit Mix and Affordability Detail 

UNIT SIZE  

Current  Proposed Project  
50% AMI 30% AMI 50% AMI 60% AMI  

TOTAL 
Apts  

Max 
Income

Apts 
Max 

Income
Apts 

Max 
Income

Apts  
Max 

Income  
 Studios  14  $48,600 2 $28,500 14 $48,600 2  $54,500 18
 One Bedroom  20   $51,350 12 $30,800 20 $51,350 62  $56,485 94
 Two Bedroom  37  $58,650 3 $35,200 15 $58,650 29  $64,515 47
 Three Bedroom  22  $66,000 2 $39,600 7 $72,600 14  $72,600 23
Unrestricted Manager 
Units  

1                3  

Total  94    19    56    107    185  
 
Density Bonus Concessions 
Based on the project, the applicant is requesting a density bonus concession to modify the 
front setback requirement as well as the lot width and depth dimensions. The shortest 
building setback from the front property line is proposed to be 9’10” while the R-HD-5 
standard is 15’ making it non-compliant with the minimum front setback requirement of the 
East Palo Alto Development Code. Portions of the proposed building frontage also have a 
12’6” setback which would also make it non-compliant.  This is a density bonus concession 
that the applicant has requested. Staff feels the concession is supportable due to consistency 
in design, mass and scaling of the project, and to lessen the privacy impacts on surrounding 
properties as the project is oriented to the front along East Bayshore Road. All other 
setbacks for the project are compliant with the current and proposed zoning code standards. 
 
The second density bonus concession that the applicant is requesting is a reduction in the 
minimum parcel size/ dimension. Due to the irregular setbacks (see Attachment 10), staff 
would not be able to approve the requested two-lot subdivision without a concession. In 
order to qualify for AHSC (cap and trade) financing, Light Tree’s new and replacement 
units must have a separate ownership from the substantially rehabilitated units. Only the 
new and replacement units will qualify for cap and trade financing.   See Attachment 9 for 
the proposed ownership diagram, and Attachment 10 for the tentative parcel map.   
 
Based on the East Palo Alto Development Code, Section 18.52.050(A) (2), the Planning 
Director has the authority to administratively approve a Tentative Parcel Map, when 
creating no more than one (1) additional parcel, without dedications. This means the 
tentative parcel map will not be part of the entitlements presented to the City Council at this 
public hearing but will be approved administratively pursuant to condition of approval COA 
#10; however, a density bonus concession is being requested to reduce the minimum parcel 
sizes and/or dimensions based on the irregular lot configurations.  
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Parking  
A total of 332 parking spaces would be required to meet the East Palo Alto Development 
Code parking requirements. The traffic impact analysis (TIA) prepared by Hexagon 
Transportation Consultants Inc., recommended a total of 230 parking spaces. The project is 
offering 214 parking spaces after construction. As explained below, under the State Density 
Bonus Law, the maximum parking requirement that may be imposed on this Project is 56 
parking spaces.  Attachment 7 has a comparison of parking ratios at comparable Eden 
projects.   
 
As part of the density bonus provisions, the applicant initially explored a concession to 
maintain the parking ratio under the municipal code requirements. Based on the East Palo 
Alto Development Code Section 18.36.040 (F), the required parking ratios can be reduced in 
compliance with the density bonus ordinance (Government Code Section 65915(p)) as 
follows: 
  

(1) Except as provided in paragraphs (2) and (3), upon the request of the developer, a 
city, county, or city and county shall not require a vehicular parking ratio, inclusive 
of handicapped and guest parking, of a development meeting the criteria of 
subdivisions (b) and (c), that exceeds the following ratios: (A) Zero to one bedroom: 
one onsite parking space. (B) Two to three bedrooms: two onsite parking spaces. (C) 
Four and more bedrooms: two and one-half parking spaces. 

 
Based on the reduced ratio, the project would be required to provide a total of 248 parking 
spaces (including spaces for residents and visitors), which equates to 1.34 spaces per unit. 
The proposed parking supply ratio of 1.16 is lower than the reduced parking ratio that is 
allowed for affordable housing. East Palo Alto Development Code Section 18.36.050 (C) 
allows for approval of reduced on-site parking standards, including the number or size of 
spaces, requirements for spaces to be covered, and restrictions on tandem parking formats 
on a case-by-case basis. Project eligibility for the density bonus and related requests for 
zoning standards concessions for setbacks and lot dimensions are subject to the review and 
approval by the City Council. If the project is not found eligible for the density bonus, a 
redesign of the project would be required. 
 
To this point, several public comments from the public have been received by the City 
regarding the density bonus provision for a reduction in the number of required off-street 
parking spaces for the project. The limited proposed parking supply could result in tenants 
and tenants’ visitors parking on surrounding roadways including East Bayshore Road. East 
Bayshore Road has on-street parking available to the public on the east side of the street 
between Clarke Avenue and Pulgas Avenue. Clarke Avenue has on-street parking available 
to the public on both sides of the street and provides access to the project site via East 
Bayshore Road. Pulgas Avenue is a two-lane north-south collector within the vicinity of the 
site with on-street parking available to the public on both sides of the street. General Plan 
Policy 4.6, Bicycle parking standards, requires the provision of enough bicycle parking and 
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locker facilities for large development projects. Mitigation measure T-1 requires the 
developer to provide amenities to encourage alternative modes of transportation in its 
consideration of the density bonus request. 
 
Parking not as a density bonus concession 
The developer is not requesting a reduction in parking pursuant to East Palo Alto 
Development Code Section 18.36.040 (F) because the project is allowed a parking 
restriction under State Law.    
 
Parking is not a part of the concessions requested because the State Density Bonus Law 
limits the amount of parking that may be required by the City for this project. Specifically, 
under Government Code Section 65915(p)(3)(A), where, as here, a project consists entirely 
of rental units affordable to lower income families and the project is located within one-half 
mile of a qualifying transit stop, then the parking ratio may not exceed 0.5 spaces per unit or 
93 spaces and, for projects with special needs populations, such as the those that would be 
housed as part of the proposed Light Tree project, 0.3 spaces per unit.  The specific Code 
language is below.   
 
Government Code Section 65915(p) (3)(A): 
 

(3) Notwithstanding paragraph (1), if a development consists solely of rental units, 
exclusive of a manager’s unit or units, with an affordable housing cost to lower 
income families, as provided in Section 50052.5 of the Health and Safety Code, then, 
upon the request of the developer, a city, county, or city and county shall not impose 
a vehicular parking ratio, inclusive of handicapped and guest parking, that exceeds 
the following ratios: 

(A) If the development is located within one-half mile of a major transit stop, as 
defined in subdivision (b) of Section 21155 of the Public Resources Code, and there 
is unobstructed access to the major transit stop from the development, the ratio shall 
not exceed 0.5 spaces per unit. 

 
The California Public Resources Code Section 21064.3 defines "major transit stop" as "a 
site containing an existing rail transit station, a ferry terminal served by either a bus or rail 
transit service, or the intersection of two or more major bus routes with a frequency of 
service interval of 15 minutes or less during the morning and afternoon peak commute 
periods”. Under this provision of Government Code Section 65915(p)(3)(C), the maximum 
parking requirement (0.3) is 56 spaces. The proposed project exceeds this requirement by 
158 spaces. This state law provision supersedes the requirements of the East Palo Alto 
Development Code and Density Bonus provisions. 
 
A letter from SamTrans provided to City staff dated January 11, 2019 establishes that this 
site is in close proximity of a major transit stop. See Attachment 11.   The Clarke Avenue 
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and East Bayshore Road bus stop is located within ½ mile of the Light Tree Apartments 
Project site that is served by SamTrans Route 280 and 296 qualify as a “major transit stop.” 
 
 
Table 1-1 Parking by Selected Criteria 

 EPA 
Development 

Code 

Density 
Bonus 

Requirement

Traffic Impact 
Analysis (TIA) 

Government Code 
65915(p)(3)(C) 
(0.3 per unit)  

Proposed 
Project 

# 
Parking 
Spaces 

332 248 230 56 214 

 
The applicant has been pursuing an off-site shared parking agreement. The applicant has 
reached out to at least six (6) nearby owners to date, but none have expressed interest in 
leasing parking spaces at this time.  
 
To address the parking situation, the applicant has agreed to provide bus passes via the 
Way2Go Annual Pass Program (unlimited-ride passes) to eligible tenants at Light Tree 
Apartments, upon request, for a period of fifteen (15) years, additional bike parking 
facilities exceeding the minimum zoning requirement, and shall examine the possibility of 
unassigned parking spaces within one year of building occupancy. City staff has engaged in 
communication with SamTrans to consider the possibility of the re-routing of bus routes to 
serve the Light Tree Apartments and surrounding properties contingent on the approval of 
AHSC funding for the project. While grant funding is not assured at this point, the new bus 
line would contribute to reducing the need for automobile ownership. 
 
