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Architectural Review Board
Staff Report (ID # 10435)

Report Type:

Action Items

Meeting Date: 8/15/2019

Summary Title:

788 -796 San Antonio Road Mixed-Use (1st Formal)

Title:

PUBLIC HEARING / QUASI-JUDICIAL. 788 San Antonio Avenue
[19PLN-00079]: Consideration of a Major Architectural Review
to Allow the Demolition of Existing 12,000 Square Feet of
Commercial Space and the Construction of a Four-Story MixedUse Building that Includes 102 Residential Units and 1,780
Square Feet of Commercial Space. Sixteen of the Residential
Units Would be Below Market Rate. The Project Also Requires
a Zoning Amendment to Apply the Housing Incentive Program
at this Location. Environmental Assessment: An Environmental
Impact Report is Being Prepared in Accordance with the
California Environmental Quality Act (CEQA). Zoning District:
CS (Service Commercial). For More Information Contact the
Project Planner Sheldon S. Ah Sing at sahsing@m-group.us.

From:

Jonathan Lait

Recommendation
Staff recommends that the Architectural Review Board (ARB) take the following action(s):
1. Consider the information presented and provide comment and continue item to a date
uncertain.

Report Summary
The applicant, Ted O’Hanlon, on behalf of Yurong Han, proposes to demolish the existing
buildings on two parcels located at 788 – 796 San Antonio Road. One of the buildings
constructed in 1953 is deemed to be eligible for listing on the California Register for Historic
Resources. The parcels are proposed to be merged, and on the new single parcel the applicant
proposes construction of a four-story mixed-use building with a single underground parking
level. The project would include 102 dwelling units and 1,779 square feet of commercial space.
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The current zoning for the subject site does not allow for the project as proposed. An
amendment to the Zoning Code is required to allow for the application of the Housing Incentive
Program (HIP) on this site. The HIP currently creates a process to increase the floor area ratio to
up to 1.5 in the CS zone along El Camino Real and a waiver of the lot coverage requirements
(currently maximum lot coverage is 50% of the lot area) among other incentives to encourage
additional housing. HIP also allows a floor area ratio of up to 2.0 in the CC(2) zone.
On May 20, 2019, the applicant presented a less dense and smaller version of the project with
64 dwelling units to the City Council as a prescreening request for zoning amendments.
Discussion at the meeting centered on the appropriateness of having housing along the San
Antonio Road corridor and at more intense levels closer to 2.0:1 Floor Area Ratio (FAR). At that
meeting, the City Council expressed interest in applying the HIP along the San Antonio Road
corridor between Middlefield Road and East Charleston Avenue. The applicant has filed a
zoning amendment application which is being processed concurrently with the Architectural
Review application.
The purpose of this report is to present the project in the context of having the HIP in place and
a project with a FAR of 2.0:1. The project requires the completion of an Environmental Impact
Report (EIR), which is in its initial stages. Staff encourages the Board to provide comments on
how the project does, or does not, meet the required findings.

Background
Project Information
Owner:
Architect:
Representative:
Legal Counsel:

Yurong Han (788 SAPA Land LLC)
Studio S Squared
Ted O’Hanlon
Jorgenson, Siegel, McClure & Flegel, LLP

Property Information
Address:
Neighborhood:
Lot Dimensions & Area:
Housing Inventory Site:

788-796 San Antonio Road
Across from The Greenhouse Neighborhood
178’ x 254’ (43,414 square feet)
Yes, 0.57 acres of the site has a maximum yield of 17 units and
realistic yield of 11 units
Located w/in a Plume:
No
Protected/Heritage Trees: Yes, 13 protected trees
Historic Resource(s):
788 San Antonio Road (deemed eligible for individual listing in the
California Register)
Existing Improvement(s):
788 San Antonio Road: 6,200 sf; one-story; 22 feet in height; 1953
796 San Antonio Road: 11,633 sf; one-story; 25 feet in height; 1967
Existing Land Use(s):
Martial arts studio; contractors office
Adjacent Land Uses & North: Service Commercial CS (commercial uses)
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West: General Manufacturing GM / PC 2711 (Commercial & multifamily residential)
East: City of Mountain View – General Industrial MM (Automotive
repair)
South: Service Commercial CS (commercial uses, oil change facility)

Aerial View of Property:

Source: Google maps 2019

Land Use Designation & Applicable Plans
Zoning Designation:
Service Commercial (CS)
Comp. Plan Designation:
Service Commercial (CS)
Context-Based
Design Criteria:
Yes
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Downtown Urban
Design Guide:
South of Forest Avenue
Coordinated Area Plan:
Baylands Master Plan:
El Camino Real Design
Guidelines (1976 / 2002):
Proximity to Residential
Uses or Districts (150'):
Located w/in the Airport
Influence Area:
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Not applicable
Not applicable
Not applicable
Not applicable
Yes, across San Antonio Road
Not applicable

