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Report Type:  Study Session Meeting Date: 2/17/2022 

City of Palo Alto   
Planning & Development Services     
250 Hamilton Avenue      
Palo Alto, CA 94301  
(650) 329-2442 

Summary Title:  525 E Charleston: Mixed Use, Affordable Housing and Office 
Uses 

Title: 525 E. Charleston Road [21PLN-00329]: Study Session on a 
Proposed Mixed-Use Project That Includes 2,750 Square Feet 
of Ground Floor Office for Non-Profit Use and 50 Units of 100 
Percent Affordable Rental Housing, 50 Percent of Which Will 
be for Residents with Special Needs, on a 0.78-Acre Site.  
Environmental Assessment: The project exempt from CEQA 
pursuant to Guideline Section 15268.  Zoning District: PF 
(Public Facilities).  For More Information Contact the Project 
Planner, Stan Ketchum, at sketchum@m-group.us. 

From: Jonathan Lait 
 

Report Summary 
This study session is provided as a courtesy to share with the ARB and community the proposed 
100% affordable housing project at the subject address. The project includes 50 deed-restricted 
low- and very low-income units (30% and 60% of area median income), including 25 units 
reserved for special needs housing, otherwise known as supportive housing.  A nonprofit space 
(for AbilityPath) of 2,750 square feet will also provide community support services to 
developmentally and intellectually disabled residents living on-site and to other clients living 
off-site.  
 

The application has been submitted consistent with State Housing Law AB2162, also known as 
the Supportive Housing Act, that requires streamlined application review for certain qualifying 
housing projects. As a result, the City is allowed only ‘ministerial’ review, and the ARB’s role is 
advisory only.  The ARB is encouraged to provide comments regarding the proposed design for 
consideration by the applicant.  
 
The affordable project qualifies for up to four concessions, or changes to the objective 
development standards, to accommodate the development in accordance with the State 

3

Packet Pg. 14



City of Palo Alto 
Planning & Development Services Department  Page 2 

 

 

Density Bonus allowances. The applicant has requested three concessions to allow for increases 
to height, lot coverage, and floor area. Existing State law also exempts the project from any 
residential parking requirements.  The project will provide 11 spaces for the non-profit office 
space, consistent with City standards, and nine additional spaces on the 0.78-acre site.  
 
City staff is in discussion with the developer about providing financial assistance to the project. 
An initial figure of $2 million has been discussed but has not been finalized. In the interim, City 
staff is looking at state and federal funding programs to maximize the City’s potential 
contribution. 
 
Background 
Project Information 
Owner:  County of Santa Clara  

Architect:  Kate Conley, AIA, Architects FORA 

Representative:  Kate Blessing-Kawamura, Eden Housing 

Legal Counsel:  Not applicable 

 
Property Information 
Address: 525 E. Charleston Road 

Neighborhood: Near Meadow Park and Greenmeadow  

Lot Dimensions & Area: 222.97 ft x 153 ft (34,114 sf/0.78 acres) 

Housing Inventory Site: Not applicable 

Located w/in a Plume: Not applicable 

Protected/Heritage Trees: Not applicable 

Historic Resource(s): Not applicable 

  
Existing Improvement(s): Single-story office building; constructed 1954; approx. 4,400 sf 

Existing Land Use(s): office 

Adjacent Land Uses & 
Zoning: 

North:  Challenger School (PF Zoning) 
West:  Multi-use trail & Universal Unitarian Church of Palo Alto (R-1 
Zoning 
East:  Challenger School (PF Zoning) 
South:  Single-family residential (R-1 Zoning) Charleston Shopping 
Center (CN Zoning) 

Aerial View of Property: 
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       Google Maps, 2021 
 
 
Land Use Designation & Applicable Plans 
Zoning Designation: PF (Public Facilities) 

Comp. Plan Designation: Major Institutions, Special Facilities (MISP) 

Context-Based  
Design Criteria: Applicable 

Downtown Urban  
Design Guide: Not Applicable 

South of Forest Avenue 
Coordinated Area Plan: Not Applicable 

Baylands Master Plan: Not Applicable 

El Camino Real Design 
Guidelines (1976 / 2002): Not Applicable 

Proximity to Residential 
Uses or Districts (150'): Applicable 

Located w/in the Airport 
Influence Area: Not Applicable 
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Prior City Reviews & Action 
City Council: September 27, 2021 Study Session with Council 

Agenda/Staff Report: https://bit.ly/092721Council (see page 7) 
Minutes: https://bit.ly/092721Minutes  

PTC: None 

HRB: None 

ARB: None 

 

Background  
 
The State of California and the County of Santa Clara have identified housing, particularly 
affordable housing, as one of its highest priorities. Consistent with these state and regional 
goals, one of Council’s identified priorities for 2021 includes “housing for social and economic 
balance,” which includes a focus on affordable and workforce housing, funding, and achievable 
plans. The proposed project addresses both lower income and special needs housing, 
consistent with this identified priority. 
 
Project Description 
The applicant proposes to utilize existing state regulations to streamline the processing of the 
proposed project and to allow for increased development opportunities to support the 
proposed density. Relevant legislation that the applicant may utilize includes AB 2162, AB 1763, 
and SB 330. Attachment E includes a summary of these bills.  Under AB2162, the City has 60 
days from the date the project application is deemed complete to complete its review of the 
application.  CA Government Code Section 65653(a) states: “The local government shall 
approve a supportive housing development that complies with the applicable requirements of 
this article”. Staff analysis has confirmed that the project does comply with such provisions. 
 
Eden Housing, in coordination with the County, is proposing a single mixed-use structure, which 
would replace one existing approximately 4,000 sf non-profit office building. The 45,360 square 
foot (sf) proposed development would include 2,750 sf of non-profit office space as well as 50 
residential rental units (further described in Attachment B). The three upper levels would be 
exclusively residential, while the ground floor would be non-profit office and residential. The 
site includes a single parcel with a site area of 34,114 sf (0.78 acres). The non-profit office space 
would continue to be occupied by AbilityPath, a local non-profit that provides services to 
children and adults with intellectual and developmental disabilities. All the residential rental 
units (except for one manager’s unit) would be restricted to be affordable to lower income 
households earning between 30% and 60% of Area Median Income (AMI). The project would 
meet the Health and Safety Code definition of “special needs housing”, meaning that it would 
include dedicated units and supportive services to benefit the target populations of special 
needs housing. Fifty percent (50%) of the units would be dedicated for special needs housing 
and AbilityPath would provide supportive services for residents with special needs.  
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The proposed building is predominantly four stories with a height of 49 feet, with a three-story 
portion reaching a height of 37 feet facing E. Charleston Road. The building includes at-grade 
parking facilities (20 spaces) on the eastern side of the property, adjacent to Challenger School. 
The site currently has two driveway curb cuts providing a separate entrance and exit; the curb 
cut on the westerly side of the site would be removed while the other curb cut would be 
widened to provide a single point of entry and exit on the eastern side of the property from E. 
Charleston Road. 
  
Location and Surrounding Uses  
The subject property is about 300 feet from the channelized Adobe Creek. The nearest single-
family residential neighborhoods are Greenmeadow (at 85 feet), and Charleston Terrace (at 330 
feet). The site is surrounded on three sides (north, east, and west) by the Challenger School 
campus. A bike path adjacent on the west side of the site connects E. Charleston Road to the 
school campus. The path continues through to the Magical Bridge Playground (a playground 
specifically designed to be inclusive for those with intellectual and development disabilities), 
Mitchell Park, and the Mitchell Park Community Center and Library. On the opposite side of this 
bike path is parcel with a single-story church on the site. The Stevenson House senior 
independent living (Planned Community) is located on the other side of the church property, 
approximately 340 feet away from the subject property. Across E. Charleston Road is the 
Charleston Shopping Center at the corner of Middlefield and East Charleston.  At the corners of 
Nelson Drive and E. Charleston Road are single-family residences. These properties and others 
along Nelson are part of the National Register-listed Greenmeadow Eichler tract. 
 
Requested Entitlements, Findings and Purview:  
The proposed project is a qualifying affordable housing project under AB2162 and is eligible for 
streamlined, ministerial review by the City. As a result, the ARB may provide comments on the 
project’s conformance with objective standards.  All other comments will be advisory and for 
the applicant’s consideration.   No discretionary action by the ARB is allowed.  
 
City Staff have performed design review and provided comments to the applicants based on 
Objective Standards.  Subsequent to the ARB meeting, and following any final revisions 
submitted by the applicants, the Director of Planning and Development Services will issue a 
letter to the applicant documenting the final acceptance of the project. The applicant will be 
required to enter into a regulatory agreement with the City documenting the basis for the 
Density Bonus concessions incorporated into the project. 
 

Analysis1  
 

Consistency with the Comprehensive Plan, Area Plans and Guidelines 
The Comprehensive Plan land use designation for the project site is Major Institutions, Special 
Facilities (MISP), which allows: 
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“Institutional, academic, governmental and community service uses and lands that are 
either publicly owned or operated as non-profit organizations. Examples are hospitals 
and City facilities. Consistent with the Comprehensive Plan’s encouragement of housing 
near transit centers, higher density multi-family housing may be allowed in specific 
locations”.  

The proposed project is considered consistent with this Comprehensive Plan designation, in 
that the land is publicly owned and intended to be leased to two non-profit entities to provide 
community services. Eden Housing would manage the affordable units and AbilityPath would 
provide services for special needs housing.  
 

There are no specific plans or coordinated area plans that apply to the project site. 

 

While only discretionary review projects must comply with the following Comprehensive Plan 
policies and programs, it should be noted, the proposed project is consistent with the following 
policies or programs: 
 

• A Sustainable Community Program L2.4.8 – Identify development opportunities for BMR 
(Below Market Rate) and more affordable market rate housing on publicly-owned 
properties in a way that is integrated with and enhances existing neighborhoods.  
 
The proposed project is located across E. Charleston Road from single-family residential 
uses.  The properties are approximately 85 feet apart.  The proposed building would be 
located approximately 125 feet from the nearest single-family dwelling. The building is 
four stories high with a three-story frontage facing E. Charleston Road.  While larger in 
scale, the proposed building has several design features intended to help integrate with 
the surrounding uses, particularly the adjacent Eichler single-family neighborhood.  
These include the sloping roof lines, exposed beams, clerestory windows, vertical siding, 
use of tile and muted colors.  In addition, angled walls are proposed to orient views 
away from the neighborhood, and large trees proposed in the 24-foot front setback 
would help further screen views from the upper story windows.  On this basis, the 
project is consistent with Program L2.4.8. 
 

• Residential Design Policy L-3.4 – Ensure that new multi-family buildings, entries and 
outdoor spaces are designed and arranged so that each development has a clear 
relationship to a public street. T 
The proposed building has a clear path of travel to access the building entrance and 
well-designed, sustainable landscaping incorporating required stormwater bio-retention 
areas.  
 

• Bicycle and Walking Policy T-1.17 – Require new office, commercial and multi-family 
residential developments to provide improvements that improve bicycle and pedestrian 
connectivity as called for in the 2012 Palo Alto Bicycle + Pedestrian Transportation Plan.  
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The project site is adjacent to the Bicycle/Pedestrian Path linking E. Charleston Road 
with Mitchell Park and the Magical Bridge Playground.  Gated access will be provided 
from the project site to the Bike/Pedestrian Path.  

 

Zoning Compliance 
The project site is zoned PF (Public Facilities). Consistent with the Comprehensive Plan land use 
designation for MISP, which applies to most PF-zoned parcels within the City, the PF zone 
district permits, by-right, public/quasi-public uses. These include “All facilities owned or leased, 
and operated or used, by the City of Palo Alto, the County of Santa Clara, the State of California, 
the government of the United States, the Palo Alto Unified School District, or any other 
governmental agency, or leased by any such agency to another party.” The project is on land 
owned by the County of Santa Clara that will be leased to Eden Housing and AbilityPath, non-
profit organizations, for a use that qualifies under Health and Safety Code as special needs 
housing or supportive housing. Therefore, the use is a permitted use under Chapter 18.28.  
 
An analysis of the project’s consistency with objective standards for the PF Zone district is 
included in Attachment C. As noted, the subject property abuts the PF zone district on three 
sides, and public right of way (E. Charleston Road) on the fourth side. The subject property is 
located within 150 feet of R-1 zone district, but the R-1 zone is not abutting the site. Because 
the R-1 zone district does not abut the subject property, staff interprets the code to mean that 
the R-1 zone setbacks would not apply. This interpretation only affects the rear property line 
abutting Challenger School (R-1 - 20 feet vs. PF – 10 feet because the project already complies 
with the PF zone setbacks in the front and side yards (see discussion of transformer location, 
below).  
 
The applicant is proposing to utilize three development standard concessions in accordance 
with the state density bonus law and AB 1763 to allow increases to building height, lot 
coverage, and floor area. Existing State law also exempts the project from any residential 
parking requirements.  The project will provide 11 spaces for the non-profit office space, 
consistent with City standards, and nine additional spaces on the 0.78-acre site.  Further 
discussion of these concessions is provided below.  The project complies with all other objective 
standards contained in the PF Zoning District. 
 

Context-Based Design Criteria 
The project is subject to the Context-Based Design Criteria outlined in Palo Alto Municipal Code 
(PAMC) Chapter 18.13, Section 18.13.060. A list of these standards is included in Attachment D. 
As part of the ARB’s advisory review of the project, members may provide comments based on 
the context-based design criteria for consideration by the applicants.  
 