Parking is a very real issue in East Palo Alto.  The primary cause of parking tensions is too 
many cars parked on the street because of the overcrowding of housing units.  The housing 
crisis has led to extensive overcrowding including multiple families living in one house, or 
many adult individuals sharing rooms.  In every neighborhood in East Palo Alto there are 
overcrowded single family homes that might have as many as 5-8 cars parked on the street.   
However, overcrowding is significantly less likely to occur in affordable housing that is 
regulated by affordable housing lenders because of occupancy standards.  To prevent 
overcrowding and the potential loss of low-income housing tax credits (associated with a 
noncompliant affordable housing unit), affordable housing projects have occupancy 
standards per unit that are part of the lease and enforced and audited by the state regulator 
on an ongoing basis. 
 
Transportation/ Traffic 
As a mitigation measure to lessen traffic concerns, the applicant shall be asked to prepare a 
pedestrian and bicycle plan to enhance pedestrian and bicycle routes in the vicinity. The 
plans shall address the following: a) crosswalks with Americans with Disabilities Act 
(ADA) compliant curb ramps are to be provided at the intersection of Clarke Avenue and 
East Bayshore Road to enhance pedestrian routes between the project site and the nearest 
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bus stops; and b) the requirement that the project applicant work with the City to contribute 
to the completion of any planned bicycle facilities along connecting roadways, if a funding 
mechanism has been established for these improvements, and provide additional amenities 
to encourage the use of bicycle facilities and transit by residents and staff. The plans shall be 
subject to the review and approval of the City Planning and Engineering Divisions prior 
approval of a building permit. The plans shall be implemented prior to issuance of an 
occupancy permit. 
 
Anti-Displacement Measures 
According to the applicant’s anti-displacement plan, no existing tenants would be 
permanently displaced by the project as existing residents will be temporarily relocated 
during project construction, either to other units on-site, if available, or to units off-site. The 
timing and exact details for resident relocation are still being finalized, but at no time will 
the relocation of any resident be for longer than one year, and all temporary relocated 
residents will be able to return to Light Tree Apartments following construction. Subject to 
compliance with the provisions of the approved anti-displacement plan, the proposed project 
would result in a net increase of residential units and residents on the site. The relocation 
plan was prepared in accordance with the Uniform Relocation Assistance and Real Property 
Acquisition Policies Act. The temporary relocation of tenants would not necessitate the 
construction of alternative housing and no new construction elsewhere would be required to 
accommodate existing residents. 
 
Planning Commission Meeting 
On January 14, 2019, the Planning Commission conducted a public hearing on the design 
review, zone change, and density bonus for the rehabilitation and additions to Light Tree 
Apartments. For reference, a link to the Planning Commission Staff Report can be found as 
Attachment 3. In summary, there was some opposition to the project based on parking 
concerns emanating from the lack of parking in the surrounding neighborhood and the 
perception that this project would contribute negatively towards the parking shortage 
because the project did not offer the recommended number of parking spaces based on the 
East Palo Alto Development Code, Density Bonus Requirement, or the Traffic Impact 
Analysis (TIA). Also, traffic issues like congestion and access to the site along East 
Bayshore Road were noted as reasons to not approve the proposed project as nearby 
residents claimed the addition of new units would cause further delays along the this 
thoroughfare. Several members of the community expressed their support for the project 
based on the needed rehabilitation of an older apartment complex for current residents. 
Several community members and organizations were supportive based on the new 
affordable housing units that would be provided to the City as well as the promotion of 
alternate modes of transportation that would be associated with the project i.e. providing 
Class I and II bike facilities and free bus passes to residents of Light Tree Apartments. In 
fact, the Planning Commission decided to amend Conditions of Approval #4 to memorialize 
several parking mitigation measures and Condition of Approval #6 to emphasize that prior 
to the issuance of building permits a pre-construction meeting shall be held with the 
University Square Home Owner’s Association organized by the applicant to address 
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potential issues relating to the project. Ultimately, the Planning Commission deliberated and 
recommended that the City Council approve the project with minor amendments to the 
Conditions of Approval.   
 
Next Steps 
 
If the ordinance is introduced on January 29, 2019, the City Council will have a second 
reading of the item on Tuesday, February 5, 2019. 
 
Fiscal Impact 
 
There is no negative fiscal impact to the City associated with the proposed action.  
 
Public Notice 
 
The public was provided notice of this agenda item by posting the City Council agenda on 
the City’s official bulletin board outside City Hall and making the agenda and report 
available at the City’s website and at the San Mateo Co. Library located at 2415 University 
Avenue, East Palo Alto. A public notice of this hearing was mailed to property owners 
within 300 ft. of the project site on January 18, 2019 and published in the Palo Alto Daily 
News on January 18, 2019. 
 
Environmental 
 
The Initial Study and Mitigated Negative Declaration provide decision makers in the City of 
East Palo Alto and the general public with relevant environmental information to use in 
considering the proposed project. This Initial Study will be used for appropriate 
discretionary approvals necessary to implement the project, as proposed. Per the CEQA 
Guidelines, recirculation is not required when substituting or modifying mitigation measure 
so long as the new measure does not create an unforeseen environmental impact.    
 
In accordance with California Environmental Quality Act (CEQA), a Mitigated Negative 
Declaration has been prepared with an Initial Study. A copy of the Mitigated Negative 
Declaration and Initial Study can be found in Attachment 5 and by going to: 
http://cityofepa.org/index.aspx?NID=642    Attachment 8 has a Shadow study that was 
conducted for the project.   
 
There were two (2) minor changes to the mitigation measures both associated with the 
Transportation/ Traffic section (T1 a. and b.). According to section 15074.1 
(Substitution of Mitigation Measures in a proposed Mitigated Negative Declaration) no 
recirculation of the proposed mitigated negative declaration pursuant to section 15072 is 
required where the new mitigation measures are made conditions of project approval 
according to this section. 
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The comment period for the above-referenced mitigated negative declaration ended on 
January 2, 2019 and two (2) letters and seven (7) emails with written comments were 
received, and are included as Attachment 6. Although a response to written comments on a 
proposed mitigated negative declaration is not required by CEQA, this letter provides as a 
courtesy, responses to written comments received to assist the City of East Palo Alto 
decision-makers in their consideration of the proposed mitigated negative declaration.   The 
City also received 11 letters of support and a petition in support that was signed by 11 
current Light Tree residents; which are included in Attachment 11.  
 
There are no significant issues CEQA issues have been raised beyond those already 
addressed in the MND and staff has incorporated conditions of approval and mitigation 
measures to address the expressed concerns.  
 
 
Attachments: 

1. Ordinance 
2. Resolution and Exhibit A Mitigation Measures and Conditions of Approval 
3. Link to Planning Commission Staff Report dated January 14, 2019- 

(http://www.cityofepa.org/AgendaCenter/ViewFile/Agenda/_01142019-1477) 
4. Architectural Plans 
5. Initial Study and MND 
6. Response to Public Comments 
7. Eden Housing Parking Ratios 
8. Shadow Study 
9. Light Tree Ownership Diagram 
10. Light Tree Tentative Parcel Map 
11. Letters of Support  
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ORDINANCE NO. ___ 

 
AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF EAST PALO ALTO 

APPROVING A ZONE CHANGE FROM R-HD-3 TO R-HD-5 FOR 1805 EAST 
BAYSHORE ROAD IN EAST PALO ALTO (LIGHT TREE APARTMENTS) 

 
WHEREAS, the application pertains to an approximately 3.32-acre parcel located at 

1805 East Bayshore Road, East Palo Alto, CA, Assessor’s Parcel Number 063-492-350; and 
 
WHEREAS, the application was received on September 14, 2018 and proposes to 

rehabilitate 57 units and add an additional 128 units; and 
 
WHEREAS, a Notice of Intent to adopt a Mitigated Negative Declaration was 

published on November 30, 2018; and  
 
 WHEREAS, the City Council has reviewed the Mitigated Negative Declaration 
(MND) and the comments that were received during the public review period from 
November 30, 2018 to January 2, 2019; and  
 

WHEREAS, the City Council held a Public Hearing on Design Review (DR18-026), 
Zone Change (ZC18-001), and Density Bonus on January 29, 2019; and 

 
WHEREAS, the City Council does hereby find that the proposed zone change is 

consistent with the General Plan and will not be detrimental to the public interest, health, 
safety, convenience, or welfare of the City of East Palo Alto; and   

 
WHEREAS, the City Council further finds that the affected site is physically 

suitable in terms of design, location, operating characteristics, shape, size, topography, and 
the provision of public and emergency vehicle access, and public services and utilities, and 
is served by highways and streets adequate in width and improvement to carry the kind and 
quantity of traffic the proposed use would likely generate, to ensure that the proposed use(s) 
and/or development will not endanger, jeopardize, or otherwise constitute a hazard to the 
property or improvements in the vicinity in which the property is located.   