Prior City Reviews & Action
City Council:
October 15, 2018: http://bit.ly/788SA1stPrescreening
May 20, 2019: http://bit.ly/788SA2ndPrescreening
PTC:
None
HRB:
None
ARB:
None

Project Description
The project proposes to redevelop an approximately one-acre property located at the
intersection of San Antonio Road and Leghorn Street with 102 for-sale residential units (32
studios, 63 one-bedroom units and seven two-bedroom units). Of those units, 16 (15%) are
proposed to be restricted to Below Market Rate (BMR) households. The four-story mixed-use
building would be 49’-10” in height. A single level basement would include 93 vehicle spaces
(51 surface and 48 puzzle lift spaces), trash room, and elevator/stairwells. The required bicycle
parking is provided at grade within the lobby and outside of the commercial space.
The existing buildings are 6,200 square feet and 11,600 square feet respectively. Of that, 5,895
square feet is occupied by an exercise/training use, which is considered “retail/retail-like”.
These buildings will be demolished to accommodate the project. As previously mentioned, the
788 San Antonio Road building is eligible for listing on the California Register of Historic
Resources.
The proposed residential FAR is 1.93:1 (84,175.3 square feet) and the non-residential FAR
would be 0.04:1 (1,779.5 square feet). The total FAR for the project is 1.97:1 (85,954.8 square
feet). The 1,779 square feet of retail would be located on the ground floor at the street
intersection corner. This space has a floor to ceiling height of 10’-6” and is only accessible from
the exterior of the building along San Antonio Road or Leghorn Street.
The project proposes a contemporary design using a combination of traditional and
contemporary materials such as face brick, painted aluminum panels, painted smooth troweled
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stucco, aluminum framed windows and curtain wall systems. At the north and south ends of
the building along San Antonio Road, the building includes full curtain windows. The main
pedestrian entry to the building along San Antonio Road includes an accentuated entry
element. The rear of the building has alternating brick and painted stucco facades. The overall
mass of the building is broken up by balconies, change of materials, and variation in colors.
The vehicular entry to the basement parking is located off of Leghorn Street. The San Antonio
Road and Leghorn Street intersection is signalized. Access to US 101 is provided for by heading
east on Leghorn Street into the City of Mountain View or heading north on San Antonio Road.
The basement has a floor to ceiling height of 12’-3” to accommodate the parking lift systems. In
addition to parking areas, the basement includes 1,000 square feet for storage and trash
rooms.
The building is designed to have an open courtyard area in the center of the building over the
podium deck, a large lobby area on the first floor fronting San Antonio Road, and a covered
common deck on the fourth floor facing San Antonio Road. The lobby area will include the
majority of the bicycle parking for the project. The remaining bicycle parking is located on the
plaza area outside of the retail space. Each unit has access to its own balcony either looking
away from the building or into the interior courtyard.
Sixteen trees were surveyed for the project. Nine of the trees are street trees, three are
adjacent, off-site trees; and four trees are on site. All but three are considered protected. Four
trees (three that are protected) are proposed to be removed. Proposed landscaping includes
street trees, interior trees, shrubs, ground cover, and vines. Accompanying the vegetation is
hardscape in the form of walkways or paved areas. The plaza areas include colored concrete.

Requested Entitlements, Findings and Purview:
The following discretionary applications are being requested:
 Architectural Review – Major (AR): The process for evaluating this type of application is
set forth in PAMC 18.77.070. AR applications are reviewed by the ARB and
recommendations are forwarded to the Planning & Community Environment Director
for action within five business days of the Board’s recommendation. Action by the
Director is appealable to the City Council if filed within 14 days of the decision.
However, since this project includes other actions that require approval by the City
Council, the Board will make their recommendation to the City Council. AR projects are
evaluated against specific findings. All findings must be made in the affirmative to
approve the project. Failure to make any one finding requires project redesign or denial.
The findings to approve an AR application are provided in Attachment B.
 Parking Reduction – PAMC 18.52.050 (Transportation and Parking Alternatives): Where
effective alternatives to automobile access are provided, parking requirements may be
reduced to an extent commensurate with the permanence, effectiveness, and the
demonstrated reduction of off-street parking demand effectuated by such alternative
programs. Examples of such programs may include, but are not limited to,
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transportation demand management (TDM) programs or innovative parking pricing or
design solutions. The Director may allow a reduction up to 20%. The project requests a
nine percent reduction.
Partial Waiver of Retail Space: The process is set forth in PAMC 18.40.180(c). The
Director may act or refer the decision to the City Council.
Amendment to Zoning Code: This is a request to apply the Housing Incentive Program to
the area along San Antonio Road between Middlefield Road and Charleston Road. The
process for evaluating this type of application is set forth in PAMC 18.80. Rezone
applications are reviewed by the Planning & Transportation (PTC) and recommendations
are forwarded to the City Council.