Location of Power Transformer Unresolved 
One site design issue still unresolved at the writing of this report is the location of the power 
transformer for the project, currently placed in the front setback adjacent to the westerly end 
of the building.  PAMC Section 20.08.020 establishes setback lines along major thoroughfares 
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on the City’s zoning maps. Section 20.08.030, Buildings Between Street Line and Setback Line 
Prohibited, states as follows:  

“It shall be unlawful for any person, firm or corporation to erect or locate any building 
or structure within the space between the street line and setback line. (Ord. 1896 § 3, 
1959)”.  

 
Based on section 20.08.030, the proposed transformer cannot be located within the 24’ front 
setback area. City staff and the applicants have discussed alternate locations for the 
transformer and their respective ramifications.  At this point, two locations in the parking lot 
are under consideration, each of which would result in the loss of one parking space.  
Additional information regarding this issue will be presented at the ARB meeting. 
 
Requested Concessions under State Density Bonus  
The project is a qualifying project in accordance with AB 1763 (amending State Density Bonus 
Law for 100% affordable projects) because it includes a housing development in which 100 
percent of the total units, exclusive of manager’s unit, are for lower income households. In 
accordance with AB 1763 and PAMC Section 18.15.050(c)(iv), as a housing project providing 100 
percent of the units, exclusive of manager’s unit, as affordable to lower income households, the 
project is eligible for four concessions. The applicant  requests the following concessions, under 
the state density bonus law. 
 

Requirement Requested Concession 

Building Height: 50 feet or 35 
feet within 150 feet of residential 
zone. 

Increase of 35-foot height limit that affects a 
portion of the subject property:  The heights of 
the two flat rooflines are 34’ and 44’.  The 
height of the two sloped rooflines (at 
midpoints) are 39’ and 49’ (relevant to the 
maximum height definition) 

Lot Coverage: 30% maximum  
See PAMC 18.15.050(d)(vi) 

Concession to allow a 9% increase in lot 
coverage for a total lot coverage of 39% of the 
subject property 

Floor Area Ratio (FAR): 1:1 
maximum 

Exceed FAR limitation for a proposed FAR of 
1.35:1 

Parking: Non-profit office use: 11 
spaces 

Government Code Section 65915(p)(4) allows 
for no residential parking: 20 spaces are 
provided  

 

Building Height  
The objective standards under the PF zone district restrict height to a maximum of 35 feet 
within 150 feet of an R-1 zone district and otherwise allow for a maximum height of 50 feet. A 
portion of the project site is located within 150 feet of parcels zoned R-1; therefore, part of the 
building would be subject to the 35-foot height requirements. The applicant requests a 
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concession from this height requirement to allow for a portion of the building within 150 feet of 
an R-1 zone to be 49 feet tall. 
 
Lot/Site Coverage 
The objective standards under the PF zoning restrict lot coverage to a maximum of 30% of the 
site. The applicant requests a concession to allow for increased lot coverage of 39%. In 
accordance with PAMC Section 18.15.050(d)(vi), the applicant may request “up to [a] fifty 
percent (50%) increase over the maximum site coverage requirement or up to the square 
footage of the restricted affordable units, whichever is less.” Therefore, the requested 
concession is well within the concessions allowed under the code. 
 
Floor Area Ratio  
The applicant requests a concession to exceed the required 1:1 Floor Area Ratio (FAR) and is 
proposing a FAR of 1:35:1. This is an increase in approximately 12,000 sf of floor area. 
 
Parking Ratio 
Government Code Section 65915(p)(4) states that 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, and the development is either a special needs housing 
development, as defined in Section 51312 of the Health and Safety Code, or a 
supportive housing development, as defined in Section 50675.14 of the Health and 
Safety Code, then, upon the request of the developer, a city, county, or city and county 
shall not impose any minimum vehicular parking requirement. A development that is a 
special needs housing development shall have either paratransit service or unobstructed 
access, within one-half mile, to fixed bus route service that operates at least eight times 
per day.”  

 
The project is a special needs housing development and the Valley Transportation Authority 
(VTA) Line 21 operates along the project frontage, providing bus service every 30 minutes.  The 
project includes 11 spaces for the non-profit offices, consistent with Zoning Code requirements, 
and an additional nine spaces, for a total of 20 spaces. 
 
Residents in the Greenmeadow neighborhood across E. Charleston Road expressed concerns 
that the project does not provide adequate parking.  The issue is the combined demand from 
both the residential and the office portions of the project, and potential for overflow parking on 
Nelson drive by project residents, visitors and employees. A study of parking demand in 
supportive housing projects in San Jose identified an average demand of 0.43 parking spaces 
per bedroom.  Applying this factor together with PAMC requirements for affordable housing, 
staff calculated that approximately 41 spaces would be needed to accommodate the housing 
portion of the project.  As described above, however, the project satisfies state housing law 
criteria and qualifies to have no minimum parking requirement for the residential component 
of the project.  
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Documentation of Requested Concessions 
PAMC 18.15.080 (b) Application Requirements, states as follows, regarding projects requesting 
Density Bonus concessions:  

“If a concession or incentive is requested, the following information must be included in 
the application: (i) A brief explanation as to the actual cost reduction achieved through 
the concession or incentive.”   

 
The applicants provided the following information in response to this requirement: 

“The project seeks three concessions, with the remaining incentive or concession 
unused at this time. Together, these three concessions result in actual, identifiable cost 
reductions by allowing for a more efficient building type that results in a net reduction 
in the cost per dwelling unit of construction. As currently configured with the requested 
concessions, the project’s 50 units would cost approximately $600,000/unit to develop. 
Without the requested concessions, the project would need to be configured to a less 
efficient development style, which would reduce the unit count to as few as 35 units 
and increasing construction costs to approximately $635,000/unit.  Accordingly, the 
requested concessions reduce the per unit development cost by approximately 6%, 
which cost savings is essential to providing the units at affordable rents.” 

 
Requested Secondary Access Route 
At the September 27, 2021 City Council Study Session for the project, Council members directed 
staff to perform a study. The study was to explore a possible secondary access route from the 
project site that would utilize an existing drive aisle along the adjacent Challenger School site 
and the AbilityPath office site north of the school connecting to Middlefield Road (see map, 
below).  This concept was proposed by Greenmeadow residents who expressed concerns about 
the potential impacts from project traffic on the already congested traffic pattern in the area.  
 
A particular concern is that drivers desiring to travel east on E. Charleston Road towards 
Highway 101 would have to turn left across multiple travel lanes; instead, the drivers would 
turn right onto E. Charleston Road, make a quick left turn onto Nelson Drive into the 
neighborhood, make u-turns and then make right turns onto E. Charleston Road and proceed 
east. The proposed secondary access would, instead, allow drivers to turn right onto 
Middlefield Road and left onto E. Charleston Road towards Highway 101.  The route is currently 
used by Challenger School parent vehicles to leave the site via Middlefield Road.  The Palo Alto 
Fire Department has confirmed that this route is no longer required for fire vehicle access. 
 
The City Transportation Department review of the traffic issues in the project area and the 
proposed secondary access route resulted in the following recommendations: 

1. City staff recommended the County explore the feasibility of the use of the fire lane as 
an additional exit path for the project.  The fire lane route for additional egress is an 
elegant solution for 525 E. Charleston as it leads to a right turn onto Middlefield Road 
for those who want to access Highway 101. This routing would likely require fence 
installation along the Challenger School site and County collaboration to adjust leases or 
issue easements. However, this approach would provide an easier option to access 
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Highway 101 than turning left out of the project driveway or turning right and making a 
left into Nelson Drive in order to make a U-turn to access eastbound Charleston. 

2. In addition, staff recommended the County/Applicants provide a transportation memo 
documenting trip generation for the site for the AM, PM, and school PM peak hour 
traffic in the vicinity that accounts for the trips required for the supportive housing 
(personal aides, therapists, visitors, etc.), affordable housing, and office uses.  Once the 
trip generation is known, further transportation analysis may be required per the City’s 
objective standards. 

 
Attachment F to this report includes the report prepared by the Applicant’s traffic consultant.  
The report includes the following conclusions: 

1. The proposed project is expected to generate an average of 172 more trips per day 
when compared with the current office building. This estimate includes increases of 12 
trips during the weekday a.m. peak-hour and 16 during the p.m. peak hour. 

2. Given the nominal number of peak-hour trips the project would be expected to 
generate, it is reasonable to conclude that it would have an imperceptible effect on 
traffic operation and further analysis is therefore not warranted. This is consistent with 
City Policy noting the preparation of a Local Transportation Analysis (LTA) is not required 
for development projects expected to generate fewer than 50 a.m. or p.m. peak hour 
trips. 

3. Existing and proposed pedestrian, bicycle, and transit facilities would be adequate to 
serve the project. 

As discussed elsewhere in this report, the ministerial nature of the City review process does not 
allow the City to require the Applicants to incorporate the secondary access route into the 
project.  The County of Santa Clara, as property owner of the project site and adjacent property 
traversed by the access route, will make a decision regarding the proposed secondary access 
route. 
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Secondary Access Route Image 

 

Eligibility for Streamlining  
State law AB 2162 makes certain residential development projects a use ‘by right’ in all zones 
where multi-family housing and mixed uses are permitted, including nonresidential zones 
permitting multifamily uses. The PF zone is primarily a nonresidential zone, but it permits mixed 
uses, and as noted above, the multi-family component of the project is consistent with the 
Comprehensive Plan and the Zoning designation. And although the project has an office 
component and integrated social services that make it consistent with the PF zoning 
designation, the project also meets the definition of a “residential development project” under 
the Housing Accountability Act, because at least two-thirds of the project’s square footage 
would be devoted to residential uses. The proposed project satisfies the requirements of AB 
2162, as follows: 

• 100% percent of the units, excluding the manager’s unit, are affordable to lower income 
households, will be receiving public funding to ensure affordability, and will be subject 
to recorded affordability restrictions for at least 55 years. 

• At least 25% of the units are restricted to residents in supportive housing that meet the 
definition of “target population” as defined in Section 50675.14 of the Health and Safety 
Code (which includes persons with disabilities). Here, 50% of the units (25 units) will be 
restricted to residents with intellectual and developmental disabilities. 

• More than three percent of the nonresidential floor area of the project is dedicated for 
onsite supportive services, and supportive services will be available to meet the needs 
of the target population. A Supportive Services Plan is included in Attachment B 
Applicant’s Project Description. 

• No residential units currently exist on the site, so replacement of dwelling units is not 
required.  

• The project does not contain more than 50 units.  

• Each unit contains a bathroom and kitchen. 
 

Policy Implications 
This project qualifies under a variety of local and state laws for streamlined, ministerial review 

of a new 50-unit affordable housing project that includes special needs housing and Non-profit 

office space to support this population. The location of this project in proximity to the Magical 

Bridge playground, Mitchell Park, the Mitchell Park Community Center and Library and access 

to regular bus service is also noteworthy. As noted above, the City’s is afforded only ministerial 

review and the ARB role is advisory.  Through the study session, the ARB may ask questions of 

the applicant and offer any informal, non-binding comments 

 

Resource Impact  
The processing of the project application is a service paid for by fees from the applicant.  City 

staff is in discussion with the developer about providing financial assistance for the project and 

is looking at state and federal funding programs to maximize the City’s potential contribution. 
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Timeline  
After the ARB meeting, staff and the applicant will have the opportunity to consider comments 
received from the ARB and the public.  Due to the ministerial review process prescribed by 
AB2162, such comments are advisory only.  Prior to the end of the 60-day review period, which 
ends on March 8, 2022, the Planning and Development Services Director will issue a letter to 
the applicant documenting the final acceptance of the project.  In conformance with PAMC 
18.15.100, the applicant will be required to enter into a Regulatory Agreement with the City 
documenting the Density Bonus concessions incorporated into the project. 
 

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 February 4, 2022, which is 12 days in advance of the meeting. Postcard mailing occurred on 
February 1, 2022, which is 16 in advance of the meeting.  
 

The applicant hosted three community workshops prior to submittal of the application. A 

summary of those three meetings and feedback received at those meetings is provided in the 

Applicant’s project description in Attachment B. In addition, as noted in the Applicant’s project 

description, the project team presented at a regularly scheduled meeting of the Greenmeadow 

Community Association Board and a series of one-on-one interviews with key members of the 

surrounding neighborhood and the Intellectually and Developmentally Disabled (IDD) 

community. 

 

As of the writing of this report, the City received one letter, included as Attachment G, from the 

Greenmeadow Community Association.  The letter addresses traffic issues in the area 

surrounding the project and proposes a secondary access route to be considered for inclusion 

in the project.  On January 9, 2022, a Zoom meeting was held with members of the 

Greenmeadow neighborhood, project representatives and County staff to discuss this proposal.  

 

Environmental Review 
The project is a qualifying affordable housing project eligible for streamlined, ministerial review, 

and is exempt from CEQA pursuant to CEQA Guidelines Section 15268.  

 

The traffic report prepared January 19, 2022, is attached to this staff report as part of 

Attachment A. 

 

 
Report Author & Contact Information ARB2 Liaison & Contact Information 

 
2 Emails may be sent directly to the ARB using the following address: arb@cityofpaloalto.org  
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Stan Ketchum, Principal Planner (contract) Jodie Gerhardt, AICP, Planning Manager 
(408) 802-5800 (650) 329-2575 

sketchum@m-group.us  jodie.gerhardt@cityofpaloalto.org 
 
Attachments: 

• Attachment A: Location Map (PDF) 

• Attachment B: Applicant's Project Description and Traffic Memo (PDF) 

• Attachment C: Zoning Comparison Table (DOCX) 

• Attachment D: Multi-Family Context-Based Design Criteria (PDF) 

• Attachment E: Summary of Relevant State Legislation (PDF) 

• Attachment F: Greenmeadow Community Association Letter (PDF) 

• Attachment G: Project Plans (DOCX) 

3

Packet Pg. 27

mailto:sketchum@m-group.us
mailto:jodie.gerhardt@cityofpaloalto.org


4

ouse

P
iazza's M

arket

E

D

C

G

P

B

U
nitarian C

hurch

F

A

57.6'

58.7'

262.3'

32.2'

289.2'

40
.8

'

100.0'

62
.7 '

62.2' 43.6'

49.6'

28.6'

100.0'

100.0'

132.2'

11
5.7'

74.1'

100.0'

70.0'

0
0'

0.0'

58.0'

42.2'

1
08.0

'

61.1'

50.8'

67
. 0

'

161.9'

462.9'

289.2'

362.8'

74.0'

3
7.