 
NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF EAST PALO 

ALTO DOES ORDAIN AS FOLLOWS:  

SECTION 1.  APPROVE A ZONE CHANGE FROM R-HD-3 TO R-HD-5 AT 
1805 EAST BAYSHORE RD. 

  
The City Council does hereby adopt the Zoning Change from R-HD-3 to R-HD-5 for 1805 
East Bayshore Road dated January 29, 2019. 

ATTACHMENT 1 
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SECTION 2.  CALIFORNIA ENVIRONMENTAL QUALITY ACT 
 
In accordance with California Environmental Quality Act (CEQA), a Mitigated Negative 
Declaration has been prepared with an Initial Study.  
 
SECTION 3. SEVERABILITY. 
 
If any section, subsection, sentence, clause, phrase or word of this Ordinance is for any 
reason held to be invalid by a court of competent jurisdiction, such decision shall not affect 
the validity of the remaining portions of this Ordinance. The City Council hereby declares 
that it would have passed and adopted this Ordinance, and each and all provisions hereof, 
irrespective of the fact that one or more provisions may be declared invalid. 
 
SECTION 4. EFFECTIVE DATE. 
 
This Ordinance shall take effect and be in full force thirty (30) days after the date of its 
adoption. 
 
SECTION 5.  PUBLICATION. 
 
The City Clerk is hereby directed to cause publication of a summary of this Ordinance as 
required by Government Code Section 36933. 
 
Introduced at a City Council meeting held on January 29, 2019, and adopted at a regular 
City Council meeting held on _______, by the following vote: 
 
AYES:  
NOES:  
ABSENT:  
ABSTAIN:  
 
 
       SIGNED: 
 
 
              
       Lisa Gauthier, Mayor  
 
ATTEST:      APPROVED AS TO FORM: 
 
 
              
Maria Buell, City Clerk    Rafael E. Alvarado Jr., City Attorney 
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RESOLUTION NO. __ 

 
A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF EAST PALO ALTO 

APPROVING A DESIGN REVIEW PERMIT, ZONE CHANGE, AND DENSITY 
BONUS FOR THE REHABILITATION AND EXPANSION OF AN EXISTING 

AFFFORDABLE HOUSING 94-UNIT APARTMENT COMPLEX TO 185 UNITS AT 
1805 EAST BAYSHORE ROAD IN EAST PALO ALTO (LIGHT TREE 

APARTMENTS). 
 

WHEREAS, the application pertains to an approximately 3.32-acre parcel located at 
1805 East Bayshore Road, East Palo Alto, CA, Assessor’s Parcel Number 063-492-350; and 

 
WHEREAS, the application was received on September 14, 2018 and proposes to 

rehabilitate 57 units and add an additional 128 units; and 
 
WHEREAS, a Notice of Intent to adopt a Mitigated Negative Declaration was 

published on November 30, 2018; and  
 
 WHEREAS, the Planning Commission has reviewed the Mitigated Negative 
Declaration (MND) and the comments that were received during the public review period 
from November 30, 2018 to January 2, 2019; and  
 

WHEREAS, the Planning Commission held a Public Hearing on Design Review 
(DR18-026), Zone Change (ZC18-001), and Density Bonus on January 14, 2019; and 
 

NOW, THEREFORE, BE IT RESOLVED THAT THE CITY COUNCIL OF 
THE CITY OF EAST PALO ALTO hereby:  

a) Approves the Design Review, Zone Change (DR18-026, ZC18-001), and 
Density Bonus based on the findings listed in this staff report and subject to 
the standard requirements and conditions of approval included as Exhibit A ; 
and 

b) Finding that the Initial Study and Mitigated Negative Declaration have been done 
in compliance with the California Environmental Quality Act (CEQA). 

c) Authorizing the City Manager to File a Notice of Determination within five 
working days of adoption pursuant to Section 15075 of the CEQA Guidelines.  

 
 

[SIGNATURES ON THE NEXT PAGE] 
  

ATTACHMENT 2 
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PASSED AND ADOPTED on this 29th day of January 2019, by the following vote: 
 
AYES: 
NOES: 
ABSENT: 
ABSTAIN: 

  

  
 
 

SIGNED: 
 
 
 

  Lisa Gauthier, Mayor 
  
  
ATTEST: 
 
 
 

 APPROVED AS TO FORM: 

Maria Buell, City Clerk   Rafael E. Alvarado, Jr., City Attorney
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MITIGATION MEASURES FOR THE LIGHT TREE APARTMENTS 
 
Air Quality  
AQ-1 - The following basic construction mitigation measures shall be incorporated into 
project construction documents:  

a. All exposed surfaces (e.g., parking areas, staging areas, soil piles, graded areas, 
and unpaved access roads) shall be watered two times per day;  
b. All haul trucks transporting soil, sand, debris, or other loose material off-site shall 
be covered;  
c. 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;  
d. All 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; 

e. 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;  
f. 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; and  
g. Post a publicly visible sign with telephone number and person to contact at the 
Lead Agency regarding dust complaints. This person shall respond and take 
corrective action within 48 hours. The air district’s phone number shall also be 
visible to ensure compliance with applicable regulations. 

AQ-2- The applicant shall consult with air district to determine permit requirements. 
Removal of asbestos-containing building materials is subject to air district Regulation 
11, Rule 2: Asbestos Demolition, Renovation and Manufacturing.  
Prior to the commencement of demolition activities on the site, the applicant shall 
provide evidence of meeting the permitting requirements of the air district, to the 
satisfaction of the city planning department. 

AQ-3  The project shall include the following measures in project building plans to 
minimize long-term annual PM2.5 exposure for new project occupants: 

a. Install air filtration in residential buildings. Air filtration devices shall be rated 
MERV16 or higher for portions of the site that have annual PM2.5 exposure 
above 1.15 μg/m3 and MERV13 or higher for all other portions of the site. To 
ensure adequate health protection to sensitive receptors (i.e., residents), this 

Exhibit A  
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ventilation system, whether mechanical or passive, all fresh air circulated into the 
dwelling units shall be filtered. 

b. As part of implementing this measure, an ongoing maintenance plan for the 
buildings’ heating, ventilation, and air conditioning (HVAC) air filtration system 
shall be required. 

c. Ensure that the use agreement and other property documents: (1) require cleaning, 
maintenance, and monitoring of the affected buildings for air flow leaks, (2) 
include assurance that new owners or tenants are provided information on the 
ventilation system, and (3) include provisions that fees associated with owning or 
leasing a unit(s) in the building include funds for cleaning, maintenance, 
monitoring, and replacements of the filters, as needed. 

The developer shall provide evidence of compliance with this mitigation prior to 
issuance of a building permit, to the satisfaction of the city building department. 

AQ-4  The developer shall prepare a plan demonstrating that the off-road equipment used 
on-site to construct the project would achieve a fleet-wide average 87-percent 
reduction in DPM exhaust emissions or greater. One feasible plan to achieve this 
reduction would include the following: 

a. All diesel-powered off-road equipment, larger than 25 horsepower, operating on 
the site for more than two days continuously shall, at a minimum, meet U.S. EPA 
particulate matter emissions standards for Tier 3 engines that include CARB-
certified Level 3 Diesel Particulate Filters or equivalent. Equipment that meets 
U.S EPA Tier 4 standards for particulate matter or use of equipment that is 
electrically powered or uses non-diesel fuels would meet this requirement. 

The plan shall be subject to review and approval by the building department, prior 
to issuance of a demolition permit. The plan shall be implemented during 
construction. 

Biological Resources  
BIO-1 To avoid impacts to nesting birds, construction activities that include grading, 

grubbing, or demolition should be conducted between September 16 and January 14, 
which is outside of the bird nesting season (January 15 through September 15). If 
grading, grubbing, or demolition occurs during the bird nesting season, then a 
qualified biologist shall conduct a pre-construction survey for nesting birds to ensure 
that no nests would be disturbed during project construction.  
If project-related work is scheduled during the nesting season (February 15 to August 
30 for small bird species such as passerines; January 15 to September 15 for owls; 
and February 15 to September 15 for other raptors), a qualified biologist shall 
conduct nesting bird surveys. A survey for active nests of such birds shall occur 
within 7 days prior to start of construction. Appropriate minimum survey radius 
surrounding each work area is typically 250 feet for passerines, 500 feet for smaller 
raptors, and 1,000 feet for larger raptors. Surveys shall be conducted at the 
appropriate times of day to observe nesting activities. 