Analysis1
Neighborhood Setting and Character
The Site
The one-acre site includes two parcels and two, one-story commercial/light industrial buildings.
The structure at 788 San Antonio Road is 6,200 square feet and the structure at 790 - 796 San
Antonio Road is approximately 11,600 square feet. The former structure was built in 1953 and
is considered eligible for listing on the California Register of Historical Resources (California
Register), due to the association of the property with the long-term operation of the California
Chrysanthemum Growers Association, a Japanese flower growers’ cooperative that
commissioned construction of the building in 1953. The latter structure was built in 1967 and
according to the Historic Evaluation conducted by Page & Turnbull (March 2019), the structure
does not meet the criteria for eligibility.
Adjacent Areas
To the west of the project and across San Antonio Road, there are three-story multi-family
buildings that make up the 15-acre The Greenhouse neighborhood. The buildings are over 150
feet from the project site. The project site is adjacent and within the vicinity of several onestory commercial buildings. These low-rise commercial developments currently dominate the
San Antonio Road corridor, however, the area is slowly being developed with buildings that rise
to the maximum 50 foot height limit. Within the block, to the south, a new five-story hotel
development (Marriott hotels) is under construction. Another notable development with
similar mass and height lies at the intersection of San Antonio Road and East Charleston Road
(Taube Koret Campus).

1

The information provided in this section is based on analysis prepared by the report author prior to the public
hearing. The Architectural Review Board in its review of the administrative record and based on public testimony
may reach a different conclusion from that presented in this report and may choose to make alternative findings. A
change to the findings may result in a final action that is different from the staff recommended action in this
report.
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Multi-Modal Access & Parking
The nearest Santa Clara Valley Transportation Authority (VTA) bus stops are at Charleston and
San Antonio Road, and Middlefield Road and San Antonio Road. There is no bus service on San
Antonio Road between Middlefield Road and Charleston Road.
The site is within a 5 - 20 minute bike ride of many major employers in the area and a 9 minute
ride to Caltrain.2 San Antonio Road includes a Class III facility (no bike lanes and shared with
through traffic). Class II bicycle facilities are found on Middlefield and Charleston. See Sheet
A0.5 for a circulation exhibit in the plan set.
The project includes one level of basement parking that includes 93 parking spaces. This is
broken down into 51 surface spaces and 42 spaces within mechanical lifts. The project is
currently 17 spaces short of Code requirements, however, the applicant is asking for a 15
percent parking reduction per PAMC Section 18.52.050.
This reduction would be
accommodated by the creation of a TDM plan that provides incentives, as necessary, to reduce
peak hour motor vehicle trips by 20 percent. Bicycle parking is included on the first-floor lobby
area (104 long-term) and outside of the retail space (11 short-term).
Consistency with the Comprehensive Plan, Area Plans and Guidelines3
The Comprehensive Plan includes Goals, Policies, and Programs that guide the physical form of
the City. The Comprehensive Plan provides the basis for the City’s development regulations and
is used by City staff to regulate building and development and make recommendations on
projects. Further, ARB Finding #1 requires that the design be consistent and compatible with
applicable elements of the Palo Alto Comprehensive Plan.
The Comprehensive Plan designation for the site is CS (Service Commercial), which is
characterized in the Land Use Element as:
“Facilities providing citywide and regional services and relying on customers arriving by
car. These uses do not necessarily benefit from being in high volume pedestrian areas
such as shopping centers or Downtown. Typical uses include auto services and
dealerships, motels, lumberyards, appliance stores and restaurants, including fast
service types. In almost all cases, these uses require good automobile and service access
so that customers can safely load and unload without impeding traffic. In some
locations, residential and mixed-use projects may be appropriate in this land use
category. Examples of Service Commercial areas include San Antonio Road, El Camino
Real and Embarcadero Road northeast of the Bayshore Freeway. Non-residential FARs
will range up to 0.4. Consistent with the Comprehensive Plan’s encouragement of
housing near transit centers, higher density multifamily housing may be allowed in
specific locations.”