9'

332.9'

58.7'

5.7'

284.0'

13.6'

437.3'

3.6'

57.6'

362.8'

74.0'

3
7.

9'

49.5'

6
7.

0'

50.8'

61.1'
5'

437.3'

64.0'

104.0'

64.0'

104.0'

62.0'

104.0'

62.0'

104.0'

62.0'

104.0'

104.0'

60.0'

104.0'

14
.5

'3.3'

80.7'

33
.0

'

51.8'

102.0'

65.5'

82.0'

102.0'

18.5'

14.5'28.8'

49.6'

43.6'

60.0'

102.0'

60.0'

102.0'

70.0'

102.0'

70.0'

102.0'

60.5'

102.0'

60.5'

102.0'

102.0'

66.0'

102.0'

66.0'

58.7'

29.9'

81.8'

85.0'

100.0'

94.0'

100.0'

62.8'

104.7'

80.0'

104.7'

111.1'

100.0'

75.0'

100.0'

75.0'

100.0'

136.0'

60.0'

136.0'

60.0'

80
.7

'

21.0'

104.0'

78.0'

31.4'

60.0'

99.2'

48.0'

102.0'

60.0'

102.0'

66.0'

60.0'

62.0'

105.0'62.0'

105.0'

65.5'

105.0'

18.8'

46.7'

106.4'

62.0'

106.4'

15.6'

46.6'

111.0'

60.0'

111.0'

60.2'

115.7'

65.5'

105.0'

1.1'

64.4'

105.0'

74.0'

115.7'

52.6'

33
.0

'

99.8'

93.0'

103.3'

55.0'

8.4'

105.0'

101.0'

155.6'

30.8'

103.3'

8.5
'

31
.0

'

28
.0

'

155.6'

69.3'

4 9.9 '

24
.4

'

99.2'

80
.7

'

72.6'

31.1'

100.5'

106.0'
106.0'

125.1'

350.7'

265.0'

583.0'

187.5'

263.1'

31
.4

'

435.6'

333.9'

390.4'

17
.0

'

333.9'

390.4'

17
.0

'

333.9'

390.4'

17
.0

'

333.9'

390.4'

17
.0

'

333.9'

390.4'

17
.0

'

333.9'

390.4'

17
.0

'

333.9'

390.4'

17
.0

'

333.9'

390.4'

17
.0

'

333.9'

390.4'

17
.0

'

333.9'

390.4'

17
.0

'

333.9'

390.4'

17
.0

'

333.9'

390.4'

17
.0

'

333.9'

390.4'

17
.0

'

333.9'

390.4'

17
.0

'

333.9'

390.4'

17
.0

'

333.9'

390.4'

17
.0

'

333.9'

390.4'

17
.0

'

333.9'

390.4'

17
.0

'

333.9'

390.4'

17
.0

'

333.9'

390.4'

17
.0

'

333.9'

390.4'

17
.0

'

333.9'

390.4'

17
.0

'

333.9'

390.4'

17
.0

'

333.9'

390.4'

17
.0

'

333.9'

390.4'

17
.0

'

333.9'

390.4'

17
.0

'

333.9'

390.4'

17
.0

'

333.9'

390.4'

17
.0

'

333.9'

390.4'

17
.0

'

333.9'

390.4'

17
.0

'

333.9'

390.4'

17
.0

'

333.9'

390.4'

17
.0

'

333.9'

390.4'

17
.0

'

333.9'

390.4'

17
.0

'

333.9'

390.4'

17
.0

'

333.9'

390.4'

17
.0

'

136.0'

60.0'

136.0'

60.0'

136.0'

60.0'

136.0'

60.0'

81.5'

109.1'

73.0'

14.6'

91.3'

67.0'

116.3'

67.4'

109.1'

63.4'

32
.5

'

76.0'

79.5'

101.3'

66.0'

101.3'

36.8'

12.5'

37.0'

116.5'

7.1'

41.2'

7.4'

116.5'

109.0'
127.8'

87.4'

33
.0

'

127.8'

34.0'

96.5'

1

72.0'

113.2'

30.

53.9'
71.0'

71.0'

11

262.3'

32.2'

462.9'

458.1'

15
.7

'

716.0'

1

13.6'

284.0'

265.0'

52.1'

92.7'

31.8'

53
.3

'

53.8'

11
6.

9'

42.3'

87.4'

151.0'

11
6.

9'

53
.3

'

53.8'

113.2'

59.6'

82.1

455

520

513

521

501

495

485

484

500

510

520

3918

3902

3910
505

713

711
717

719

3865

3917

3913

3921

3925

3901

39
07

39
05

525

3950

3904

3906

3908

39
46

39
62

39
66

3

465

478

475

468

458

3885

3895

540

3901

3907

3934

3

504

496

490

48

3912

3880

3864

3918

3885
3887

3889 3891

3893 3895

701

703

3897

705

707

709

3900

3920

3922

39

3942

715

M
ID

D
LEFIELD

 R
O

A
D

 EAST CHARLESTON ROAD

N
ELSO

N
 D

R
IV

E

EL CAPITAN PLACE

C
H

A
R

LESTO
N

 C
T

 EAST CHARLES

R-2

RM-

36

R-1(7000)

CN
 (GF/P)

This map is a product of the

City of Palo Alto GIS

This document is a graphic representation only of best available sources.

Legend

Project Site

0' 156'

Attachment A: 
Project Location

C
IT

Y

OF  PALO

ALTOI
N

C
O

R P O R A
T

E
D

C

AL I FORN I A

P a l o   A l t o
T  h  e      C  i  t  y      o  f 

A
P

R
I

L
1 6  

 
1

8

9
4

The City of Palo Alto assumes no responsibility for any errors ©1989 to 2016 City of Palo Alto

chodgki, 2021-08-30 16:06:57
 (\\cc-maps\Encompass\Admin\Personal\Planning.mdb)

PF

R-1(7000)(S)

3.a

Packet Pg. 28



22645 Grand Street   |   Hayward, CA 94541   |   Tel:   510-582-1460   |   edenhousing.org 

Broker License No. 872400 

November 18, 2021 

Mr. Jonathan Lait 
Planning Director 
Planning & Development Department 
City of Palo Alto 
250 Hamilton Avenue 
Palo Alto, CA 94301 

RE: Mitchell Park Place 
AB 2162 Planning Application Submittal 

Dear Mr. Lait: 

Eden Housing is pleased to submit this AB 2162 Planning Application for the development of Mitchell 
Park Place at 525 E Charleston Road in Palo Alto. The proposed project will consist of: (1) office space 
that will be leased to AbilityPath; and (2) 50 units of affordable housing, including special needs 
housing. With the exception of one manager’s unit, 100% of the units will be affordable to lower income 
households. The project will be developed on land owned by the County of Santa Clara and ground 
leased to the developer, Eden Housing. 

The project seeks approvals under the Supportive Housing Act (AB 2162) and utilizes the State Density 
Bonus Law and preliminary application process from the Housing Crisis Act (SB 330). Mitchell Park 
Place satisfies the requirements of AB 2162, as detailed in Section 4 of the enclosed Project Description. 
A Supportive Services Plan, as required by AB 2162, and an Affordable Housing Plan, as required by 
PAMC 16.65, are also included. 

To date, we have conducted a robust community engagement process, which included 20 one-on-one 
interviews with key stakeholders; three community workshops with participants representing nearby 
neighborhoods, members of the intellectually and/or developmentally disabled community, and City 
staff; and presentations at meetings of neighborhood groups. We are excited to move forward with our 
proposal and are submitting our full entitlements application. Please find enclosed the designs and 
supporting documentation submitted through the City’s online permitting system. Please note that we 
have received a comment from the community related to circulation on the project site that we are 
continuing to explore, and we will also continue to solicit additional feedback from the community on 
our submittal. 

We have also submitted an SB 330 Preliminary Application by email to the City of Palo Alto’s Manager 
of Current Planning, Jodie Gerhardt. 

We look forward to continuing to work with the City on this new project. Should you have any 
questions or need additional information, please feel free to contact Kate Blessing-Kawamura, at (510) 
329-5102 or kate.blessing-kawamura@edenhousing.org.

Sincerely, 

Andrea Osgood 
Senior Vice President of Real Estate Development 
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1. Introduction 

A. Project Description 
Located at 525 East Charleston Road near Mitchell Park in Palo Alto, Mitchell Park Place 
(MPP) is a new mixed-use development that will contribute to the vibrant neighborhood 
around Mitchell Park with a new office space for public social services as well high-quality 
affordable housing for lower-income households, including special needs housing for the 
intellectually and developmentally disabled (IDD) community. In this excellent location, 
we propose to build a 2,750-square-foot office space and 50 rental apartments for 
individuals and households earning at or below 80% of the area median income. 
 
In particular, the abundant amenities in the area surrounding the project site make it an 
ideal location for housing for members of the IDD community and will enable residents to 
lead independent lives. The 2015-2023 Palo Alto Housing Element states that “people with 
developmental disabilities often have difficulty finding affordable, accessible, and 
appropriate housing that is inclusive in the local community.” This site offers the 
opportunity to do precisely that as it is close to resources like AbilityPath’s Middlefield site, 
Mitchell Park Community Center, Magical Bridge playground, Ada’s Café, Vista Center for 
the Blind and Visually Impaired, Jackson Hearing Center, and South Palo Alto Food Closet. 
The project meets a great need for deeply affordable housing that is only expected to grow 
in coming years. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Over the past decade, apartment rents have escalated at an unprecedented clip that 
threatens to price out certain segments of the population that are essential to a strong 
and diverse community, such as people with disabilities, lower-income workforce, and 
seniors on fixed incomes. Mitchell Park Place will keep vital services for the IDD 
community at the site while also providing new affordable homes that will help ensure 

Left: Mitchell Park Community Center, which includes a library and Ada’s Café, which employs adults with developmental 
disabilities. Right: Magical Bridge Playground 
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that these vital members of the community are able to live and work in the City of Palo 
Alto. 
 
The site currently includes a building that serves as office space for the nonprofit, 
AbilityPath. Mitchell Park Place will replace this building with a single four-story building. 
The ground floor will include 2,750 square feet of office space to be leased to AbilityPath. 
The property will have 50 apartments, which include a mix of studio, one-bedroom, and 
two-bedroom units. One of the units will be set aside for a live-in property manager, 
which will help ensure that the property is well managed every day and night. 
Additionally, the ground level of the building will include a property management office 
for the full-time property manager, as well as an office for a resident services coordinator 
who will provide myriad services – such as wellness, career, education, and financial 
literacy programming – to help ensure our residents succeed.  
 
The building will be designed with sustainability in mind, with solar panels on the roof, 
low-flow water fixtures, Energy Star appliances, and dedicated bike parking, and will be 
LEED or Green Point Rated certified. The property also includes amenities for its 
residents such as a computer learning center, community room, laundry facilities, and 
an outdoor courtyard with planters for growing fruits and vegetables.  

B. Project Team 

 Eden Housing, Inc. (EHI) is a mission-driven affordable housing nonprofit 
organization. Eden leads the development team and is the primary entity 
responsible for coordinating with the City and managing the entire development 
process from design and approvals, through financing, and construction. Eden 
Housing has a long and successful track record building and operating affordable 
housing in the Bay Area. 

 
 County of Santa Clara Office of Supportive Housing (OSH) is dedicated to 

increasing the supply of housing and supportive housing that is affordable and 
available to extremely low income and/or special needs households. OSH supports 
the County mission of promoting a healthy, safe, and prosperous community by 
ending and preventing homelessness. The County of Santa Clara is the property 
owner and selected Eden in a competitive process to develop affordable housing 
on this site. 
 

 Under the Eden Housing umbrella, Eden Housing Management, Inc. (EHMI) will 
provide quality onsite management and maintenance for the property and Eden 
Housing Resident Services, Inc. (EHRSI) will provide supportive services to 
residents. 
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 Leading the design efforts is OJK Architecture + Planning. OJK is an award-
winning, women-owned architecture firm that designs commercial, retail, and 
residential buildings, including both market-rate and affordable developments.  

C. Community Outreach 
From our experience, we know that it is critical to involve stakeholders early in the process, 
to generate feedback and go through an iterative design process to ensure that our 
development is appropriate for its unique community context. Our goal is to create 
numerous opportunities for authentic public input and to keep the public informed on 
our process. To date, we have held three community workshops and conducted other 
extensive community engagement described below. 

 
 
Workshop #1 
 
Workshop #1 took place virtually on June 30, 2021 and included a total of 48 non-project 
team participants representing nearby neighborhoods, the IDD community, and City of 
Palo Alto agencies. The goal of the first workshop was for the project team to learn from 
participants about their communities and general aesthetic preferences and gather 
participants' questions and concerns related to the project. Project team members used 
a combination of presentation slides, real-time Zoom polls, and the Miro virtual 
whiteboard tool to share project information and record written and verbal feedback from 
participants.  
 