125



 

 
 

If the qualified biologist documents active nests within the project site or in nearby 
surrounding areas, an appropriate buffer between each nest and active construction 
shall be established. The buffer shall be clearly marked and maintained until the 
young have fledged and are foraging independently. Prior to construction, the 
qualified biologist shall conduct baseline monitoring of each nest to characterize 
“normal” bird behavior and establish a buffer distance, which allows the birds to 
exhibit normal behavior. The qualified biologist shall monitor the nesting birds daily 
during construction activities and increase the buffer if birds show signs of unusual 
or distressed behavior (e.g. defensive flights and vocalizations, standing up from a 
brooding position, and/or flying away from the nest). If buffer establishment is not 
possible, the qualified biologist or construction foreman shall have the authority to 
cease all construction work in the area until the young have fledged and the nest is no 
longer active. If pre-construction nesting bird surveys are necessary, based upon the 
requirements of this mitigation measure, then a survey report shall be prepared prior 
to commencement of construction activities. 

BIO-2 Prior to obtaining a grading permit, the project proponent shall retain a certified 
arborist to develop a site-specific tree protection plan for retained trees and supervise 
the implementation of all proposed tree preservation and protection measures during 
construction activities. Also, in accordance with the city’s Tree Protection Ordinance, 
the project proponent shall obtain a tree removal permit for proposed tree removals 
and shall install replacement trees in accordance with all mitigation, maintenance, 
and monitoring requirements specified in the tree removal permit(s) or otherwise 
required by the city for project approvals. 

Cultural Resources  
CR-1  Due to the possibility that significant buried cultural resources might be found during 

construction, the following language will be included on all construction documents 
and on any permits issued for the project site, including, but not limited to, grading 
and building permits associated with future development of the project site:  

 “If archaeological resources or paleontological resources are unexpectedly 
discovered during construction, work shall be halted immediately within 50 meters 
(160 feet) of the find, and the Planning Department notified, until it can be evaluated 
by a qualified professional archaeologist. If the find is determined to be significant, 
an appropriate resource recovery shall be formulated, with the concurrence of the 
City of East Palo Alto.” 

CR-2 Due to the possibility that human remains may be discovered during future 
construction activities, the following language shall be included in all construction 
documents and on any permits issued for the project site, including, but not limited to, 
grading and building permits associated with future development of the project site:  
“If human remains are found during construction, there shall be no further excavation 
or disturbance of the site or any nearby area reasonably suspected to overlie adjacent 
human remains until the coroner is contacted to determine that no investigation of the 
cause of death is required.  
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If the coroner determines the remains to be Native American, then the coroner shall 
contact the Native American Heritage Commission within 24 hours. The Native 
American Heritage Commission shall identify the person or persons it believes to be 
the most likely descendent (MLD) from the deceased Native American. The MLD 
may then 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 associated grave goods as provided in Public Resources Code 
Section 5097.98.  
 

 The landowner or authorized representative will rebury the Native American human 
remains and associated grave goods with appropriate dignity on the property in a 
location not subject to further disturbance if: a) the Native American Heritage 
Commission is unable to identify a MLD or the MLD failed to make a 
recommendation within 48 hours after being notified by the commission; b) the 
descendent identified fails to make a recommendation; or c) the landowner or his 
authorized representative rejects the recommendation of the descendent, and the 
mediation by the Native American Heritage Commission fails to provide measures 
acceptable to the landowner.” 

Noise  
N-1  Prior to the issuance of building permits, mechanical equipment shall be selected and 

designed to reduce impacts on surrounding uses to meet the city’s requirements. A 
qualified acoustical consultant shall be retained by the project applicant to review 
mechanical noise as the equipment systems are selected in order to determine specific 
noise reduction measures necessary to reduce noise to comply with the city’s 50 dBA 
Leq residential noise limit at the shared property lines. Noise reduction measures 
could include, but are not limited to, selection of equipment that emits low noise 
levels and/installation of noise barriers such as enclosures and parapet walls to block 
the line of sight between the noise source and the nearest receptors. 

N-2  The contractor shall prepare a detailed construction noise logistics plan to be approved 
by the city prior to issuance of a demolition permit, and implement the plan during 
demolition, grading, and construction. The construction noise logistics plan shall 
identify the schedule for major noise-generating construction activities and notify in 
writing all adjacent business, residences, and other noise-sensitive land uses of the 
construction schedule. The construction noise logistics plan shall identify a procedure 
for coordination with adjacent residential land uses so that construction activities can 
be scheduled to minimize noise disturbance The construction noise logistics plan must 
include provisions requiring implementation of the following best management 
practices to reduce noise from construction activities near sensitive land uses. 

 

Transportation/Traffic  
T-1  The applicant shall prepare a pedestrian and bicycle plan to enhance pedestrian and 

bicycle routes in the vicinity. The plans shall address the following:  
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a. Crosswalks with Americans with Disabilities Act (ADA) compliant curb ramps 
are to be provided at the intersection of Clarke Avenue and East Bayshore Road 
to enhance pedestrian routes between the project site and the nearest bus stops; 
and  
 

b. The project applicant shall work with the city to contribute to the completion of 
any planned bicycle facilities along connecting roadways, if a funding mechanism 
has been established for these improvements, and provide additional amenities to 
encourage the use of bicycle facilities and transit by residents and staff.  

  

 The plans shall be subject to the review and approval of the City Planning and 
Engineering Departments prior approval of a building permit. The plans shall be 
implementation prior to conversion of permanent financing to issuance of an 
occupancy permit. 
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CONDITIONS OF APPROVAL 

If the request is favorably considered, the following conditions of approval are recommended: 

Note: Conditions of Approval that are in bold text and italicized were modified by the Planning 
Commission on January 14, 2019. 

The following conditions shall be addressed on the construction plans submitted for 
any DEMOLITION PERMIT, BUILDING PERMIT, or SITE DEVELOPMENT 
PLANNING APPLICATION, and shall be satisfied prior to issuance of whichever 
permit is issued first, or at the time specified in the condition.  
 
PLANNING DIVISION: 
1. Minor modifications to the approved plans or proposed uses which are generally 

consistent with the Planning Commission approval may be approved administratively by 
the Planning Manager.  Any major changes, as determined by the Planning Manager, 
shall require review and approval from the Planning Commission at a new public 
hearing. 
 

2. Prior to the issuance of any building permits, the property owner / applicant shall 
acknowledge in writing all the conditions of approval and must accept these conditions 
with full awareness of the responsibilities associated with each requirement.  

 
3. Prior to the issuance of any building permits, the applicant shall submit a lighting plan in 

accordance with the City of East Palo Alto standards. This plan shall be reviewed by the 
Planning Manager or his/ her designee. 

 
4. The applicant shall provide a total of 214 parking spaces on-site. The applicant shall 

detail the parking mitigation measures to city staff. Certain parking measures shall 
include: A) Bus/ shuttle passes to every qualified tenant on the lease who request a bus 
pass at Light Tree Apartments shall be provided for fifteen (15) years beginning at the 
time of building occupancy, B) 93 Class I (long-term bicycle parking) and 13 Class II 
(short-term bicycle parking) bicycle facilities shall be provided on-site to meet the 
demand of 185 units, C) One year after occupancy, the applicant shall provide a 
parking management plan for review by the Planning Manager to ascertain if 
unassigned parking spaces  or any other provisions to reduce on street parking shall 
be required. D) The applicant shall be required to demonstrate sufficient and robust 
efforts to the satisfaction of the Planning Director to receive a shared parking 
agreement from nearby churches, businesses or vacant lots that will allow for 
additional parking prior to building occupancy.  The applicant shall document 
outreach to said entities. If in the professional opinion of the Planning Manager 
sufficient measures have not been taken the item can be reviewed by the Planning 
Commission.  
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5. The applicant will be required to hold a neighborhood meeting approximately one (1) 
year after final building occupancy to ensure the surrounding neighborhood has an 
opportunity to communicate concerns and/ or provide comments on parking and traffic 
issues related to Light Tree Apartments project. The applicant will send a summary of 
the meeting to the Planning Manager or his/her designee.  