2

7 minute bike ride to Google, 4 minutes to Space Systems Loral, and 20 minutes to the Stanford Research Park
The
Palo
Alto
Comprehensive
Plan
is
available
online:
http://www.cityofpaloalto.org/gov/topics/projects/landuse/compplan.asp
3
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The CS land use designation is categorized as primarily commercial in nature but permits
residential in appropriate locations. The subject application proposes a mixed-use project with
a small proportion of retail to residential. The residential designation exists on the west side of
San Antonio Avenue, but would appear anomalous on the east side, which has a CS designation
from Middlefield Road to Charleston Road. However, the Land Use Element of the
Comprehensive Plan indicates that the San Antonio Road Housing Inventory Sites, which
includes the subject site, should be removed in favor of concentrating density in Downtown and
California Avenue areas. With this application, the Council would need to determine whether
the project, on balance, is in conformance with the Comprehensive Plan, including the Housing
and Land Use Elements. Presently, the Housing Element identifies the realistic unit yield for the
combined properties as 20 units based on existing CS zoning and its requirement for housing in
conjunction with a mixed-use project.
As mentioned in the previous section, these policy issues will be discussed by the PTC in their
recommendation to the City Council.
Zoning Compliance4
A detailed review of the proposed project’s consistency with applicable zoning standards has
been performed. A summary table is provided in Attachment C. The proposed project complies
with all applicable codes, or is seeking through the requested permits permission to deviate
from certain code standards, in a manner that is consistent with the Zoning Ordinance.
Proposed Rezone
To implement the project, a rezoning request is necessary and proposed. The project seeks to
amend the Zoning Code to allow for the application of the HIP to be applied to the site. This
would entail extending these housing incentives to the subject property and more broadly to CS
zoned property adjacent to San Antonio Road between Middlefield Road and East Charleston
Avenue. The zoning amendment request would specifically include the following:







4

Establishing a HIP that includes a waiver to allow up to a 2.0 FAR for housing projects
and changes to lot coverage restrictions;
Eliminating maximum housing density requirements;
Allowing rooftop gardens to count towards required open space;
Excluding the first 1,500 square feet of retail or retail-like floor area from parking
requirements;
Amending the citywide definition of gross floor area to exempt certain area in
subterranean garages from counting toward the floor area ratio;
Amending the citywide retail preservation requirements to:
o Modify the standard for a waiver from the retail preservation ordinance to allow
exceptions for housing projects; or

The Palo Alto Zoning Code is available online: http://www.amlegal.com/codes/client/palo-alto_ca
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o Establishing a minimum retail floor area requirement for housing projects
required to replace retail or retail-like uses, but not require full replacement; or
o Waiving all or a portion of the required replacement retail floor area from the
maximum floor area ratio for housing projects.
The proposed rezone is not within the purview of the ARB, however, the summary of the
request is provided for context during evaluation of the proposed project and the required
Architectural Review Findings. The discussion of the rezone will be taken up by the PTC at a
future date.
Architectural Review Findings
The purpose of architectural review is to: (1) Promote orderly and harmonious development in
the city; (2) Enhance the desirability of residence or investment in the city; (3) Encourage the
attainment of the most desirable use of land and improvements; (4) Enhance the desirability of
living conditions upon the immediate site or in adjacent areas; and (5) Promote visual
environments which are of high aesthetic quality and variety and which, at the same time, are
considerate of each other. Attachment B includes the ARB findings for reference. The following
are areas of the project that could be enhanced and where staff seeks additional direction.


There are some large expanses of curtain wall windows and it is not clear if these are
bird friendly glass features.



Does the project provide sufficient visual articulation along the street elevations?



Is the retail space designed in a manner that will lead to its success?



Are the open space areas designed to maximize their potential use?



Are the floor to ceiling heights appropriate for the building?



Are the windows sufficiently setback to provide relief along the wall(s)? The project will
need to provide an illustrative wall section from parapet to foundation showing
foundation, wall, windows, and cornice.

Context-Based Design Criteria
The project is subject to the context-based design criteria found in PAMC 18.16.90.
Development in a commercial district shall be responsible to its context and compatible with
adjacent development and shall promote the establishment of pedestrian oriented design.
The project shall demonstrate consistency in the following areas:


Pedestrian and Bicycle Environment
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The site is within the vicinity of bicycle routes, commercial and employment centers. The
bicycle parking is compliant with the City’s standards. A large lobby includes long-term parking
of bicycles and shelter.
 Street Building Facades
The design of the building and use of a variety of materials appear to provide a strong
relationship with the streets. Both San Antonio Road and Leghorn Street have large setbacks
(24 and 15 feet respectively), which prevent a stronger relationship with the street. Staff seeks
feedback on whether the project as designed maximizes the potential for prioritizing the
connection with the street.
 Massing and Setbacks
Visual interest is provided with the use of color and materials. The site’s required setbacks
place the building farther back, minimizing the impact of its mass on the street.
 Project Open Space
A courtyard in the center of the building creates common open space and all units include
decks, which provide private open space. Additionally, the there is a fourth-floor common
space deck fronting San Antonio Road. Staff seeks feedback on whether additional amenities
are necessary to be consistent with this finding.
 Parking Design
Vehicular parking is provided below grade with its access taken from Leghorn Street. The
project uses puzzle lift parking to achieve compliance with the parking requirements (if the
request for a 15% reduction is granted).
 Sustainability and Green Building Design
The project proposes to be consistent with the City and State standards. The roof is designed
for future location of photovoltaic panels.
The ARB is encouraged to provide comment on these areas.