 
 
 

Overview of community engagement process for Mitchell Park Project. 
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Workshop #2 
 
Workshop #2 took place virtually on July 28, 2021 and included a total of 20 non-project 
team participants representing nearby neighborhoods, the IDD community, and City of 
Palo Alto agencies. The goal of the second workshop was for participants and project team 
members to co-create design solutions based off of design topics generated in the first 
workshop while considering the interaction between design solutions and their effects on 
the many stakeholders touched by the project. Project team members used a 
combination of presentation slides and the Miro virtual whiteboard tool to share project 
information and record written and verbal feedback from participants. 
 
Workshop #3 
 
Workshop #3 took place virtually on August 30, 2021 and included a total of 37 non-project 
team participants representing nearby neighborhoods, the IDD community, and City of 
Palo Alto agencies. The goal of this third and final workshop was for the project team to 
introduce participants to a design concept that incorporates design topics and 
preferences generated during the prior two workshops and gather initial feedback from 
the community on the design concept. Community members also have the opportunity 
to provide additional written feedback following the workshop.  
 

Other Community Engagement 
 
In addition to the three community workshops described above, the project team has 
conducted other community engagement activities as described below. 
 

1. The project team has conducted a series of one-on-one interviews with key 
members of the surrounding neighborhood, the IDD community, and the City of 
Palo Alto. The goal of these interviews has been to gather input from neighbors and 
community members about the strengths of their community as well as any 
thoughts they may have about the project and its site. Interview questions focused 
on four key areas: (1) connection to the community; (2) knowledge and impressions 
of the project; (3) insights or suggestions for the community engagement plan; and 
(4) identification of additional resources or community members our team should 
connect with. 
 

2. The project team presented at a regularly scheduled meeting of the Greenmeadow 
Community Association Board. A total of approximately 20-25 people attended the 
project team’s presentation and participated in a Q&A session on July 14, 2021. 
Project team members fielded questions about the project’s schedule, goals, and 
design. 
 

3. On October 5, 2021, the project team presented at a regularly scheduled meeting 
of the Pedestrian and Bicycle Advisory Committee (PABAC), a citizen advisory 
committee that reports to the City of Palo Alto’s Chief Transportation Official. 

3.b

Packet Pg. 35



Section 1. Introduction Application | Mitchell Park Place 
November 2021 

     7 

Project team members fielded questions and gathered feedback about the 
proposed site plan, with a particular focus on pedestrian and bicycle facilities and 
access. 
 

4. The project team is also planning to conduct a focus group on unit interiors and 
building amenities with members of the IDD community. 

 
As the project progresses, we will continue our community engagement process to share 
more information, answer more specific questions as they arise, and inform the public 
about what is occurring on the site as the project continues to move forward.
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2. About Eden Housing 

A. Eden Housing Mission and History  
Eden Housing creates and sustains high-quality 
affordable housing communities that advance 
equity and opportunity for all. 
 
Eden Housing is one of the oldest and most 
experienced affordable housing nonprofit 
organizations in the state of California. Since our 
inception in 1968, Eden has developed, acquired, 
or rehabilitated more than 10,600 affordable 
units and currently provides homes to more 
than 22,000 lower-income residents. As a 
mission-driven nonprofit, we serve low- and 
moderate-income families, seniors, and people 
living with disabilities. Incomes of our residents 
typically range from 20% to 60% of the area 
median income. 
 
In Palo Alto, Eden Housing is pleased to own and 
operate 801 Alma in downtown Palo Alto, an 
affordable housing development providing 50 
affordable homes for families.  
 
Eden Housing is consistently named as one of 
the Top 50 affordable housing companies in the 
nation by Affordable Housing Finance Magazine, 
the leading national publication that ranks and 
reviews affordable housing. 
  

Eden Housing’s Activist Roots 

 
 
Eden Housing was founded in May of 
1968 by six community activists who 
were greatly concerned about the lack of 
non-discriminatory, affordable housing in 
Alameda County. These pioneers, 
working out of makeshift "headquarters" 
such as local coffee shops, were initiated 
into affordable housing development by 
rehabilitating six older homes in Oakland 
for first time homebuyer families. Their 
next project was a new construction 150-
unit development for seniors, Josephine 
Lum Lodge in Hayward.  
 
It is a development we still own today 
and renovated in 2010, including 
rehabilitation of the units, updates to the 
common spaces, and the addition of a 
new commercial kitchen. 
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B. Eden Housing Management and Resident Services 
Eden’s work goes beyond building high-quality buildings, as we strive to create strong 
and safe communities for the residents who live in our housing and a permanently 
affordable, high-quality asset for the cities we partner with. Eden achieves these long-
term goals through its property management and resident services programs.  
 
Eden Housing Management, Inc. (EHMI) is a nonprofit Eden affiliate that has provided 
professional, quality management for Eden’s properties since its establishment in 1984. 
EHMI currently manages 10,268 units of rental housing in 154 properties. EHMI is 
recognized as a leader in affordable housing management and maintains a vacancy rate 
of 1 percent. 
 
Eden Housing Resident Services, Inc. (EHRSI) is a nonprofit Eden affiliate formed in 1995 
and provides services at all of Eden’s properties. Through EHRSI, Eden links well-built and 
carefully managed housing with resources that support residents in their daily lives. 
EHRSI’s Resident Services staff work with residents one-on-one and in group settings and 
coordinates educational, financial literacy, wellness, and community-building activities. 
 
Together, the integrated company brings a combined package of experience and 
expertise which covers the spectrum of activities involved in developing, owning, 
managing, and servicing a high-quality housing development. This combined effort 
assures that the quality design and construction of the project is preserved through the 
careful long-term maintenance of the property and ongoing care and service to residents. 

  

3.b

Packet Pg. 38



Section 2. About Eden Housing Application | Mitchell Park Place 
November 2021 

     10 

C. Eden Housing in Palo Alto 

801 Alma 
801 Alma Street, Palo Alto | Affordable Family Housing 

 
 
Developed in partnership with Community Work Group, Inc., 
801 Alma is a transit-oriented affordable housing development 
for families in downtown Palo Alto. The City of Palo Alto is a 
critical partner in the project, donating one of the parcels as 
well as providing an affordable housing loan as gap financing. 
 
This development includes 50 units in a mix of one-, two-, and 
three-bedroom units. The development is three blocks from 
the Palo Alto Caltrain Station and the city’s central University 
Avenue commercial district, providing residents easy access to 
a number of neighborhood amenities including commercial 
stores (grocery store, pharmacy, hardware store), services 
(financial, restaurants, cleaners), and a major medical clinic.  
 
Residents are provided with free on-site supportive services 
including one-on-one support and access to group programs 
and trainings including afterschool programs, computer 
classes, financial literacy, art classes, parenting classes, and 
wellness and nutrition programs.

 
YEAR COMPLETED: 
2013 

TOTAL DEVELOPMENT COST: 
$27.9 million 

UNITS: 
50 

TARGETED INCOMES: 
30-50% of AMI 
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3. Project Details 

A. Site 
The project site, 525 East Charleston Road, is owned by the County of Santa Clara and will 
be ground leased to Eden Housing. The site currently includes a building that serves as 
office space for the nonprofit service provider, AbilityPath. The site is located 0.1 mile from 
Mitchell Park and less than a half mile from the Mitchell Park Community Center and 
Library. Across the street is the Charleston Shopping Center, which includes a grocery 
store, cafes, and retail.  
 
The Greenmeadow neighborhood is across Charleston Road from the site. Greenmeadow 
is a residential development of homes built by Joseph Eichler.  
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The project design seeks to encourage more walking, bicycling, and public transit as the 
primary means of travel. To this end, the project will include secure bike parking in the 
building to encourage bicycling. In addition, the VTA Route 21 bus line is within 0.1 mile 
and operates every 30-60 minutes (over 20 times a day). 

B. Design 
In designing this building, Eden Housing’s main goal was to ensure that the design is 
contextual to this location in Palo Alto and the building is a high-quality asset for the City 
for many years and decades to come. One of Eden Housing’s top requirements for the 
building’s design is that it look indistinguishable from – or better than – market-rate 
apartments. We chose to work with OJK, an award-winning architectural and planning 
firm whose mission is to create vibrant, healthy, and equitable housing at all scales. 
 
Mitchell Park Place is proposed to be a four-story building with a three-story frontage 
along Charleston Road. The ground floor will include a 2,750-square-foot office space to 
be leased to AbilityPath. The building will include 50 apartments, which will consist of a 
mix of studio, one-bedroom, and two-bedroom units. The building is shaped in an “L” 
configuration. Project amenities include a central courtyard space with seating areas and 
drought-tolerant planting as well as interior amenities such as a community room, 
computer learning center, on-site property management office, resident services 
coordinator office, and laundry room. Twenty spaces of surface parking are included on 
the ground level in a “shared parking” arrangement primarily for the office space’s use 
during peak daytime hours and for residential use during off-peak hours. 
 
Mitchell Park Place takes design cues directly from the surrounding neighborhood. The L-
shaped building shields a protected courtyard from Charleston Road and from the surface 
parking spaces. The courtyard is oriented toward the multi-use path that connects 
pedestrian and bike traffic to nearby Mitchell Park and its amenities, including the library 
and community center, Ada’s Café, AbilityPath’s Middlefield site, and Magical Bridge 
playground. The building aesthetics reflect the Eichler neighborhoods that surround the 
project, featuring clean, orthogonal and angular lines. The Eichler Design Guidelines 
inspired several aesthetic choices in the design: low sloping roofs with dark bronze fascias 
and exposed beams, celerestory windows, vertical board and batten siding in dusty blue, 
vertical plank siding with the appearance of tongue and groove wood paneling, stacked 
bond tile with the appearance of CMU on the stair towers, all on a background of cocoa, 
charcoal, and dusty blue painted cement plaster.  
 
We note that the plans and designs submitted with this application include various 
revisions made based on input we received through the community engagement 
process. Contributions and suggestions from the community and neighbors are 
incorporated into several aspects of the building design. Along the Charleston façade, the 
building height is lowered to 3 stories, and angled walls have been introduced to orient 
views out of those apartments away from single-family homes across the street. Large 
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trees planted in the 24-foot setback further screen views out of 2nd and 3rd floor units. The 
parking lot has a single ingress and egress point to minimize vehicular traffic crossing the 
bike path. A fence along the property line enhances resident safety and clearly delineates 
the multi-use path. A secure gate provides access from the multi-use path to an indoor 
bike room so residents may use the safer bike crossing at Nelson Road to access the site, 
maintaining a safe separation from vehicle traffic.  
 
The overall landscape design concept aims to accomplish the following: provide 
interesting and comfortable active- and passive-use outdoor spaces for the building 
residents; integrate stormwater management strategies as functioning and valuable 
components of the gardens; stylistically complement the proposed apartment building; 
and blend with the surrounding landscape typology as a visual amenity to the 
neighborhood. 
 
Drawing on neighbors’ input at community meetings, the perimeter of the site will be 
planted with semi-evergreen trees to buffer the residential units from the busy Charleston 
Road, screen on-site parking, and provide physical and visual separation from the adjacent 
multi-use path. Addressing concerns of safety and security, pedestrian and vehicular 
traffic will be separated, and entry points to the communal outdoor space will be gated. 
The protected gardens will offer ample seating area as an outdoor extension of the 
community room, accommodate raised vegetable beds for gardening by residents, and 
include a meditative sensory garden with a labyrinth. Plant species will be primarily 
California natives, as well as combination of low-water use adapted plants that provide 
year-round interest. Site lighting is comprised of Midcentury-inspired fixtures mounted 
on the building façade, bollards and step lights in low planter walls at egress paths, pole 
fixtures at surface parking, soffit-mounted fixtures at tuck-under parking, downlights 
mounted under the fan-shaped trellis at the courtyard, and linear accent lighting under 
the fronts of benches.  
 
In addition to incorporating feedback from the community, we are designing the project 
to be responsive to the City of Palo Alto’s draft Objective Design Standards and the final 
Palo Alto Eichler Neighborhood Design Guidelines. 

C. Environmental Sustainability and Green Building 
Environmental sustainability is a core design concept of Mitchell Park Place. Green 
design is not only important for environmental stewardship but is also vital in keeping 
utility costs and operating costs low throughout the life of the building. 
 
The development will be built to LEED or Green Point Rated standards, and the 
architecture, landscaping, construction techniques, and materials are designed and 
chosen with sustainability in mind. A sampling of features include: solar panels on the 
roof, low-flow water fixtures, Energy Star appliances, and durable high-quality materials 
that require less frequent replacement. The community gardens in the courtyard also 
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present residents with the opportunity to grow their own fruits and vegetables, and the 
landscaping is drought-tolerant with a high-efficiency irrigation system. 
 
As an infill development, Mitchell Park Place inherently satisfies other core tenets of 
environmental sustainability. The site is located within walking/biking distance of public 
transit, services, and community amenities, which reduce car usage and greenhouse gas 
emissions. Providing dedicated and secure bike parking also encourages all residents, 
visitors, and office workers at the site to bike instead of drive. 

D. Residential - Affordability 
Mitchell Park Place will provide 50 rental apartments comprised of a mix of studios, one-
bedroom apartments, and two-bedroom apartments. As required by PAMC 16.65, an 
Affordable Housing Plan is also included under separate cover. 
 
Type Size How many 
Studio apartment 
(including Junior 1-
bedroom apartments) 

400-440 s.f. 39 

1-bedroom apartment 550 s.f. 6 

2-bedroom apartment 880-920 s.f. 5 (including 1 
manager’s unit) 

TOTAL  50 
 
The apartments will be leased to lower-income households earning at or below 80% of the 
area median income (AMI). It is our intention and plan to provide the affordable units at 
lower income levels in practice (likely between 30% and 60% AM, as determined by 
California Tax Credit Allocation Committee (CTCAC)), but as noted in the Affordable 
Housing Plan we request to use the maximum allowable income and rent limits in the 
Density Bonus and Supportive Housing Act Agreements in order to maintain flexibility. 
We may need to adjust affordability levels in order to ensure competitiveness in future 
funding applications and restricting to the maximum allowable income and rent levels 
will allow for this flexibility.  
 