 
6. Prior to issuance of building permit, a contact person for the project shall be identified to 

address any neighbor complaints related to the project. This person shall provide contact 
information to residents within 300 feet of the site. Contact information (including a 
contact number) shall be clearly visible at a designated location near the project site. 
Prior to the issuance of building permits a pre-construction meeting shall be held with 
the University Square Home Owner’s Association organized by the applicant. The sign 
in sheet and meeting notes shall be shared with the Planning Manager. 

 
7. Prior to the issuance of the Building Permit, a pre-submittal meeting with Community 

and Economic Development Department (CEDD) staff and the applicant shall take place 
to address anticipated project logistics. 

 
8. All appropriate fees shall be paid prior to the issuance of building permits including but 

not limited to: 
Fees:   Storm Drain;  

Public Street Improvements; 
Park in Lieu; 
Street and Traffic Infrastructure;  
Water Capacity Fees; and 
Housing Impact  

 
9. Appropriate screening measures shall be taken along the perimeter of the site to 

maintain, wherever possible, the light, air, and privacy of the neighboring residences, 
primarily along the eastern side of the site neighboring Palo Mobile Estates.  
 

10. Prior to the issuance of building permits, the Final parcel map shall be recorded with the 
County of San Mateo.  

 
11. Prior to the issuance of building permits, the applicant shall record all Conditions of 

Approval. 
 

12. The density bonus concession requested for this project is the front setback which is 
proposed to be shorter than what is allowed in the R-HD-5 zoning district. 

 
13. The applicant shall work with City staff to actively promote the proposed new units to 

local residents of East Palo Alto. 
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14. The final anti-displacement/ relocation plan shall be approved by the city prior to the 
issuance of Building Division permits. 

 
BUILDING DIVISION:  
15. Buildings shall incorporate a Smoke Control System in accordance with CBC Section 

909; see CBC 403.4.7.1. 
 

16. Please imprint the Conditions of Approval on the plans submitted for building permits.  
 

17. Prior to the permit issuance a Commissioning Plan shall be completed to document how 
the project will be commissioned.  The commissioning plan shall include the following: 
I.  General Project Information 
II. Commissioning Goals 
III. Systems to be commissioned.  Plans to test systems and components shall include: 
a. An explanation of the original design intent. 
b. Equipment and system to be tested, including the extent of tests. 
c. Functions to be tested. 
d. Conditions under which the test shall be performed. 
e. Measurable criteria for acceptable performance. 
f. Commissioning team information. 
g. Commissioning process activities, schedules and responsibilities.  Plans for the 
completion of commissioning shall be included. 
 

11. A soils investigation report shall be submitted containing design recommendations.  
Additionally, submit a letter from the Geotechnical Engineer or Civil Engineer who 
prepared the soil investigation stating the following (signed and stamped): 

a. The plans and specifications substantially conform to the recommendations in 
the soil investigation. 

b. The Geotechnical Engineer or Civil Engineer who prepare the soil 
investigation has been retained to provide soil site observation and provide 
periodic and final reports to the City of East Palo Alto. 

 
18. Prior to final inspection for any building or structure, the Geotechnical Engineer or Civil 

Engineer who prepared the soil investigation shall issue a final report stating the 
completed pad, foundation, finish grading and associated site work substantially conform 
to the approved plans, specifications and investigations. 
 

19. Please imprint, on the submitted plans, the Construction Best Management Practices.  To 
access the standard plan, please visit:  http://www.flowstobay.org/construction 
 

20. The applicant shall properly complete and incorporate the 2016 CAL Green Non-
Residential Mandatory Measures on the plans submitted for building permits.  The link 
to access the form:  http://www.ci.east-palo-alto.ca.us/ArchiveCenter/ViewFile/Item/441   
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21. Please note on plan:  The City of East Palo Alto Municipal Code Section 15.04.125 
limits construction activity to the following hours: 

Monday through Friday:  7:00 AM to 6:00 PM 
Saturday:   9:00 AM to 5:00 PM  
Sundays and national holidays:  No activity allowed 
 

22. The installation of site construction trailers will require a separate building permit issued 
by the Building Division.  Plans and specifications must be submitted for review and 
approval prior to the installation of such structures.  Please contact the Building Division 
for additional information.  
 

23. Approval of this Project does not relieve the Applicant from the applicable requirements 
of subsequent permits and approvals, including but not limited to the following as may 
be applicable:  
 

a. Grading Permit and Improvement Plan  
b. Building Permit and Certificate of Occupancy 
c. Requirements of the Bay Area Air Quality Management District; for the 

demolition of structures. 
d. Fire Permit 
e. School District Development Impact fee requirements 

 
24. Prior to the issuance of building permits, the applicant/developer shall submit a waste 

management plan to the Building and Safety Division.  The plan shall include the 
estimated composition and quantities of waste to be generated and how the project 
developer intends to recycle at least 65 percent of the total job site construction waste 
measured by weight or volume.  Proof of compliance shall be provided to the Chief 
Building Official prior to the issuance of the building permit.   
 

25. Note on the plans submitted for building permits:  Self hauling is prohibited in the City 
of East Palo Alto; an authorized hauler shall be utilized. All construction and demolition 
debris shall be contained on-site (not in the public right-of-way) in constantly covered 
bins, which include adequate service. 

 
ENVIRONMENTAL SERVICES DIVISION: 
 
26. Project is anticipated to disturb land greater than one acre in size; a SWPPP shall be 

prepared by a Qualified SWPPP Developer and submitted to the City for review prior to 
submittal to the State Water Resources Control Board (SWRCB), and an application for 
a Notice of Intent shall be submitted for California’s General Permit for Storm Water 
Discharges Associated with Construction and Land Disturbance Activities (General 
Permit).  Confirmation of the SWRCB review shall be provided to the City. The 
Demolition Plan, Grading Plan, Dewatering Plan and all phases of construction 
associated with this project shall follow local stormwater quality requirements and be 
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subject to the City Engineer requirements. All plans submitted shall include the contact 
information for the QSD and the site designated Qualified SWPPP Practitioner (QSP) 
assigned to the project.  
 

27. Applicant shall prepare a Stormwater Management Pollution Prevention Plan 
(SWMPPP) and a post-construction stormwater site management plan (Site Plan) that 
includes, at a minimum, exhibit(s) showing drainage areas and location of Low Impact 
Development (LID) treatment measures; project watershed; total project site area and 
total area of land disturbed; total new and/or replaced impervious area; treatment 
measures and hydraulic sizing calculations; a listing of source control and site design 
measures to be implemented at the site; NRCS soil type; saturated hydraulic conductivity 
rate(s) at relevant locations or hydrologic soil type (A, B, C or D) and source of 
information; elevation of high seasonal groundwater table; a brief summary of how the 
project is complying with Provision C.3 of the MRP; and detailed Maintenance Plans for 
each site design, source control and treatment measure requiring maintenance. 

 
28. A site plan including all stormwater treatment facilities, sub watersheds being treated, 

and areas considered self-treated or receiving interceptor tree credits or other credits, 
with design details for each item, shall be shown on final improvement or grading plans 
and shall not differ materially from the LID treatment measures presented on the 
project’s Tentative Map, without written approval from the Planning Department.  

 
29. Project Proponent shall pay NPDES fees prior to Building Permit being issued. Current 

NPDES fees for projects between 10,000 square feet and one acre are: $3,287 or per the 
City’s current Fee Schedule. 

 
30. Project shall comply with all requirements of the Municipal Regional Stormwater 

NPDES Permit Provision C.3.  Please refer to the San Mateo Countywide Water 
Pollution Prevention Program’s (SMCWPPP) C.3 Stormwater Technical Guidance 
Manual for assistance in implementing LID measures and Green Infrastructure at or 
adjacent to the site, including appropriate design details, soil mixes, and vegetation for 
bioretention measures.     http://www.flowstobay.org/bs_new_development.php 
Treatment controls appear to be designed and sized to treat run-off from the entire 
project using C.3.d.2(c), or 0.2 inch per hour intensity approach, for flow-based 
treatment. Applicant shall provide calculations to confirm this sizing method. LID 
treatment measures as approved shall be included on final improvement or grading 
plans, and shall not differ materially from the LID treatment measures presented on the 
project’s Tentative Map, without written approval from the Planning Division. 

 
31. Interior level parking garage floor drains, and any other interior floor drains, where 

applicable, shall be connected to the sanitary sewer system, subject to the local sanitary 
sewer agency’s authority and standards.   
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32. On-site storm drain inlets shall be clearly marked with the words “No Dumping! Flows 
to Bay,” or equivalent using thermoplastic material or a plaque and shall be inspected 
prior to occupancy. In parking areas, signs that read: “Vehicle Maintenance Prohibited” 
shall be installed one sign for every 200 feet of linear parkway. 