Environmental Review
The subject project has been assessed in accordance with the authority and criteria contained
in the California Environmental Quality Act (CEQA), the State CEQA Guidelines, and the
environmental regulations of the City. Specifically, the project requires the certification of an
Environmental Impact Report (EIR) because the existing building at 788 San Antonio is eligible
for listing on the California Register and the project proposes to demolish the structure, which
is considered a significant and unavoidable impact under CEQA.
In accordance with CEQA, a Notice of Preparation will be distributed and a Scoping Meeting
may be conducted to receive feedback on the topics that would be evaluated in the EIR. When
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completed, the draft EIR will be circulated and made available for public comment for a period
of no less than 45 days. City Council will need to evaluate the EIR and make the necessary
findings to certify the document prior to taking any action on the project’s requests.

Public Notification, Outreach & Comments
The Palo Alto Municipal Code requires notice of this public hearing be published in a local paper
and mailed to owners and occupants of property within 600 feet of the subject property at least
ten days in advance. Notice of a public hearing for this project was published in the Daily Post
on August 2, 2019, which is 13 days in advance of the meeting. Postcard mailing occurred on
July 30, 2019, which is 15 days in advance of the meeting.
Public Comments
As of the writing of this report, no project-related, public comments were received.

Report Author & Contact Information
Sheldon S. Ah Sing, AICP, Contract Planner
(408) 340-5642 x109
sahsing@m-group.us

ARB5 Liaison & Contact Information
Jodie Gerhardt, AICP, Planning Manager
(650) 329-2575
jodie.gerhardt@cityofpaloalto.org

Attachments:
 Attachment A: Location Map (PDF)
 Attachment B: ARB Findings (DOCX)
 Attachment C: Zoning Comparison Table
(DOCX)
 Attachment D: Applicant's Project Description
(PDF)
 Attachment E: Project Plans (DOCX)

5

Emails may be sent directly to the ARB using the following address: arb@cityofpaloalto.org
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ATTACHMENT B
ARB FINDINGS FOR APPROVAL
In order for the ARB to make a future recommendation of approval, the project must comply
with the following Findings for Architectural Review as required in Chapter 18.76.020 of the
PAMC.
Finding #1: The design is consistent with applicable provisions of the Palo Alto
Comprehensive Plan, Zoning Code, coordinated area plans (including compatibility
requirements), and any relevant design guides.
Finding #2: The project has a unified and coherent design, that:
a. creates an internal sense of order and desirable environment for occupants, visitors,
and the general community,
b. preserves, respects and integrates existing natural features that contribute positively
to the site and the historic character including historic resources of the area when
relevant,
c. is consistent with the context-based design criteria of the applicable zone district,
d. provides harmonious transitions in scale, mass and character to adjacent land uses
and land use designations,
e. enhances living conditions on the site (if it includes residential uses) and in adjacent
residential areas.
Finding #3: The design is of high aesthetic quality, using high quality, integrated materials and
appropriate construction techniques, and incorporating textures, colors, and other details
that are compatible with and enhance the surrounding area.
Finding #4: The design is functional, allowing for ease and safety of pedestrian and bicycle
traffic and providing for elements that support the building’s necessary operations (e.g.
convenient vehicle access to property and utilities, appropriate arrangement and amount of
open space and integrated signage, if applicable, etc.).
Finding #5: The landscape design complements and enhances the building design and its
surroundings, is appropriate to the site’s functions, and utilizes to the extent practical,
regional indigenous drought resistant plant material capable of providing desirable habitat
that can be appropriately maintained.
Finding #6: The project incorporates design principles that achieve sustainability in areas
related to energy efficiency, water conservation, building materials, landscaping, and site
planning.
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Context-Based Design Criteria PAMC 18.16.90