The tables below show the current income limits of eligible households, based on 
household size, as determined by the California Tax Credit Allocation Committee (CTCAC). 
The 80% of AMI incomes according to California Housing and Community Development 
(CA HCD) are included for reference, as these figures are what the City of Palo Alto uses to 
define “low income.” 
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2021 CTCAC Income Limits 

 1-person 
household 

2-person 
household 

3-person 
household 

30% of AMI  $34,800   $39,780   $44,760  
40% of AMI  $46,400         $53,040       $59,680        
50% of AMI  $58,000   $66,300   $74,600  
60% of AMI  $69,600   $79,560   $89,520  

80% of AMI – HCD 
(for reference only) 

$82,450 $94,200 $106,000 

 
The project’s monthly rents are determined by the California Tax Credit Allocation 
Committee (CTCAC) to ensure that the rents are affordable to the lower-income residents 
earning 30% to 60% of AMI. The following table shows the maximum gross rents (before 
utilities) that the project expects to charge households. We note that if the project were 
to receive project-based rental assistance, the rents paid by residents would be even 
lower, as they would only need to pay 30% of their income.  
 
Type Monthly Rent 
Studio apartment $870-1,740 
1-bedroom apartment $932-1,864 

2-bedroom apartment $1,119-2,238 

 

E. Population and Leasing Preferences 
Mitchell Park Place will provide a leasing preference for 50% of the units to individuals with 
an intellectual or developmental disability. We are targeting 50% of the units with an IDD 
leasing preference based on consultations we’ve had with the IDD community and 
advocates. 50% strikes a balance between setting aside a large number of units and 
ensuring that the IDD individuals are living within an integrated community of people 
with all abilities. This will help the City and County meet their obligations to affirmatively 
further fair housing by increasing housing opportunities both for individuals with 
disabilities and also for other individuals in lower income households.
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4. Zoning and Development Standards 

A. Comprehensive Plan and Zoning Code 
The Comprehensive Plan designates the site as “Major Institution/Special Facilities,” and 
the zoning designation is PF (Public Facilities). Among other uses, the Major 
Institution/Special Facilities designation allows institutional, governmental and 
community service uses and lands that are either publicly owned or operated as nonprofit 
organizations. Likewise, the PF zone permits “Public/Quasi-Public Facility Uses” as a use 
by right, which applies to all facilities that are owned or leased by public entities and any 
facilities owned by a public entity and leased to another party. In addition, offices are 
permitted with a CUP in the PF zone. 
 
The approximately 0.78-acre lot is currently developed with quasi-public offices from 
which AbilityPath provides services to children and adults with intellectual and 
developmental disabilities. As detailed above, the project envisions redeveloping the 
County-owned land to create new offices for AbilityPath. In addition, the supportive 
services office would be complemented by 50 units of affordable rental housing that 
would include 25 dedicated units and supportive services in connection with AbilityPath 
to benefit the target population of “special needs housing” as defined by the Health and 
Safety Code section 51312.  
 
The project site would remain owned by the County. The County would control the leasing 
of the office component of the project to the nonprofit service provider, AbilityPath. It 
would also ground lease the project site to Eden Housing, a nonprofit organization that  
would use tax credit financing and public funds to develop special needs housing that 
would offer residential options to lessen the burdens of government by providing services 
and affordable housing for the target population, including those with special housing 
needs due to intellectual and developmental disabilities. 
 
Because the property would be owned by the County, a public agency, and leased to 
nonprofit organizations to provide community services and needed affordable special 
needs housing, it is consistent with the governmental and community service uses and 
lands that are either publicly owned or operated as nonprofit organizations uses allowed 
under the Comprehensive Plan and the PF zoning. Moreover, the residential component 
of the project can be viewed as an ancillary use to the existing quasi-public offices that 
would be redeveloped as part of the project and therefore the project is an allowable use 
under the office designation. Both the office use and quasi-public use designations 
demonstrate the project’s conformance with the PF zoning designation.  
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Eligibility for Streamlining 
Because the project would be consistent with the Comprehensive Plan and the Zoning 
Code land use designations, it would be a use permitted by right under the Municipal 
Code. It qualifies for streamlined, ministerial review and approval under either AB 2162 or 
SB 35. The project team has decided to pursue entitlements approval under AB 2162. 
 
AB 2162 is also known as the Supportive Housing Act, and it makes certain residential 
development projects a use by right in all zones where multifamily housing and mixed 
uses are permitted, including nonresidential zones permitting multifamily uses. The PF 
zone is primarily a nonresidential zone, but it permits mixed uses, and as noted above, the 
multifamily component of the project is consistent with the Comprehensive Plan and the 
Zoning designation. And although the project has an office component and integrated 
social services that make it consistent with the PF zoning designation, the project also 
meets the definition of a “residential development project” under the Housing 
Accountability Act, because at least two-thirds of the project’s square footage would be 
devoted to residential uses. 
 
Mitchell Park Place satisfies the requirements of AB 2162, as detailed here: 

 100% percent of the units, excluding the manager’s unit, are affordable to lower 
income households, will be receiving public funding to ensure affordability, and will 
be subject to recorded affordability restrictions for at least 55 years. 

 At least 25% of the units are restricted to residents in supportive housing that meet 
the definition of “target population” as defined in Section 50675.14 of the Health 
and Safety Code (which includes persons with disabilities). Here, 50% of the units 
(25 units) will be restricted to residents with intellectual and developmental 
disabilities. 

 More than three percent of the nonresidential floor area of the project is dedicated 
for onsite supportive services, and supportive services will be available to meet the 
needs of the target population.  

 A Supportive Services Plan is attached under separate cover. 
 No residential units currently exist on the site, so replacement of dwelling units is 

not required. 
 The project does not contain more than 50 units. 
 Each unit contains a bathroom and kitchen. 
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B. Modifications under State Density Bonus Law 
Further analysis on the development standards and the project’s proposed attributes 
follows.  
 

 Zoning code State Density 
Bonus 

This project 

Density No base density  Up to 80% increase 
permitted 

64 units/acre 

Height 50’ or 35’ if within 150’ 
of a residential zone 

Incentive/concession 
to exceed 35’ limit 

The two flat rooflines’ 
height are 34’ and 44’. The 
two sloped rooflines’ height 
(at midpoint) are 39’ and 
49’. 

Building 
setbacks 

Front: 24’ 
Side – West: 10’ 
Side – East: 10’ 
Rear: 0’ 

-- Front: 24’ 
Side – West: 10’ 
Side – East: 10’ 
Rear: 0’ 

Lot coverage 30% maximum Incentive/concession 
to increase lot 
coverage 

39% 

Floor Area 
Ratio (FAR) 

1.0 maximum Incentive/concession 
to increase FAR  

1.33 

Parking ratio Nonprofit Office Use: 
11 spaces (2,750 sf 
office / 250 sf/stall) 
Residential use: 0 
spaces (see 
explanation in 
“Density Bonus Law 
and AB 1763” section 
below) 

Exempt from all 
parking standards 
under Gov. Code 
Sec. 65915(p)(4) 

20 spaces 

 
Since the residences will be 100% affordable for lower income households, the project 
qualifies for an 80% density bonus (although in this case, the underlying zoning does not 
have a density limit, so there is not a density bonus to apply), four incentives or 
concessions, and unlimited waivers under the State Density Bonus Law.  
 
The project seeks three concessions, with the remaining incentive or concession unused 
at this time. Together, these three concessions result in actual, identifiable cost reductions 
by allowing for a more efficient building type that results in a net reduction the cost per 
square foot of construction: 

1. Concession #1 – Lot Coverage: A concession is requested for the City of Palo Alto’s 
development standard of 30% maximum lot coverage. As stated in Section 
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18.15.050 of the Palo Alto Municipal Code, an applicant may request “Up to fifty 
percent (50%) increase over the maximum site coverage requirement or up to the 
square footage of the restricted affordable units, whichever is less.” Our proposed 
lot coverage is 39%, a 30% increase over the maximum site coverage requirement. 

2. Concession #2 – Building height:  The proposed building has 4 main rooflines at 
different parts of the building at the following heights. The two flat rooflines’ height 
are 34’ and 44’. The two sloped rooflines’ height (at midpoint) are 39’ and 49’. The 
existing zoning code allows 35’ within 150’ of a residential zone and 50’ everywhere 
else. The project site is within approximately 100’ to 200’ of the residential zone 
across E. Charleston Rd. and nearby the Unitarian Universalist Church of Palo Alto 
which is zoned as residential.  

3. Concession #3 - Floor area ratio – the proposed building has an FAR of 1.33; 1.0 is 
allowed under the existing zoning code. 

4. Concession #4 – Unused. 
 
Under the Density Bonus Law, the project also qualifies for unlimited waivers of 
development standards that would physically preclude the construction of the 
development. At this time, the project does not seek any waivers. 
 
In addition, the project qualifies for an exemption from parking requirements under the 
Density Bonus Law as it includes special needs housing and is located near frequent bus 
service. More specifically, the project qualifies for relief from all parking standards because 
approximately half of the units will have a set-aside or leasing preference for individuals 
with special needs. Also, the project is located within a half mile of unobstructed access to 
fixed route bus service operating at least eight times per day (VTA Route 21). As such, the 
project is not required to provide any minimum amount of parking. The conceptual 
design currently includes 20 spaces of surface parking in a “shared parking” arrangement 
primarily for the office space’s use during peak daytime hours and for residential use 
during off-peak hours. 
 
The zoning and density bonus law aside, Eden Housing also believes this is an appropriate 
number of parking spaces for this site. The leasing will be restricted to the lower-income 
residents and individuals with developmental and intellectual disabilities, who tend to 
have lower rates of car ownership. Additionally, given the project’s location near bus lines 
and within walking distance to grocery stores, restaurants, retail stores, banks, and the 
library, we are encouraging walking, bicycling, and public transit as the primary means of 
travel. We also note that the availability of Uber, Lyft, Zipcar, and other car- and ride-
sharing services are leading more households to live car-free.  
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5. Community Benefits of the Project 
In this amenity-rich location, Mitchell Park Project is a high-quality development that will 
expand upon the existing nonprofit office use of the site by adding 50 units of much-
needed affordable housing. Community benefits of this project include: 
 

 Mitchell Park Project provides 50 units of affordable housing - a vital component of 
equitable and sustainable growth - and contributes to the diversity of housing 
available in the City. 

 AbilityPath will continue to provide invaluable services to individuals with 
intellectual and developmental disabilities on the site.  

 Approximately 50% of the units will house individuals with intellectual and 
developmental disabilities, ensuring that individuals of all abilities have the 
opportunity to call Palo Alto home. 

 The development will be a green building with several sustainable energy and 
water features.  

 The project’s contextual and community-driven design improves the pedestrian 
environment and experience at this location. 

 The 50 units contribute toward meeting the City’s Regional Housing Needs 
Allocation in the very-low income and low-income categories. 

 Resident services programming connects residents to community resources. 
 High-quality property management by a local nonprofit ensures that the building 

remains a prominent asset for the City for years to come. 
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6. Environmental Information 
As a qualifying supportive housing development, Mitchell Park Place is exempt from 
review under the California Environmental Quality Act (CEQA). Accordingly, the City’s 
“Environment Assessment Worksheet” is not required for the City to review or process the 
project application. Despite not being required, this section includes additional 
information regarding expected environmental characteristics of the project, to the 
extent currently known, as requested by the City of Palo Alto Planning Department in lieu 
of the Environmental Assessment Worksheet.  
 

A. Address of Project: 525 E Charleston Road 
B. Assessor’s Parcel Number: 132-06-039 
C. Application Number: TBD 
D. Applicant:  

a. Kate Blessing-Kawamura 
Eden Housing 
22645 Grand Street, Hayward, CA 94541 
510-329-5102 
Kate.Blessing-Kawamura@edenhousing.org  

E. Land Owner:  
a. County of Santa Clara 

2310 N. First Street, Suite 201, San Jose, CA 95131 
408-278-6400 
Consuelo.hernandez@hhs.scc.gov.org  

F. Current Zoning: PF  
Comprehensive Plan Designation: MISP 

G. Application for: Site and Design  
H. Existing Site: County-owned land currently occupied by AbilityPath tenant  
I. Size of site: 34,119 sf 
J. Site ownership: Site is owned by County of Santa Clara and will be ground leased 

by applicant.  
K. Existing use of property: Nonprofit office space 
L. Number of existing structures: 1 office building 
M. Size of existing structures: Approximately 4,400 sf 
N. Will any structure by demolished for this project: Yes (County of Santa Clara 

will perform demolition) 
O. Total square footage to be demolished: Approximately 4,400 sf 
P. Project description: Mitchell Park Place is proposed to be a four-story building 

with a three-story frontage along Charleston Road. The ground floor will include 
a 2,750-square-foot office space to be leased to AbilityPath. The building will 
include 50 apartments, which will consist of a mix of studio, one-bedroom, and 
two-bedroom units. The building is shaped in an “L” configuration. Project 
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amenities include a central courtyard space with seating areas and drought-
tolerant planting as well as interior amenities such as a community room, 
computer learning center, on-site property management office, resident 
services coordinator office, and laundry room. Twenty spaces of surface parking 
are included on the ground level.   

Q. Future tenant if known: AbilityPath in nonprofit office and Eden Housing 
residents and support staff in residential areas.  