33. Fire sprinkler test water shall discharge to onsite vegetated areas, or, alternatively shall 
be discharged to the sanitary sewer system, subject to the local sanitary sewer agency’s 
authority and standards.   
 

34. If installing non-residential food prep areas, these shall have a sink or other cleaning area 
large enough to clean the largest mat or piece of equipment.  The cleaning area shall be 
indoors or in a roofed area outdoors, connected to a grease separator prior to discharging 
to the sanitary sewer, subject to the local sanitary sewer agency’s authority and 
standards.    

 
35. If installing, boiler drain lines, roof top equipment with drain lines, and/or equipment for 

washing and/or steam cleaning activities shall be connected to the sanitary sewer system, 
subject to the local sanitary sewer agency’s authority and standards.  Air conditioning 
condensate shall drain to landscaping, or alternatively may be connected to the sanitary 
sewer system, subject to the local sanitary sewer agency’s authority and standards.  Roof 
drains shall drain away from the building and be directed to landscaping or a stormwater 
treatment measure. 

 
36. No treatment measures (other than properly sealed and screened cisterns or rain barrels) 

shall have standing water more than 5 days, for vector control. In-situ infiltration rate 
shall be determined or confirmed by means of percolation testing for all infiltration 
treatment measures and devices. Infiltration treatment measures or devices shall be 
designed in accordance with the infiltration guidance in Appendix E of the C.3 Technical 
Guide. Infiltration devices shall not be used where confirmed seasonal high groundwater 
is less than 10 feet from the bottom of infiltration measure or device nor in any area with 
soil or groundwater contamination. All infiltration devices shall be located and designed 
to ensure no damage will occur to surrounding improvements from underground water. 
Soil media within the bioinfiltration measure shall consist of 18 inches of biotreatment 
soil consistent with the Attachment L of the MRP. Other parameters of final design shall 
be consistent with the design guidelines presented in the latest version of the C.3 
Technical Guidance.  

 
37. All infiltration measures shall have an Operations & Maintenance Agreement completed, 

signed and filed with the County of San Mateo prior to Building Permit 
closure/Occupancy. 

 
38. Biotreatment measures (including bioretention areas, flow-through planters and non-

proprietary tree well filters) shall be sized to treat run-off from 100% of the applicable 
drainage area (all impervious areas and applicable landscaped areas) using flow or 
volume based sizing criteria as described in the Provision C.3.d of the MRP, or using the 
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simplified sizing method (4% rule of thumb), described in the C.3 Technical Guidance 
and based on the flow-based sizing criteria in Provision C.3.d.i.(2)(c). Plant species used 
within the biotreatment measure area shall be consistent with Appendix A of the C.3 
Technical Guidance. Biotreatment soil mix for biotreatment measures shall have a 
minimum percolation rate of 5 inches per hour and a maximum percolation rate of 10 
inches per hour, and shall be in conformance with Attachment L of the MRP, which is 
included in Appendix K of the C.3 Technical Guidance. Design of biotreatment 
measures shall be consistent with technical guidance for the applicable type of 
biotreatment measure provided in Chapter 6 of the C.3 Technical Guidance. 

 
39. Trash storage areas (including recycling or food compactor areas or similar areas), wash 

areas, loading docks, repair/maintenance bays, and equipment or material storage areas 
shall be completely covered and bermed to ensure that no stormwater enters the covered 
area.  Trash storage areas shall be approved by the City’s solid waste service provider to 
ensure appropriate sizing. Covered areas shall be sloped so that spills and wash water 
flow to area drains connected to the sanitary sewer system, subject to the local sanitary 
sewer agency’s authority and standards.   
 

40. Garbage and recycling enclosure plans are required of all commercial, multifamily, new 
construction and alteration projects to demonstrate compliance with State mandated 
recycling requirements and prove adequate sizing of the facility. This plan is subject to 
approval by Recology San Mateo County and the respective City in which you are 
conducting businesses.   

 
41. To begin the review process, please contact Recology at 650.595.3900 and a Customer 

Service Representative will connect you with an Operations Supervisor who can assist 
you with the enclosure plans.  Upon Recology’s approval please submit plans to the 
respective City Planning Department. The design of garbage and recycling enclosures 
may require Planning Commission review. The enclosure plan should demonstrate 
compliance of the following requirements:  
Location and Access: The enclosure must be at street level or within 25 feet from a 
public street or a paved roadway that is 16 feet wide.  
 

42. Structure: The enclosure gates and hinges must be flush with the enclosure wall. The 
gates must open a minimum of 90 degrees (straight out or wider) and have “cane bolts” 
to secure them from moving while the bins/carts are being serviced. Hinges and gate 
should be flush with the enclosure wall, in order to allow adequate maneuverability of 
the bins/carts in and out of the enclosure for service. The enclosure must be completely 
covered with a solid roof with a minimum one-foot open clearance between enclosure 
walls and bins to allow for ventilation. The enclosure must contain bump stops to keep 
the bins/carts from hitting walls.  
 

43. Loading Pad: A concrete stress apron extending eight feet from the enclosure opening 
engineered to withstand a 60,000 lbs. pound vehicle.  
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44. Grade: The enclosure must be level or at a grade of less than 2%  
 
45. Clearance: A vertical clearance (height clearance) of 25 feet is required for accessing 

containers. Two feet of space is required between the bins/carts and enclosure bump 
stops.  

 
46. Signage: Permanent, weatherproof “No Parking Signs” placed on the outside of the 

enclosure will mitigate enclosures being blocked on service days. Permanent, 
weatherproof educational signs hung inside the enclosure will help educate users on the 
garbage and recycling programs. Please contact Recology at 650.595.3900, and a Waste 
Zero Specialist can provide program signage and other educational materials.  
 

47. Truck Access: A truck turning radius of 40 feet is required. For backup distances of 
greater than 150 feet, a turnaround must be provided.  

48. If installing garbage chutes: For each garbage chute installed on a property, Recology 
suggests that two additional chutes (one for recycling and another for organics) be 
located within ten feet to help keep diversion programs successful.  
 

49. Calculate Minimum Enclosure Size: The enclosure should be adequate in size for 
garbage, recycling, organics and if a restaurant or office building with kitchens, oil, fat 
and grease. Please contact Recology at 650.595.3900 and a Customer Service 
Representative will connect you with an Operations Supervisor who can assist you with 
the enclosure plans.    They will help you calculate the estimated waste generation, and 
the footprint of each bin or cart within the enclosure with enough excess space that 
allows each bin to be accessed easily by building occupants and service providers.   

 
50. Efficient irrigation systems shall be used throughout all landscaped areas in accordance 

with the City’s 2016 Water Efficient Landscape Ordinance as prescribed in the City’s 
municipal code, Chapter 17.06 - WATER CONSERVATION IN LANDSCAPING 
ORDINANCE (WELO). 
https://www.municode.com/library/ca/east_palo_alto/codes/code_of_ordinances?nodeId
=TIT17ENCO_CH17.06WACOLAOR_17.06.010TI   

 
ENGINEERING DIVISION: 
51. Applicant shall submit grading plans to be approved by the City Engineer.  
 
52. All engineering fees, including the fees for a Grading Permit and an Encroachment 

Permit must be paid prior to issuance of permits. 
 
53. The applicant shall provide a hydrology report for review and approval prior to the 

issuance of a grading permit. 
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54. A geotechnical report with boring samples shall be submitted for review and approval. 
The report shall include the following (but not limited to) an analysis of existing soils, 
and provide recommendations for foundations, pavement sections, compaction, and over 
excavation.  

 
55. A Final Map shall be approved by the City and recorded with the County of San Mateo 

prior to the issuance of building permits. 
 
56. The applicant shall submit a current Preliminary Title Report and legal supporting back 

up documents outlining easements, encumbrances, and other reservations of record 
affecting the property.  

 
57. The applicant shall submit on-site grading, paving, drainage, sanitary sewer, landscape, 

water, irrigation, and lighting plans for review and approval prior to recordation of the 
parcel map. The construction documents shall be prepared to the satisfaction of the City 
Engineer.  

 
58. All water mains, main extensions, and services shall be installed to the standards of 

California American Water Service. All existing water mains shall be repaired and tested 
to the satisfaction of the Water Dater Department, and City Engineer.  

 
59. Frontage improvements along East Bayshore Road will include curb, gutter, sidewalks, 

curb ramps, driveways, tree wells, street lighting, irrigation, green infrastructure, and 
other supporting infrastructure (fire hydrants, catch basics, etc.) per City standards. The 
applicant shall grind and overlay 3" and restripe East Bayshore from curb to curb along 
the full frontage of the property. A street improvement plan including all the 
aforementioned offsite improvements shall be submitted as a part of the Grading plan 
set.  