1. Pedestrian and Bicycle Environment
The design of new projects shall promote pedestrian walkability, a bicycle friendly
environment, and connectivity through design elements
2. Street Building Facades
Street facades shall be designed to provide a strong relationship with the sidewalk and the
street (s), to create an environment that supports and encourages pedestrian activity through
design elements
3. Massing and Setbacks
Buildings shall be designed to minimize massing and conform to proper setbacks
4. Low Density Residential Transitions
Where new projects are built abutting existing lower scale residential development, care shall
be taken to respect the scale and privacy of neighboring properties
5. Project Open Space
Private and public open space shall be provided so that it is usable for the residents and
visitors of the site
6. Parking Design
Parking shall be accommodated but shall not be allowed to overwhelm the character of the
project or detract from the pedestrian environment
7. Large Multi-Acre Sites
Large sites (over one acre) shall be designed so that street, block, and building patterns are
consistent with those of the surrounding neighborhood
8. Sustainability and Green Building Design
Project design and materials to achieve sustainability and green building design should be
incorporated into the project
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ATTACHMENT C
ZONING COMPARISON TABLE
788 San Antonio Road
Table 1: CS ZONING DISTRICT COMPARISON TABLE
CS (Existing Zoning)

Housing Incentive
Program (HIP)

Proposed Project
if HIP approved

Required

Required

Proposed

Minimum Site Area (ft2)

None Required

Not Applicable

43,390 sf (0.996 acres)

Site Width (ft)

None Required

Not Applicable

234-255 feet (varies)

Site Depth (ft)

None Required

Not Applicable

147-187 feet (varies)

Zoning District

Regulation

Min. Front Yard (Leghorn
Street)
Min. Rear Yard

0 – 10 feet to create an
8 – 12 feet effective
sidewalk
width (1) portion;
10 feet for residential
no requirement for commercial
portion
10 feet (for lots abutting a
residential zone district)

Not Applicable

Not Applicable

25 feet – 3 inches

10 feet – 3 inches

Not Applicable

10 feet – 3 inches

5 feet

Not Applicable

25 feet – 2 inches

Yes,
24 feet along San Antonio
Road and
15 feet along Leghorn Street

Not Applicable

50 percent of frontage built to
setback; 33 percent of side
street built to setback (1)

Not Applicable

50 percent

May be waived by the
Director of Planning

50 feet

Not Applicable

Maximum Residential Floor
Area Ratio (FAR)

0.6:1

May be waived by the
Director of Planning

Maximum Non-Residential
Floor Area Ratio (FAR)

0.4:1

Not Applicable

Min. Interior Side Yard
Min. Street Side Yard (San
Antonio Road)

Special Setback

Build-to-Lines

Maximum Site Coverage

Maximum Height

25 feet along San
Antonio Road and 15
feet along Leghorn
Street
Not Applicable

56 percent
(24,266.1 sf)
49 feet – 10 inches

1.93:1 (84,175.3 sf)

0.04:1 (1,779.5 sf)

Page 1 of 3
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Table 1: CS ZONING DISTRICT COMPARISON TABLE
CS (Existing Zoning)

Housing Incentive
Program (HIP)

Proposed Project
if HIP approved

Required

Required

Proposed

Maximum Combined
Residential and
Commercial Floor Area
Ratio (FAR)

1.0:1

1.5:1

1.97:1 (85,954.8 sf)

Minimum Mixed-Use
Ground Floor Commercial
FAR

0.15:1

Not Applicable

0.04:1 (1,779.5 sf)

Daylight Plane for lot lines
abutting one or more
residential zone districts

Daylight plane height and slope
shall be identical to those of
the most restrictive residential
zoning district abutting the lot
line

Not Applicable

Not Applicable

30 units/per acre
No Maximum

Not Applicable

30 percent

Not Applicable

15,249.5 sf (35.1%)

150 sf per unit (9,600 sf)

Not Applicable

155 sf per unit
(15,823.86 sf)

Zoning District

Regulation

Maximum Residential
Density per Acre
Sites on El Camino Real
Minimum Site Open Space
(percent)
Minimum Usable Open
Space (sf per unit)

102.34 units per acre

CS Zoning Notes for Mixed Use Projects
(1) Twenty-five-foot driveway access permitted regardless of frontage; build-to requirement does not
apply to CC district.
(2) Required usable open space: (1) may be any combination of private and common open spaces; (2) does not
need to be located on the ground (but rooftop gardens are not included as open space); (3) minimum private open
space dimension six feet; and (4) minimum common open space dimension twelve feet.
(k) Housing Incentive Program
(1) For an exclusively residential or residential mixed-use project in the CC(2) zone or on CN or CS zoned sites
on El Camino Real, the Director may waive the residential floor area ratio (FAR) limit and the maximum site coverage
requirement after the project with the proposed waiver or waivers is reviewed by the Architectural Review Board, if the
Director finds that a project exceeding these standards is consistent with the required architectural review findings. In no
event shall the Director approve a commercial FAR that exceeds the standard in Table 4 of Section 18.16.060(b) or a total
FAR (including both residential and commercial FAR) in excess of 2.0 in the CC(2) zone or 1.5 in the CN or CS zone.
(2) For a 100% affordable housing project in the CC(2) zone or on CN or CS zoned sites on El Camino Real, the
Director may waive any development standard including parking after the project with the proposed waiver or waivers is
reviewed by the Architectural Review Board, if the Director finds that a project with such waiver or waivers is consistent
with the required architectural review findings. In no event shall the Director approve development standards more
permissive than the standards applicable to the Affordable Housing (AH) Combining District in Chapter 18.30(J). A "100%
affordable housing project" as used herein means a multiple-family housing or mixed-use project in which the residential
component consists entirely of affordable units, as defined in Section 16.65.020 of this code, available only to households
with income levels at or below 120% of the area median income, as defined in Section 16.65.020, and where the average
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household income does not exceed 60% of the area median income level, except for a building manager's unit.
(3) This program is a local alternative to the state density bonus law, and therefore, a project utilizing this
program shall not be eligible for a density bonus under Chapter 18.15 (Residential Density Bonus).