R. Number of structures proposed: 1   
a. Size (in square feet): 

i. Per Palo Alto Municipal Code:  45,360 sf 
ii. Per California Building Code:  46,821 sf 

S. Number of floors and building height: 4 floors, 49’ FAR: 1.33 
T. Percentage of site to be covered (including bricks and pavers): 44% 
U. If the proposed project is residential:  

a. Total number of units: 50 Number of units per acre: 62 
b. Expected sales price or monthly rent per dwelling unit: Development is 

100% affordable housing. See low/moderate section below.  
c. List kinds and size of community buildings: Amenities inside building 

square footage such as computer learning center, community room, 
laundry facilities, and an outdoor courtyard with planters for growing fruits 
and vegetables. 

d. Area of private open space: n/a  
e. Area of common open space: Approx. 8660 sf 
f. Provision of low/moderate income units: 

i. Number of units provided for:  Sale: 0  Rent: 50 
ii. Sale and/or rental price: Please see enclosed Project Description 

for estimated rent levels.  
V. Number of proposed parking spaces: 20  

a. Percentage compact spaces: 0% 
b. Number of bicycle parking spaces: 50 long term, 7 short term 

W. Are there any toxic wastes to be discharged? No 
X. Has the facility in the past or will the operation of the proposed facility 

involve the storage or use of Hazardous Materials? No 
Y. Expected amount of water usage:  

a. Domestic: TBD gal/day Peak use: 130 gal/min, TBD gal/day 
b. Commercial: TBD gal/day  Peak use: 30 gal/min, TBD gal/day 

Z. Daily sewer discharge (over 30 fixtures only) Peak: 250 gal/min, TBD gal/day 
AA. Expected energy use (annual):  

a. Gas: n/a  Electric: 427,000 kWh Peak electric demand: 226 kW 
b. Uses and Equipment sizes:  

i. Space heating:  
1. Gas: n/a BTUH: n/a Solar: n/a 
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2. Electric: 60,000kWh kW: 27  
Heat pump: qty 5  Tons: 126 

3. Other: n/a 
ii. Air conditioning:  

1. Number of units: qty 5 (same units as above)  
2. Total tonnage: 126 (same units as above) 

iii. Water Heating:  
1. Gas: n/a BTUH: 92,000 Solar: 0 
2. Electric: 64,000 kWh kW: 142  

Heat pump: qty 6  Tons: n/a 
3. Other: n/a 
4. Type:  

a. Central system? Yes 
b. Recirculating loop? Yes 

iv. Other: 
1. Indoor lighting: 19 KW Outdoor lighting: 4 KW 
2. Cooking: 84 KW  Refrigeration: TBD Tons or ft 
3. Motors: HP _____ x-ray _____ Computer 4 kW 

BB. Site drainage provisions: drainage provisions: The project will implement C.3 
stormwater treatment measures to manage site drainage. Post construction 
peak flows are expected to be equal to or less than the pre-project condition 
due to site characteristics. 

CC. Amount of proposed grading (cubic yards):  Cut: 500 Fill: 250 
DD. Percent and direction of ground slope at site: The proposed site will generally 

slope form east to west towards East Charleston, at average grade of 0.5% 
EE. Is this site within a special flood hazard area? No 
FF. Detailed description of conditions and uses of adjacent properties:  

a. Refer to Neighborhood Context sheet in project plans.  
b. To east and north of site: Challenger School (Zone PF, Land use MISP) 
c. To west: Multi-use bike path (Zone PF, Land use MISP) and Unitarian 

Universalist Church of Palo Alto (Zone R-1, Land use SFR)  
d. To south: Charleston Road  
e. Across Charleston Road: Greenmeadow neighborhood (Zone R-1, Land use 

SFR) and Charleston Shopping Center (Zone CN, Land use Neighborhood 
Commercial)  
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PALO ALTO FIRE DEPARTMENT
FIRE PREVENTION BUREAU

HAZARDOUS MATERIALS DISCLOSURE CHECKLIST

Business or Facility Name Street Address, Suite or Bldg. #

Hazardous Materials include but are not limited to: fuels, virgin or waste oil, chlorine, cosmetics, 
pharmaceuticals, waste perfume, solvents, paints, and liquefied petroleum gases (LPG). If the classification of
Hazardous Materials is known, circle below:

1. Explosives 7. Highly Toxic/Toxic
2. Compressed Gases 8. Radioactives
3. Flammable & Combustible Liquids 9. Corrosives
4. Flammable Solids 10. Cryogenics
5. Oxidizers/Organic Peroxides 11. Water Reactives
6. Pyrophorics 12. Other Health Hazards

YES NO

Does the operation of this facility involve Hazardous Materials?

Does this facility currently have a Hazardous Materials Storage permit?

WILL THIS PROJECT:     

1. Involve closures of present Hazardous Materials Storage Facilities?

2. Involve the storage or use of Hazardous Materials?

3. Generate Hazardous Materials waste?

4. Involve the disposal of transformers with oils or pressure treated wood?

5. Involve energy storage systems (ESS), uninterruptible power supply (UPS),
backup batteries, generators, inverters, IT rooms, or beverage dispensing systems?

6. Involve EPA listed Extremely Hazardous Substances?

7. Require the installation or removal of aboveground or underground storage tanks
or sumps?

8. Involve HazMat related improvements (ex: fume hoods, storage cabinets)?

If YES, provide brief explanation in note section below and either complete attached HazMat Inventory, or submit 
electronically through CERS (https://cersbusiness.calepa.ca.gov/Account/SignIn?ReturnUrl=%2f).

I hereby certify under penalty of perjury that the information presented is true and correct to the best of my 
knowledge and belief. Intentional exclusion of any relevant information may be punishable under provisions set forth 
in Palo Alto Municipal Code, Title 17, Chapter 17.48. If you have any questions, please call the Palo Alto Fire 
Prevention Bureau at (650) 329-2184 or email fire@cityofpaloalto.org for further assistance.

_________________________________________ ___________________     _______________________
Signature Date Phone Number

_________________________________________ ________________________________________________
Print Name/Title Firm Name

For more info visit https://www.cityofpaloalto.org/Departments/Planning-Development-Services/Development-Services/Fire-Prevention-Bureau

Notes:

11/18/2021

Mitchell Park Place 525 E Charleston Road, Palo Alto, CA 94306

X

X

X

X

X

X

X

X

X

X

Andrea Osgood / Senior Vice President Eden Housing

510-247-8103
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UN-012A - 1/1 www.unidocs.org Rev. 07/24/06 

Hazardous Materials Inventory  Non-Waste Continuation Page  Page of

This continuation page is provided for use with the Unidocs Hazardous Materials Registration Form or Hazardous Materials Business
Plan (HMBP) in jurisdictions where local ordinance or code requires disclosure of hazardous materials handled in quantities below State 
HMBP reporting thresholds. Do not list hazardous wastes or HMBP-reportable materials on this form. 

Site Address: City:

Non-Waste Inventory Information (Continued) 
Hazard 
Class

Chemical/Common Name Max. Qty. 
(at any one time)

Container Size 
(single largest container)

Location(s)
(Same as on Site 

Plan/Storage Map)

            
 gal. 
 lbs. 
 cu. ft. 

 gal. 
 lbs. 
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 gal. 
 lbs. 
 cu. ft.

            
 gal. 
 lbs. 
 cu. ft. 

 gal. 
 lbs. 
 cu. ft.

            
 gal. 
 lbs. 
 cu. ft. 

 gal. 
 lbs. 
 cu. ft.

            
 gal. 
 lbs. 
 cu. ft. 

 gal. 
 lbs. 
 cu. ft.

            
 gal. 
 lbs. 
 cu. ft. 

 gal. 
 lbs. 
 cu. ft.

            
 gal. 
 lbs. 
 cu. ft. 

 gal. 
 lbs. 
 cu. ft.
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Hazardous Materials Inventory  Waste Continuation Page  Page of

This continuation page is provided for use with the Unidocs Hazardous Materials Registration Form or Hazardous Materials Business
Plan (HMBP) in jurisdictions where local ordinance or code requires disclosure of hazardous materials handled in quantities below State 
HMBP reporting thresholds. Do not list non-waste materials or HMBP-reportable wastes on this form. 

Site Address: City:

Hazardous Waste Inventory Information (Continued)
Hazard 
Class

Name of 
Hazardous Waste 

Treatment/Disposal Method(s) 
(Definitions provided on bottom of page)

Max. Qty. 
(at any one time)

Annual Qty. 
Generated

Location(s)
(Same as on Site 

Plan/Storage Map)

           
Recycled on-site 
Treated on-site 
Shipped off-site for recycling/treatment/disposal

 gal. 
 lbs. 
 cu. ft.

 gal. 
 lbs. 
 cu. ft.

           
Recycled on-site 
Treated on-site 
Shipped off-site for recycling/treatment/disposal

 gal. 
 lbs. 
 cu. ft.

 gal. 
 lbs. 
 cu. ft.

           
Recycled on-site 
Treated on-site 
Shipped off-site for recycling/treatment/disposal

 gal. 
 lbs. 
 cu. ft.

 gal. 
 lbs. 
 cu. ft.

           
Recycled on-site 
Treated on-site 
Shipped off-site for recycling/treatment/disposal

 gal. 
 lbs. 
 cu. ft.

 gal. 
 lbs. 
 cu. ft.

           
Recycled on-site 
Treated on-site 
Shipped off-site for recycling/treatment/disposal

 gal. 
 lbs. 
 cu. ft.

 gal. 
 lbs. 
 cu. ft.

           
Recycled on-site 
Treated on-site 
Shipped off-site for recycling/treatment/disposal

 gal. 
 lbs. 
 cu. ft.

 gal. 
 lbs. 
 cu. ft.

           
Recycled on-site 
Treated on-site 
Shipped off-site for recycling/treatment/disposal

 gal. 
 lbs. 
 cu. ft.

 gal. 
 lbs. 
 cu. ft.

           
Recycled on-site 
Treated on-site 
Shipped off-site for recycling/treatment/disposal

 gal. 
 lbs. 
 cu. ft.

 gal. 
 lbs. 
 cu. ft.

           
Recycled on-site 
Treated on-site 
Shipped off-site for recycling/treatment/disposal

 gal. 
 lbs. 
 cu. ft.

 gal. 
 lbs. 
 cu. ft.

           
Recycled on-site 
Treated on-site 
Shipped off-site for recycling/treatment/disposal

 gal. 
 lbs. 
 cu. ft.

 gal. 
 lbs. 
 cu. ft.

           
Recycled on-site 
Treated on-site 
Shipped off-site for recycling/treatment/disposal

 gal. 
 lbs. 
 cu. ft.

 gal. 
 lbs. 
 cu. ft.

           
Recycled on-site 
Treated on-site 
Shipped off-site for recycling/treatment/disposal

 gal. 
 lbs. 
 cu. ft.

 gal. 
 lbs. 
 cu. ft.

           
Recycled on-site 
Treated on-site 
Shipped off-site for recycling/treatment/disposal

 gal. 
 lbs. 
 cu. ft.

 gal. 
 lbs. 
 cu. ft.

           
Recycled on-site 
Treated on-site 
Shipped off-site for recycling/treatment/disposal

 gal. 
 lbs. 
 cu. ft.

 gal. 
 lbs. 
 cu. ft.

           
Recycled on-site 
Treated on-site 
Shipped off-site for recycling/treatment/disposal

 gal. 
 lbs. 
 cu. ft.

 gal. 
 lbs. 
 cu. ft.

           
Recycled on-site 
Treated on-site 
Shipped off-site for recycling/treatment/disposal

 gal. 
 lbs. 
 cu. ft.

 gal. 
 lbs. 
 cu. ft.

           
Recycled on-site 
Treated on-site 
Shipped off-site for recycling/treatment/disposal

 gal. 
 lbs. 
 cu. ft.

 gal. 
 lbs. 
 cu. ft.
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BB.1 Dusty blue vertical siding. 
Morin Matrix series panels

CP.1 Dusty blue 
cement plaster

CP.ALL “Sand” Cement Plaster finish
(painted as indicated in CP.1-3)

Inspiration / precedent Image Materials Key

CP.2 Charcoal 
cement plaster 

CP.3 Cocoa 
cement plaster 

WP.1 Vertical tongue and groove 
wood-appearing siding, wood soffits

SV.1 Drystack ledgestone veneer at entry

T.1 “Stackbond” arrangement of 1’x2’ Morin 
Integrity series panels (XC-12); with profile 
for wider vertical shadow lines (XD-12) 

AB.1 Anodized bronze fascia at roof, 
beams, door and window trim 

CP1

CP3

CP2

WP1

SV1

AB1

T.1

BB1
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Released June 2021

PLANNING & COMMUNITY ENVIRONMENT
250 Hamilton Avenue, 5th Floor

Palo Alto, CA 94301
650 329 2441

www.cityofpaloalto.org

HOUSING PROJECTS Information Checklist for Development
Project Address: ____________________________________________________________________________

For any project increasing or removing multi family housing units, this form shall be completed and included in
the submittal application package for Planning review. The housing development information required here is
supplemental to the submittal checklist requirements for other planning entitlements (e.g. Architectural
Review and Site and Design).

1. Summary of Changes to Housing Units
Existing Units
Units to be Removed
New Units to be Added
Total Proposed Unit in Project
Rental Units
Ownership Units

2. Is the project located on a Housing Inventory Site (HIS)? Yes No

If yes, include in the project description letter (1) the projected unit yield as determined in the Housing
Element (look for “HIS” in the Comments section on site’s Parcel Report for details; if “HIS” is not on
the report, the parcel is not a HIS); (2) the project’s compliance with this unit yield; and (3), if the
project does not include enough units to meet the Housing Element projections, provide a detailed
explanation of why a reduced number of units is proposed.