 
60. Prior to issuance of the encroachment permit, the applicant shall submit any applicable 

pedestrian and traffic control plans for any lane or sidewalk closures. The traffic control 
plan shall comply with Part 6, Temporary Traffic Control, of the State of California 
Manual of Uniform Traffic Control Devices (MUTCD), 2014, and standard construction 
practices. Final construction plans and specifications shall be approved by the City 
Engineer, and released for construction, prior to the issuance of the encroachment 
permit. Applicant to provide a traffic study including existing and proposed project 
conditions. 

 
61. The applicant shall pay all impact fees prior to the issuance of any permits. 

 
HOUSING: 
 
62. Prior to the approval of any final or parcel map, or issuance of any building permit for a 

rental residential development, the developer of a residential development shall either 
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pay the outstanding housing impact fees or developer shall execute an Affordable 
Housing Agreement to memorialize the project’s affordable housing obligation. The 
Affordable Housing Agreement must then be recorded against the entire development 
unless the impact fee is already paid.  

 
The following conditions shall be met prior to RELEASE OF UTILITIES, FINAL 
INSPECTION, or ISSUANCE OF A CERTIFICATE OF OCCUPANCY, whichever 
occurs first.  
 
PLANNING DIVISION: 
 
63. Bicycle racks shall be installed, and location shall be subject to the review and must be 

approved by the Planning Director or his/ her designee, prior to issuance of a building 
permit.  Bicycle racks or storage shall comply with the Santa Clara Valley Bicycle 
Technical Guidelines and Valley Transit Authority (VTA) standards, as may be 
amended.  

 
64. The applicant shall prepare a Traffic Management Plan that addresses parking control 

and management, including sharing of parking spaces during specific hours, 
delivery/service access requirements and hours, including specific locations and hours 
for moving van access and parking within and outside the site and delivery zones 
(locations and hours) within and outside the site, location and controls on gates, and 
signage and pavement markings.  The Traffic Management Plan shall be reviewed and 
approved by the City Engineer and Planning Manager prior to issuance of a building 
permit. 

 
65. The applicant shall notify the project planner for inspections related to construction of all 

structures, landscaping, and other site improvements. The notification request shall be 
given at least 48 hours prior to the requested time for inspection.  

 
66. Roof equipment and objects such as elevator equipment, air conditioning or utility 

equipment, television aerials, etc. shall not be visible from surrounding streets or 
properties from the ground plane. The method of screening shall be subject to the review 
and must be approved by the Planning Manager prior to the issuance of any building 
permits for the project but shall not unduly interfere with proposed solar panels.   
 

BUILDING DIVISION: 
 
67. A pre-construction conference shall be held at a time and location agreed upon by the 

City and applicant for the purpose of reviewing Conditions of Approval and 
construction-site procedures.  The building owner/developer shall be represented by the 
design and construction staffs, which include any sub-contractors.  Departments having 
conditions of approval for the project will represent the City (BUILDING, PUBLIC 
WORKS, PLANNING, FIRE). 
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68. A minimum of 10 Days prior to anticipated occupancy, the applicant shall have 

scheduled final inspections by all Departments requiring conditions of approval. 
 

69. The existing swimming pool must comply with the Virginia Graeme Baker Pool & Spa 
Act.  Pool and spas must have drain covers that meet the ANSI/ASME A112.19.8-2007 
standard on every drain/grate.  See the following link for additional information: 
https://www.poolsafely.gov/wp-content/uploads/2016/08/Pool-Safely-FAQ.pdf  

 
ENVIRONMENTAL SERVICES DIVISION: 
 
70. Property Owner shall enter into a Maintenance Agreement with the municipality to 

ensure long-term maintenance and servicing by the Property Owner of stormwater site 
design and treatment control measures according the approved Maintenance Plan(s).  
The Maintenance Agreement shall be recorded for the property and/or made part of the 
CC&Rs prior to final release of occupancy for the site. 

 
71. Property Owner shall be responsible for conducting all servicing and maintenance as 

described and required by the treatment measure(s).  Maintenance of all site design and 
treatment control measures shall be the owner’s responsibility. 

 
72. A Maintenance Plan for every stormwater treatment control measure or applicable site 

design measure, inclusive of maintenance and inspection checklists and Maintenance 
Inspection Report Forms, shall be submitted to the City for review and approval prior to 
issuance of occupancy or temporary occupancy.   A copy of the final, approved 
Maintenance Plan(s) shall be made a part of the Maintenance Agreement [and the 
Conditions, Covenants and Restrictions (CC&Rs)] recorded for the property.  A copy of 
the final, approved Maintenance Plan(s) shall also be on file at the municipality’s 
Community Development Department.   

 
73. Approved Maintenance Plans shall be kept on-site and made readily available to 

maintenance crews.  Maintenance plans shall be strictly adhered to. 
 
74. By April 1 each year, Maintenance Inspection and Servicing Reports for the stormwater 

treatment systems shall be submitted to the municipality for the previous calendar year 
(January 1 through December 31). Property Owner shall be required to pay for all 
municipal inspections of installed stormwater treatment systems as required by the 
Regional Water Quality Control Board and the City of East Palo Alto. 

 
75. Applicant shall coordinate installation of stormwater treatment measures with the 

municipality and shall arrange to have an Environmental Compliance Inspector.  
Applicant shall be responsible for all fees associated with special stormwater inspections 
during and after construction. 
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76. Applicant shall arrange and pay for final inspection of installed treatment measure by 
municipality’s Environmental Inspector within 45 days of installation or project 
construction completion, whichever comes first. 

 
77. Efficient irrigation systems shall be inspected prior to occupancy, for adherence to 

WELO. 
 
HOUSING: 
 
78. No Final Inspection Approval, Temporary Certificate of Occupancy, Certificate of 

Occupancy, or Notice of Completion for any units will be issued until all requirements 
of the Affordable Housing Program and implementing regulations are met.  

 
The following conditions shall be complied with AT ALL TIMES DURING THE 
CONSTRUCTION PHASE AND OPERATION OF THE PROJECT.  
 
PLANNING DIVISION: 
 
79. The applicant and any successors in interest shall comply with the provisions of the 

City’s First Source Hiring Program and Local Business Enterprise Program for residents 
of the City of East Palo Alto. 

 
80. Graffiti from any building or wall surface visible from the public street shall be removed 

within 72 hours of discovery in a manner which retains the existing color and texture of 
the building or wall surface as most practically feasible.  Building materials amenable to 
graffiti removal shall be used to the extent feasible.   

 
81. Exterior colors, materials and design elements are subject to the final review and must be 

approved by the Planning Manager prior to the issuance of the building permit. 
 
CITY ATTORNEY: 
 
82. The developer shall indemnify, defend (with independent counsel approved by the City), 

and hold harmless the City, its officers, officials, directors, employees, agents, 
volunteers and affiliates and each of them from any and all claims, demands, causes of 
action, damages, costs, expenses, actual attorney’s fees, losses or liability, in law or in 
equity, of every kind and nature whatsoever arising out of or in connection with 
activities authorized by these approvals. The City shall promptly notify the applicant of 
any claim, action, or proceeding which may be filed and shall cooperate in the defense. 

 
POLICE DEPARTMENT: 
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83. The developer shall provide vandal resistant street and area lighting conforming to the 
requirements of the City of East Palo Alto Police Department. Plans for these 
improvements shall include the location and design of pull boxes, vaults, conduits, 
wiring, fixtures, foundations and connection to the P.G. & E. primary system.  Prior to 
the issuance of a building permit the developer shall provide a photo contour plan for the 
proposed lights verifying the design and location of the fixtures. 

 
84. When there are multiple structures, an address monument and/or complex map should be 

erected which incorporates an elevated view of the complex buildings and addresses. It 
would be illuminated during the hours of darkness and positioned to be readily readable 
from main vehicular or pedestrian access points.  

 
85. Each individual building and unit should be clearly marked with the appropriate building 

number and address and should be positioned to be easily viewed from vehicular and 
pedestrian pathways throughout the complex. Main building numbers should be a 
minimum height of 12”.  

 
86. Adequate lighting of parking lots and associated car ports, driveways, circulation areas, 

aisles, passageways, recesses and grounds contiguous to buildings should have enough 
lighting with sufficient wattage to provide adequate illumination to make clearly visible 
the presence of any person on or about the premises during the hours of darkness and to 
provide a safe and secure environment for all persons, property and vehicles on site.  

 
87. Landscaping should be situated in locations to maximize observation while providing the 

desired degree of aesthetics. Security planting materials are encouraged along the fence 
and property lines and under vulnerable windows.  