18.16.080 Performance Standards. All development in the CS district shall comply with the performance
criteria outlined in Chapter 18.23 of the Zoning Ordinance, including all mixed use development
18.16.090 Context-Based Design Criteria. As further described in a separate attachment, development in a
commercial district shall be responsible to its context and compatible with adjacent development, and shall
promote the establishment of pedestrian oriented design.

Table 2: CONFORMANCE WITH CHAPTER 18.52 (Off-Street Parking and Loading)
Type
Multiple-Family

Commercial

Bicycle Parking

Required
1 space per studio
Studio: 32
and one-bedroom;
1-bedroom: 63
2 spaces per two2-bedroom: 7
bedroom unit
109 spaces
1 space per 350
square feet
(First 1,500 sf
exempted from
parking)

1,779 -1,500 =
279 sf
1 space

Proposed
92 spaces*

Conforms?
Yes, with use of
mechanical lifts
(48 spaces) &
approval of
TDM program

1 space

Yes

1 space per unit/
100% Long Term
(LT)

102 LT spaces

104 LT
Spaces

1 space per 10
units short term
for guests (ST)

10.2 ST spaces

11 ST
Spaces

Yes

1 ST space
1 space per
3,500 square
feet (20% LT/
80% ST)

Total Required:
102 LT spaces &
11 ST spaces

*Seeking a 15 percent reduction through Transportation Demand Management (TDM) program pursuant to PAMC
18.52.050 Table 4. (Transportation and Parking Alternatives).
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Explore Real Estate
2625 Middlefield Rd, #101
Palo Alto, CA 94306
650.813.1077

July 9, 2019

Jonathan Lait, Director of Planning
Planning and Community Environment Department
250 Hamilton Avenue
Palo Alto, CA 94301
650.329.2679
jonathan.lait@cityofpaloalto.org

Subject:

788-796 San Antonio Road
Application for a Zoning Text Amendment
Architectural Review Board Hearing

Mr. Lait:
On May 20, 2019, the City Council held a pre-screening meeting to consider a
Zoning Text Amendment to extend the recently adopted Housing Incentive
Program (HIP) to the property located at 788-796 San Antonio Road (Property).
The City Council was generally supportive of applying the HIP to the CS zoned
property adjacent to San Antonio Road between Middlefield Road and East
Charleston Avenue, which includes the Property. The Council was also generally
supportive of this housing project.
The applicant requested that the HIP allow up to a 1.5 floor area ratio (FAR) or
higher for housing projects, like the proposed project. Heights up to 50 feet are
allowed in the CS zone and hotels are incentivized with a 2.0 FAR. Near the
Property, a dual branded Marriott is being constructed. Due to the higher height
limits and surrounding land uses, City staff recommended as follows:
1. Waive FAR up to 1.5 or 2.0 and lot coverage though the Housing
Incentive Program, which would be an alternative to State Density
Bonus Law;
2. Eliminate the 30 units per acre density limit and rely instead on existing
height, setbacks and other development standards;
3. Allow rooftop garden area to count to 60% of the required open space;
and
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4. Exclude the first 1,500 square feet of retail from the retail parking
requirement.
As a result of City Council’s support for these recommendations, the project
proposal was updated to maximize housing potential on the Property utilizing these
development parameters.