3. Indicate proposed project type, check all that apply:
100% Residential

With ownership units, number of units: _____________
With rental units, number of units: _____________

Mixed Use
With ownership units, number of units: _____________
With rental units, number of units: _____________

Condo Conversion, number of units: _____________
Residential Development is 100% Affordable, number of units: _____________

4. Based on the Below Market Rate (BMR) requirements in PAMC 16.65, how many BMR units are
required for this project? ________ [Generally, when the BMR requirement results in a fractional unit,
an in lieu fee payment may be made for the fractional unit instead of providing an actual BMR unit.]

525 E Charleston Road, Palo Alto, CA 94306

50

50

50

X

X 50

50

n/a

0

0

0
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Released June 2021

5. Does the project utilize the Density Bonus/Concessions provisions as described in PAMC 18.15?
Yes No

If yes, include in the project description letter details of what is proposed for the project and how the
project would qualify for all requested density increases and/or concessions. When requesting
concessions, clearly describe which ones are being requested for the project. Please complete
following table:

Total Number Proposed Units Prior to Density
Bonus

 

% of Restricted BMR Units Proposed and Unit
Count

 

Income Level of Proposed Restricted BMR Units  
% Density Bonus Requested  
Total Number Proposed Units with Density Bonus  
Number of Concessions Allowed  
Number of Concessions Requested  

6. Does the proposed project utilize any of the following programs or processes listed below? If so, this
should be highlighted in the project description letter along with all the relevant details of the project’s
eligibility to do so.

 Housing Incentive Program (HIP) [minimum 3 units; not eligible for Density Bonus, SB 35, or
HAA]

 Senate Bill 35 (SB 35) [minimum 3 units; eligible for Density Bonus with 5+ units]
 California Housing Accountability Act (HAA) [minimum 3 units; eligible for Density Bonus with
5+ units]

7. Affordable Housing Plan: All development projects that include affordable residential units, as defined
in PAMC 16.65.080, shall submit an Affordable Housing Plan for review and approval. See the
“Affordable Housing Plan Specifications” handout for details.

X

No base density

No base density

50

With the exception of 1 manager's units, 100% of
the units will be affordable/BMR.

80% AMI and below

4 concessions

3 concessions requested

allowed

See enclosed Affordable Housing Plan.
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Mitchell Park Place 
Affirmatively Further Fair Marketing Plan 

 
Eden Housing Inc. and Eden Housing Management, Inc. will strive to create a culturally 
diverse community at Mitchell Park Place. To this end, the ownership and its management 
agent will carry out an affirmative marketing plan for marketing and leasing of this 
property.  The following outlines steps the ownership and its management agent will take 
to outreach to populations that are either: 1) unlikely to apply for housing; and/or 2) may 
have difficulty in learning of affordable housing opportunities such as Mitchell Park 
Place. The ownership will consider all applicants without regards to race, ethnicity, 
national origin, religion, creed, sex, martial or veteran status, actual or perceived gender 
identity, sexual orientation, medical condition or handicap. 
 
1. Outreach to Target Group: 
 
People of all ethnicities, abilities, sexualities, genders, and minority communities will be 
targeted through community outreach and advertising. Approximately three months in 
advance of initial lease-up Eden will conduct a survey on www.census.gov in line with 
tools utilized to develop a HUD Affirmative Fair Housing Marketing Plan. Upon 
identifying appropriate communities to target we will implement outreach to the 
communities identified. Outreach to the community will reach a diverse ethnic and 
economic mix. Identified communities will be offered the same opportunity to complete 
an application to be included in the lottery for Mitchell Park Place.  
 
Community outreach will specifically be conducted through places of worship, community 
service organizations, local and regional newspapers and governmental agencies.  The 
outreach will be neighborhood, based, city and county wide, and regional in focus.  
Advertising shall include use of newspaper advertisements in English, Spanish and 
Vietnamese, flyers to community organizations and resources, and notification of 
availability of rental units to public and private agencies.  Banners will be prominently 
displayed at the site and three community meetings will be held to encourage members of 
community to engage in the process. 
 
2. Advertising Media  
 
Media advertisement will also be used to specifically target the population least likely to 
apply for housing at Mitchell Park Place. Advertisements will be placed in the following 
publications and media: 1) TBD 2) Vietnamese and Spanish publications 
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3. Marketing Plans and Procedures  
 
Units shall be marketed in accordance with Affirmative Fair Housing marketing guidelines 
as outlined in this plan. All advertising for the units in Mitchell Park Place will include 
prominent use of Equal Housing Opportunity logos, slogans and\or statements of intent 
affirmatively market the units. The font size will be no smaller than size 12. 
 
We anticipate that the surrounding community will become aware of the project during the 
construction phase. The Ownership will collect names and addresses of interested parties 
and inform them of application availability and a telephone “hotline” number will also be 
posted on the site when appropriate. An interest list will be maintained and updated on a 
regular basis. Those on the interest list will also be contacted prior to the application period 
via a flyer.  
 
4. Grievance and Appeal Procedure  
 
Those applicants not selected for occupancy will be provided with written notification 
stating the reason for ineligibility. Such reasons might include, but not limited to the 
following: over income, insufficient income, poor landlord history, criminal background 
and credit that does not met the resident selection criteria. Those applicants denied for 
residency shall be provided with the opportunity to appeal. The appeal process shall allow 
for the applicant to provide supplemental information to the application including 
additional third party verification and\or testimony.   
 
5. Community Organizations Contacted 
 
List to be determined approximately 6 months prior to lease-up. 
 
 
6. Initial Lease-Up Lottery 
 
Eden will open the application period for a set amount of time (i.e. March 1, 2024 through 
March 30, 2024). Eden will review all applications for completeness and eliminate all 
incomplete applications. Eden will run a lottery on all applications received to give an order 
number. Eden will purge the list on a regular basis as identified in their Resident Selection 
Plan. After the initial lottery list is exhausted, rent up will be through public outreach and 
all vacancies will be advertised per this Affirmative Marketing Plan. 
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Robin J. Lee 
Senior Project Manager 
RCE 70040 
 

 

MEMORANDUM 
 

TO: Ryan Hansen, CB&G DATE: 1/18/2022 
 Kate Blessing-Kawamura, Eden Housing 

 
  

FROM: Robin Lee, PE 
 

JOB#: EDNH.03.22 

SUBJECT: Mitchell Park Place Preliminary SWMP Review and Conditional Approval 
    

 
At the request of Eden Housing, we have performed a third-party review of the Mitchell Park Place 
project C.3 Data form and preliminary SWMP Sheet dated October 29, 2021. The 0.78-acre 
development will include construction of fifty residential units with mixed office space at 525 East 
Charleston Road in Mountain View. 

The project includes onsite treatment using two bioretention areas and one self-retaining area. 
100% of the treatment control measures are Low Impact Development (LID). Based on our review 
of the SWMP sheet and C.3 form, the plan complies conditionally with the requirements of the 
Municipal Regional Permit (MRP 2.0) Provision C.3, and the SCVURPPP C.3 Stormwater 
Handbook (June 2016), provided the items listed below are submitted with the Stormwater 
Management Plan at the final permitting stage.  

 
1. Revised Utility Plan with the final design location of the inlet, outlet, and invert 

elevations of all subdrain/underdrains in the bioretention areas shown. 
2. Revised Grading Plan/Utility Plan with the bioretention area finished grade and 

overflow drain rim elevation clearly shown. 
3. Completed Stormwater Management Plan Report per City requirements. 
4. Stormwater Treatment Measure Operation and Maintenance Inspection Reports for 

the Bioretention Area included as part of the Stormwater Management Plan. These 
templates can also be obtained at http://www.scvurppp-
w2k.com/pdfs/1516/c3_handbook_2016/Appendix_G.pdf 

5. A landscape planting plan and plant list/ planting palette for all bioretention areas 
being provided.  

6. The geotechnical report including soils maps, borings and site specific 
recommendations, if available. 

7.  Sizing calculations for adequate overflow/bypass of larger storms or overland 
release for bioretention areas clearly shown on grading plans.  

 

If you require any additional information, please feel free to call me at the number above. 

Sincerely, 
Schaaf & Wheeler 

 

 

 

Schaaf & Wheeler 
CONSULTING CIVIL ENGINEERS 

870 Market Street, Suite 1278 
San Francisco, CA 94102-2906 

t. 415-433-4848 
f.  415-433-1029 
rlee@swsv.com 
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7901 Oakport Street, Suite 1500 Oakland, CA 94621   510.444.2600   w-trans.com 

SANTA ROSA • OAKLAND 

Memorandum 

Date: January 19, 2022 Project: PAL022 

To: Kate Blessing-Kawamura 
Senior Project Developer 
Eden Housing 
 

From: Kenny Jeong 
kjeong@w-trans.com  
 
Mark Spencer 
mspencer@w-trans.com 

Subject: DRAFT Trip Generation Study for the 525 East Charleston Road Project in Palo Alto 

 
This memo summarizes the trip generation potential of the proposed affordable housing project proposed for 
525 East Charleston Road in Palo Alto.   

Project Description 

The project would demolish the existing 4,000 square foot office building and would construct an affordable 
housing residential building with 50 dwelling units and 2,750 square feet of office space.  While all dwelling units 
would be designated as affordable housing, 25 out of the 50 units would be operated as affordable supportive 
housing available for developmentally disabled individuals. 

Trip Generation 

The anticipated trip generation for the proposed project was estimated using standard rates published by the 
Institute of Transportation Engineers (ITE) in Trip Generation Manual, 11th Edition, 2021.  A review of available land 
use descriptions contained in the ITE manual identified the rates most closely aligned with the existing and 
proposed uses would be “General Office Building” (ITE LU 710), “Assisted Living” (ITE LU 254) and “Affordable 
Housing” (ITE LU 223).  The project is not anticipated to generate any internal capture, pass-by, or other trip 
reductions resulting from nearby land uses or transportation options.  

The expected trip generation potential of the proposed project is summarized in Table 1.  The proposed project is 
expected to generate an average of 172 net-new trips per day, including 12 trips during the a.m. peak hour and 
16 trips during the p.m. peak hour; these new trips represent the increase in traffic associated with the project. 
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Kate Blessing-Kawamura Page 2 January 19, 2022 

Table 1 – Trip Generation Summary 

Land Use Units Daily AM Peak Hour PM Peak Hour 

  Rate Trips Rate Trips In Out Rate Trips In Out 

Existing            

General Office -4.00 ksf 10.84 -43 1.52 -6 -5 -1 1.44 -6 -5 -1 

Proposed            

General Office 2.75 ksf 10.84 30 1.52 4 4 0 1.44 4 4 0 

Assisted Living 25 beds 2.60 65 0.18 5 3 2 0.24 6 2 4 

Affordable Housing 25 du 4.81 120 0.36 9 3 6 0.46 12 7 5 

Total    172  12 5 7  16 8 8 

Note: ksf = 1,000 square feet, du – dwelling unit 

Since the project site is located adjacent to the Challenger School, the trip generation potential during the 
afternoon school dismissal time (typically from 3:00 to 4:00 p.m. on weekdays) was also considered.  A review of 
hourly travel patterns published by ITE for each of the project land uses suggests that the trip generation potential 
for the project during the afternoon school dismissal period is similar to that for the p.m. peak hour.  Therefore, 
the trip generation potential during the school dismissal peak hour was not individually calculated since it would 
be anticipated to be equal to that estimated for the p.m. peak hour.  

Given the relatively small number of peak hour trips that the project would be expected to generate, it is 
reasonable to conclude that it would have an imperceptible effect on traffic operation and further analysis is 
therefore not necessary.  This is consistent with the City of Palo Alto Local Transportation Analysis Policy, which 
states that the preparation of a Local Transportation Analysis (LTA) is not required for development projects 
anticipated to generate fewer than 50 a.m. or p.m. peak hour trips. 

Alternative Modes 

Pedestrian Facilities 

Pedestrian facilities include sidewalks, crosswalks, pedestrian signal phases, curb ramps, curb extensions, and 
various streetscape amenities such as lighting, benches, etc.  A network of sidewalks, crosswalks and curb ramps 
are generally provided along East Charleston Road within the study area, including a network of walking paths 
within Mitchell Park. 

Project Summary – Internal pedestrian access within the site would be provided via a network of sidewalks and 
curb ramps.  All pedestrian facilities would be built to satisfy current City of Palo Alto Public Works Department 
standards. 

Finding – Existing and proposed pedestrian facilities serving the project site would be adequate since current 
design standards would be satisfied, and pedestrian access would be provided between the building access points 
and the surrounding public street network.  

Bicycle Network 

The City of Palo Alto Bicycle & Pedestrian Transportation Plan, 2012, classifies bikeways into four categories: 
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 Class I Bikeways/Multi-Use Paths – a completely separated right-of-way for the exclusive use of bicycles and 
pedestrians with cross flows of motorized traffic minimized. 

 Class II Bike Lane – a striped and signed lane for one-way bike travel on a street or highway. 
 Class III Bike Route – signing only for shared use with motor vehicles within the same travel lane on a street 

or highway. 
 Bicycle Boulevards – Bicycle boulevards are signed, shared roadways with especially low motor vehicle 

volumes such that motorists passing bicyclists can use the full width of the roadway.  Bicycle boulevards 
prioritize convenient and safe bicycle travel through traffic calming strategies, wayfinding, and other 
measures. 

In the project vicinity, Class II bike lanes exist on East Charleston Road and Middlefield Road.  Bicyclists ride in the 
roadway and/or on sidewalks along all other streets within the project study area.  Table 2 summarizes the bicycle 
facilities in the project vicinity which are currently existing, proposed by the project, and planned as described in 
the City of Palo Alto Bicycle & Pedestrian Transportation Plan, 2012. 