 
88. “No Trespassing/Loitering” signs are recommended to be posted at the entrances of 

parking lots and located in other appropriate places. Signs should be at least 2’by1’ in 
overall size, with white background and black 2” lettering. o §9.08.010 of the East Palo 
Alto Municipal Code should be included as a reference on the no loitering signs.  
All entrances to parking areas should be posted with the appropriate signs per 22658(a) 
of the California Vehicle Code to assist in the removal of vehicles at the 
owner/manager’s request.  

 
89. Access control should be implemented to the parking structure. Adequate pedestrian and 

vehicular access control to the development can mitigate many potentially problematic 
safety issues about surveillance and unwanted entry. It can also help alleviate the need 
for full-time security in larger developments, not withstanding factors such as, site 
location, projected growth contiguous to the development, prior crimes in the area, etc. a 
slightly recessed access control gate should be utilized at all parking garage openings. It 
can be recessed enough so the development will not take on the appearance of a 
“fortress” but not so far away from the opening that a possible entrapment/ambush area 
is created. To further enhance safety a digital keypad entry system is recommended for 
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apartment residence access, (over keycards, scanners, etc). This type of entry provides 
quick and unhampered emergency personnel access to the interior of the development in 
the event of a critical incident or medical emergency. This is because emergency 
personnel in route to an event can confidentially access the entry code via a mobile 
computer.  
 

90. When applicable, perimeter fencing When applicable, perimeter fencing of open design, 
such as wrought iron, tubular steel, or densely meshed and heavy-posted chain link, 
should be installed to establish territoriality and defensible space, while maintaining 
natural surveillance.  

 
91. If they exist, common use facility rooms such as conference, laundry, TV rooms, etc. 

should have doors that contain transparent material for surveillance. Designing a window 
contiguous to the door would serve the same purpose. Designing doors to these types of 
rooms so that they can be locked open during hours of use is another recommendation.  

 
92. Wide angled peepholes should be incorporated into all dwelling front doors and to all 

solid doors where visual scrutiny to the door from public or private space is 
compromised.  

 
• Stairwells and elevator lobbies should be of open design whenever structurally 

possible.  
• It is highly recommended to have the elevator shaft and can be transparent, making 

occupants of the cab visible from the outside.  
• Convex mirrors should be installed in elevator cabs and at stairwell landings.  
• Trash enclosures should not hinder needed surveillance.  
• Other line of sight obstructions including recessed doorways, alcoves, etc. should be 

avoided on building exterior walls and interior hallways.  
 
Parking Structures:  
• The interior structure should be painted a light, highly reflective color.  
• Metal halide or other bright white light sources should be utilized. No dark areas 

should exist inside the structure.  
• All storage, maintenance, and trash rooms within the parking garage should have 

doors which cannot be locked from the inside, and that close and lock quickly and 
automatically upon exit.  

• Alcoves and other visual obstructions that might constitute a hiding place should be 
eliminated whenever structurally possible. Pillars, columns and other open 
construction should be utilized over a solid wall design.  

• Whenever possible, stairwells should be of open design. When, by necessity, a 
stairwell is enclosed, convex mirrors should be placed at each stairwell landing, and 
the stairwell doors should employ as much transparent material as fire code allows.  

• Convex mirrors should be placed inside elevator cabs.  
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• Access control should be utilized for vehicular and pedestrian traffic.  
• A clearly marked, hands free emergency phone or panic alarm should be placed 

centrally in the structure.  
• No trespassing/loitering signs should be placed at all entrances and other appropriate 

locations.  
 
SANITARY DISTRICT: 
 
93. All plans shall conform to District Standards.  Plans shall be submitted to the Sanitary 

Sewer District for review. 
 

94. A new connection fee will be required for the project.  The applicant will be responsible 
for paying fees associated with the Sewer Permit (i.e. Connection Fee, Inspection Fee 
and Permit Fee) prior to occupancy of the site. 

 
MENLO PARK FIRE PROTECTION DISTRICT: 

95. Approved numbers or addresses shall be placed on all new and existing buildings in such 
a position as to be plainly visible and legible from the street or road fronting the 
property. Said numbers shall contrast with their background. Numbers on new 
occupancies shall comply with the following: 

a. Structures up to 50 feet (15240 mm) in height shall have addresses with a min. 1 
inch (25.4 mm) stroke wide by min. 8 inches (203.2 mm) high. 
b. Structures over 50 feet (15240 mm) high shall have addresses with a min. 2.5 inch 
(63.5 mm) stroke wide by min. 12 inches (304.8 mm) high. 

 
96. Private Roadways serving these multi-residential occupancies shall be all-weather roads 

with a minimum width of 26 feet and a clear height of 13 feet 6 inches, with the 
exception for that portion of the private roadway to the rear of project near building E, 
this area shall be deemed existing and nonconforming. Roadways shall be design to 
accommodate the weight of the fire apparatus and the minimum turning radii of 44 feet 
for fire apparatus. Dead end roads in excess of 150 feet in length shall be provided with a 
turn-around as specified by CFC Appendix D, Table D103.4. 

 
97. NOTE ON FIELD PLAN: All curbing located within the complex that has not been 

assigned as onsite parking shall be designated as “No Parking Fire Lane”. All fire lanes 
to comply with MPFD standard for “Designation and Marking of Fire Lane”; since there 
are only two points of access to the complex “Entrance Sign B” may be used at each 
point of access to complex. Provide a complete no parking-fire lane stripping plan with 
no parking signage in accordance to MPFD standard on subsequent submittal: 
a. Roadway width for project illustrated at 26 feet and shall require curb striping with no 
parking signage as per MPFD Standard. Provide a striping plan illustrating no parking 
fire lane curbing for those area not dedicated for parking use. 
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b. Required no parking signage installed at an approved location at entrances. 
 
98. NOTE ON FIELD PLAN: Fire apparatus roadways, including public or private streets or 

roads used for vehicle access shall be installed and in service prior to construction. Fire 
protection water serving all hydrants shall be provided as soon as combustible material 
arrives on the site: 
a. PRIOR TO COMBUSTIBLE MATERIAL ARRIVING ON THE SITE, CONTACT 
THE MENLOPARK FIRE PROTECTION DISTRICT TO SCHEDULE AN 
INSPECTION OF ROADWAYS AND FIRE HYDRANTS. CFC 2016. 

 
99. For buildings 30 feet (9144 mm) and over in height (plan illustrates building I & J at a 

height at above natural grade, the required fire apparatus access roadway shall be a 
minimum of 26 feet (7925 mm) in width, and shall be positioned parallel to at least one 
entire side of the building, and the fire lane shall be located within a minimum of 15 feet 
(4572 mm) and a maximum of 30 feet (9144 mm) from the building. CFC 2016, 
Appendix D105: 
a. Fire District staging areas to be located along the entire Western side fronting the 
project along East Bayshore Rd. and within the complex along the perimeter private 
roadway adjacent to buildings I & J, for Aerial Ladder Truck Minimum and Maximum 
climbing angles, plan to meet minimum and maximum distance requirements if a 
climbing angle is less than 50 degrees the roadway shall be adjusted to comply to the 
charging condition listed above. Note Aerial Ladder requires minimum 4’ setback on 
any side to allow for outriggers. Traffic Opticom Signal Preemption System required for 
all traffic intersections controlled with a traffic signal. An encroachment permit shall 
accompany these installations. 

 
100. The applicant to provide fire flow analysis modeling report through a separate 

engineering plan completed by a qualified Engineer showing how this is to be achieved. 
This report shall include fire flow for onsite and offsite fire hydrants as well as the 
required design density (refer to item 1 below for design densities) with hose allowance 
included for the fire suppression system serving the new buildings. This report shall be 
submitted to Menlo Park Fire Protection District for review and approval prior to 
issuance of grading and building permits. CFC 2016, Sec. 507.5.1 Appendix B Section 
105.2 & Table 105.1.   

 
101. A Public hydrant is required at 300 foot distance from hydrant to hydrant. All hydrants 

to comply to the following: 
a. All fire hydrants shall be wet barrel standard steamer type with 1-4 1/2" (114.3 mm) 

and 2-2 1/2" (63.5 mm) outlets. MPFPD CFC Sec. 507.5.1 Appendix C. 
b. Sheet C-3 of 3 shows three new onsite fire hydrants located along the perimeter 

roadway, and two new public fire hydrants, one located at the North EVA and the 
second located near the South gate entrance, both new hydrants are to be supplied by a 
new 12 water main that is to be installed as part of the scope of work for this project. 
There is an existing public hydrant located at the center drive. Driveway’s serving 
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