Project Summary
The project proposes to redevelop the approximately 1.0-acre Property with 102
for-sale studio (32 total), 1-bedroom (63 total) and 2- bedroom (7 total) residential
units. Of these, 16 units, or 15.3% are proposed to be dedicated for Below Market
Rate (BMR) households. The 4-story structure would measure less than 50’ above
grade. A single level below grade space would provide a total of 99 vehicle parking
spaces (51 surface and 48 puzzle stackers). Bicycle parking is provided 100% at
grade and consists of 104 for residents accessed via the main lobby and 11 short
term spaces for guests.
This residential project would replace two existing buildings with a mix of uses.
One building, which is approximately 6,200 square feet, is currently leased by a
general contractor to store equipment and materials. The other building, which is
approximately 11,500 square feet is shared by a moving company for
administrative offices and storage and an exercise/training facility. The
exercise/training facility which occupies approx. 5,895 square feet is the only
retail/retail-like use currently on the property. Based on a previous City Council
suggestion, the project would provide a 1,779 square foot ground floor retail space
in addition to the much-needed housing units.

HIP Discussion
In January 2019, City Council passed and effective May 1, 2019, various zoning
changes to promote the creation of greatly wanted and needed residential units in
Downtown Palo Alto and on the El Camino Real (ECR) corridor These changes,
including the HIP, are the most significant response to date to the November 2017
Colleagues’ Memo Regarding Zoning Updates to Encourage Diverse Housing
Near Jobs, Transit and Services. Specifically, the HIP encourages housing and
provides an alternative to SDBL that retains more local control to the City in
approving housing developments. The HIP has been called an important step to
address the jobs-housing imbalance at a time where the City needs to aggressively
adopt pro-housing policies. To avoid falling short of the City’s adopted goal of
generating 300 housing units this year (and it is currently anticipated that the City
will fall short), the City is considering (and has shown preliminary support for) a
zoning text amendment to apply the HIP more broadly. Doing so will allow projects
like this one to maximize the production of residential units on the Property to help
the City meet its housing unit goals.
The Property is located on San Antonio Road which is similar to El Camino Real
in that each are classified as “Principal Arterials” by Caltrans and each connecting
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Palo Alto with Mountain View (see embedded image). This Property and others
on San Antonio are near transit and employment centers and provide an
opportunity to create more housing for the City under locally created rules.

San Antonio Rd

El Camino Real

In fact, the Housing Element identifies the Property as an opportunity site for
mixed-use development with 30 dwelling units per acre. This proposal for a zoning
text amendment to apply the HIP to this Property creates a greater opportunity for
housing in the City. To avoid falling short of its housing goals, the City can do
more to “go big” as recommended in the Draft Housing Work Plan by approving a
zoning text amendment to apply the HIP to the Property.
If the HIP as recommended by City staff is applied to the Property, we are
proposing the new site plan that includes 102 residential units (including 16 BMR
total) and a 1,779.5 square foot ground floor retail space. By unit count this is 72
more units than the existing zoning might allow. This creates both more market
rate and below market rate units to achieve the City’s housing production goals,
while the fully complying with the City’s locally created HIP ordinance.
Project Details
The building presents itself as a four-story form to both public streets with a 29,467
square foot below grade garage level. Following the HIP parking requirements, the
project would require 109 total parking spaces. The proposed project provides 99
total parking spaces, using a 9% reduction of parking spaces of a maximum 20%
parking reduction through utilizing a TDM program outlined by Nelson Nygaard.
Only 44 parking spaces are proposed to be accessed with a parking stacker
system intended for residents. The majority of parking spaces will be conventional
stalls, including required retail, van accessible, standard accessible and EVSE
parking spaces.
The residential units are a mix of 32 studio, 63 1-bedroom, and 7 2- bedroom
residential units, providing 102 total units. Of these, 16 will be designated for below
market rate (BMR) programs for qualified moderate income households.
Residential and common space areas total 84,776 square feet, with a 1.95
residential FAR. When including the retail space of 1,779 square feet and below
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grade non-parking spaces (mechanical, retail and residential trash areas,
electrical, storage, elevator shaft and stairwells) of 1,478 square feet, the total FAR
of the project yields a 1.99 FAR.
We look forward to the Architectural Review Board hearing and continuing to
engage the City of Palo Alto and the community on this project and devising an
excellent opportunity to address the housing crisis.

Best Regards

Ted O’Hanlon

cc:

Yurong Han, 788 SAPA Land LLC
Leigh F. Price, Jorgenson, Siegel, McClure & Flegel, LLP
Sheldon Ah-Sing, M-Group
Architectural Review Board Members
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Attachment E

Project Plans
Hardcopies of project plans are provided to Board members. These plans are available to the
public online and/or by visiting the Planning and Community Environmental Department on the
5th floor of City Hall at 250 Hamilton Avenue.

Directions to review Project plans online:
1. Go to: bit.ly/PApendingprojects
2. Scroll down to find “788 San Antonio Road” and click the address link
3. On this project specific webpage you will find a link to the project plans and
other important information

Direct Link to Project Webpage:
https://www.cityofpaloalto.org/news/displaynews.asp?NewsID=4575&TargetID=319
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