Table 2 – Bicycle Facility Summary 

Status 
Facility 

Type Length 
(miles) 

Begin Point End Point 

Existing     

East Charleston Road – 
Arastradero Road 

Class II 2.1 Alta Mesa Memorial Park Fabian Way 

Middlefield Road Class II 1.3 Loma Verde Road San Antonio Road 

Planned     

East Charleston Road –
Arastradero Road 

Enhanced 
Bikeway 

2.1 Alta Mesa Memorial Park Fabian Way 

Source: City of Palo Alto Bicycle & Pedestrian Transportation Plan, Alta Planning & Design, 2012 

 
Finding – Existing, proposed, and planned bicycle facilities serving the project site would be adequate since the 
project would be in an area with a network of facilities that are available for bicycle users.  

Transit Facilities 

Development sites which are located within a one-half mile walk to a transit stop are generally considered to be 
adequately served by transit.  

Santa Clara Valley Transportation Authority (VTA) 

The Santa Clara Valley Transportation Authority (VTA) provides fixed-route bus service and light-rail train service 
in Santa Clara County.  Two bicycles can be carried on most VTA buses.  Bike rack space is on a first-come, first-
served basis.  Additional bicycles are allowed on VTA buses at the discretion of the driver.   

Within 500 feet of the project site there are bus stops for Routes 21 and 288.  The combined service areas of these 
routes provide access between the project site and a variety of destinations such as the Santa Clara Transit Center, 
Stanford Shopping Center, San Antonio Shopping Center, Santa Clara University, Gunn High School, Ohlone 
Elementary School and Palo Verde Elementary School.  Bus service for Route 21 is generally available on weekdays 
between 5:00 a.m. and 9:00 p.m. at 30-minute headways and on Saturdays from 8:00 a.m. to 7:00 p.m. at 1-hour 
headways.  Buses for Route 288, as a special school service route, are generally available on weekdays only before 
and after school periods with three buses operating during each period.   
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Dial-a-ride, also known as paratransit or door-to-door service, is available for those who are unable to 
independently use the transit system due to a physical or mental disability.  VTA Paratransit is designed to serve 
the needs of individuals with disabilities within Palo Alto and Santa Clara County. 

Caltrain  

Caltrain is the commuter rail line serving the San Francisco Peninsula.  It connects Palo Alto with San Francisco to 
the north and San Jose and Gilroy to the south.  The San Antonio Caltrain Station is located at 190 Showers Drive 
which is approximately 1.2 miles from the project site.  Both bicycle racks and lockers are provided at the train 
station.  Bicycle racks are available on a first-come, first-served basis, while lockers must be reserved.  Weekday 
train service is provided at this station with both northbound and southbound trains on one-hour headways from 
8:00 a.m. to 11:00 p.m. 

On-Demand Transportation Services 

On-demand private taxi services are available in the study area 24 hours a day.  Taxis can be used for trips both 
locally and to farther destinations, including nearby airports.  Other ride-hailing applications are also available in 
the study area and provide transportation throughout the Bay Area. 

Project Summary – If 20 percent of peak hour trips were made by transit, there would be three additional transit 
riders during both the a.m. and p.m. peak hours, spread out over multiple buses and times.  The volume of riders 
expected to be generated by the project would therefore be unlikely to exceed the carrying capacity of the 
existing transit services near the project site, especially when spread over several buses and headways. 

Finding – The project site is adequately served by transit since existing transit stops are less than one-half mile 
away.     

Conclusions and Recommendations 

 The proposed project is expected to generate an average of 172 more trips per day when compared with the 
current office building.  This estimate includes increases of 12 trips during the weekday a.m. peak hour and 
16 during the p.m. peak hour. 

 Given the nominal number of peak hour trips that the project would be expected to generate, it is reasonable 
to conclude that it would have an imperceptible effect on traffic operation and further analysis is therefore 
not warranted.  This is consistent with City Policy which states that the preparation of an LTA is not required 
for development projects expected to generate fewer than 50 a.m. or p.m. peak hour trips 

 Existing and proposed pedestrian, bicycle, and transit facilities would be adequate to serve the project. 

Thank you for giving W-Trans the opportunity to provide these services.  Please call if you have any questions. 

MES/kbj/PAL022.M1 
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ATTACHMENT C 
ZONING COMPARISON TABLE 

525 E Charleston, 21PLN-00329 
 

Table 1: COMPARISON WITH CHAPTER 18.208 (PF DISTRICT)  

Regulation Required  Existing Proposed 

Minimum Site Area Not Applicable 
 

No Change (.78 acres [34,114 sf]) 
 

Min. side yard setback 
(based on most restrictive 
abutting district-[PF] but 
no less than 10 feet) 

10 feet Varies (No less than 10 feet, some areas 52 feet) 

Min. rear yard setback 
(based on most restrictive 
abutting district-[PF] but 
no less than 10 feet) 

10 feet 10 feet 

Special Setback 24 feet (E Charleston) 24 feet 

Max. Site Coverage 30% (10,234) 
 

39% (13,253 sf) 

Max. Total Floor Area 
Ratio 

1:1 (34,114 sf) 1:35:1 (46,100 sf) 

Max. Building Height 50 ft or 35 ft when 
located within 150 ft of 
residential zone (5) 

 44 feet tallest flat roof; 49’1” for tallest sloped roof  

Daylight Plane  Initial height of 10 feet 
then slope of 1:2 

No requirement (most restrictive district abutting 
site is PF) 

Employee Showers  No requirement No requirement 

. 

 

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

for Non-profit Office and Residential Uses* 

Type Required Proposed 

Vehicle Parking 1/250 sf of gross floor 
area for a total of 11 
parking spaces; 
residential (no spaces 
required per 
government code) 

20 spaces 

Bicycle Parking 1/2,500 sf (60% long 
term and 40% short 
term) equals 2 spaces 
for office; 1 long term 
space per unit; 1 short 
term guest per 10 units 
equals 55 spaces= 51 
long term, 6 short term 

57 (50 long term; 7 short term) 

* On-site employee amenity space is exempted from the parking requirements 
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18.13.060   Multiple Family Context-Based Design Criteria
   (a)   Contextual and Compatibility Criteria

   Development in a multiple-family residential district shall be responsible to its context and compatible with adjacent
development.

      (1)   Context

         (A)   Context as used in this section is intended to indicate relationships between the site's development to adjacent
street types, surrounding land uses, and on-site or nearby natural features, such as creeks or trees. Effective transitions to
these adjacent uses and features are strongly reinforced by Comprehensive Plan policies.

         (B)   The word "context" should not be construed as a desire to replicate existing surroundings, but rather to provide
appropriate transitions to those surroundings. "Context" is also not specific to architectural style or design, though in some
instances relationships may be reinforced by an architectural response.

      (2)   Compatibility

         (A)   Compatibility is achieved when the apparent scale and mass of new buildings share general characteristics and
establishes design linkages with the overall pattern of buildings so that the visual unity of the neighborhood or street is
maintained. For active streetscapes, compatibility is achieved when the scale and mass of new buildings are consistent with
the pattern of achieving a pedestrian oriented design.

         (B)   Compatibility goals may be accomplished through various means, including but not limited to:

            (i)   the siting, scale, massing, and materials;

            (ii)   the rhythmic pattern of the street established by the general width of the buildings and the spacing between
them;

            (iii)   the pattern of roof lines and projections;

            (iv)   the sizes, proportions, and orientations of windows, bays and doorways;

            (v)   the location and treatment of entryways;

            (vi)   the shadow patterns from massing and decorative features;

            (vii)   the siting and treatment of parking; and

            (viii)   the treatment of landscaping.

   (b)   Context-Based Design Considerations and Findings

   In addition to the findings for Architectural Review contained in Section 18.76.020(d) of the Zoning Ordinance, the
following additional findings are applicable in the RM-20, RM-30, and RM-40 districts, as further illustrated on the
accompanying diagrams:

      (1)   Massing and Building Facades

   Massing and building facades shall be designed to create a residential scale in keeping with Palo Alto neighborhoods, and
to provide a relationship with street(s) through elements such as:

   A.   Articulation, setbacks, and materials that minimize massing, break down the scale of buildings, and provide visual
interest (Figure 1-1);

   B.   Rooflines that emphasize and accentuate significant elements of the building such as entries, bays, and balconies
(Figure 1-1);

   C.   Placement and orientation of doorways, windows, and landscape elements to create a relationship with the street
(Figure 1-1);

   D.   Facades that include projecting eaves and overhangs, porches, and other architectural elements that provide human
scale and help break up building mass (Figure 1-1);

Figure 1-1 
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   E.   Entries that are clearly defined features of front facades, and that have a scale that is in proportion to the size and type
of the building and number of units being accessed; larger buildings should have a more prominent building entrance, while
maintaining a pedestrian scale;

   F.   Residential units that have a presence on the street and are not walled-off or oriented exclusively inward;

   G.   Elements that signal habitation such as entrances, stairs, porches, bays and balconies that are visible to people on the
street (Figure 1-2);

Figure 1-2 

 

   H.   All exposed sides of a building designed with the same level of care and integrity (Figure 1-2).

      (2)   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 through:

   A.   Transitions of development intensity from higher density development building types to building types that are
compatible with the lower intensity surrounding uses, such as small-lot units and rowhouses (Figure 2-1);

Figure 2-1 

 

   B.   Massing and orientation of buildings that respect and mirror the massing of neighboring structures by stepping back
upper stories to transition to smaller scale buildings, including setbacks and daylight planes that match abutting R-1 and R-2
zone requirements (Figure 2-2);

Figure 2-2 
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   C.   Respecting privacy of neighboring structures, with windows and upper floor balconies positioned so they minimize
views into neighboring properties (Figure 2-3);

   D.   Minimizing sight lines into and from neighboring properties (Figure 2-3);

Figure 2-3 

 

   E.   Limiting sun and shade impacts on abutting properties; and

   F.   Providing pedestrian paseos and mews to create separation between uses.

      (3)   Project Open Space

   Private and public open space shall be provided so that it is usable for the residents and visitors of a site.

   A.   The type and design of the usable private open space shall be appropriate to the character of the building(s), and shall
consider dimensions, solar access, wind protection, views, and privacy;

   B.   Open space should be sited and designed to accommodate different activities, groups, active and passive uses, and
should be located convenient to the residents.

   C.   Common open spaces should connect to the pedestrian pathways and existing natural amenities of the site and its
surroundings (Figure 3-1);

Figure 3-1 

3.d

Packet Pg. 101



 

   D.   Usable open space may be any combination of private and common spaces;

   E.   Open space should be located to activate the street facade and increase "eyes on the street" when possible (Figure 3-
2);

Figure 3-2 

 

   F.   Usable open space does not need to be located on the ground and may be located in porches, decks, balconies
and/or podiums (Figure 3-3);

   G.   Both private and common open space areas should be buffered from noise where feasible through landscaping and
building placement;

   H.   Open space situated over a structural slab/podium or on a rooftop shall have a combination of landscaping and high
quality paving materials, including elements such as planters, mature trees, and use of textured and/or colored paved
surfaces (Figure 3-3); and

   I.   Parking may not be counted as open space.

Figure 3-3 

 

      (4)   Parking Design

   Parking needs shall be accommodated but shall not be allowed to overwhelm the character of the project or detract from
the pedestrian environment, such that:

   A.   Parking is located behind buildings, below grade or, where those options are not feasible, screened by landscaping,
low walls, garages and carports, etc.;

   B.   Structured parking is fronted or wrapped with habitable uses when possible (Figure 4-1);

Figure 4-1 
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   C.   Parking that is semi-depressed is screened with architectural elements that enhance the streetscape such as stoops,
balcony overhangs, and/or art (Figure 4-2);

   D.   Landscaping such as trees, shrubs, vines, or groundcover is incorporated into surface parking lots (Figure 4-2);

Figure 4-2 

 

   E.   For properties with parking access from the rear of the site (such as a rear alley or driveway) landscaping shall provide
a visual buffer between vehicle circulation areas and abutting properties (Figure 4-3);

Figure 4-3 

 

   F.   Street parking is utilized for visitor or customer parking and is designed in a manner to enhance traffic calming;

   G.   Parking is accessed from side streets or alleys when possible.

      (5)   Large (multi-acre) Sites

   Large (in excess of one acre) sites shall be designed so that street, block, and building patterns are consistent with those
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of the surrounding neighborhood, and such that:

   A.   New development of large sites maintains and enhances connectivity with a hierarchy of public streets, private streets,
walks and bike paths (integrated with Palo Alto's Bicycle Master Plan, when applicable);

   B.   The diversity of building types increases with increased lot size (e.g., <1 acre = minimum 1 building type; 1-2 acres =
minimum 2 housing types; greater than 2 acres = minimum 3 housing types) (Figures 5-1 through 5-3); and

Figure 5-1 

 

   C.   Where a site includes more than one housing type, each building type should respond to its immediate context in
terms of scale, massing, and design (e.g., small lot units or rowhouse building types facing or abutting existing single-family
residences) (Figures 5-2 and 5-3).

Figure 5-2 

 

Figure 5-3 

 

      (6)   Housing Variety and Units on Individual Lots
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   Multifamily projects may include a variety of unit types such as small-lot detached units (Figure 6-1), attached
rowhouses/townhouses (Figure 6-2), and cottage clusters in order to achieve variety and create transitions to adjacent
existing development, provided that:

Figure 6-1 

 

Figure 6-2 

 

   A.   Setbacks and daylight planes along the perimeter of the site shall conform to RM-20 zone standards;

   B.   Overall development intensity (FAR, landscape coverage, open space) shall be calculated across the entire site to
comply with the RM-20 zone standards;

   C.   Individual detached units shall be spaced a minimum of 3 feet apart;

   D.   For units on individual "fee simple" lots, units may be situated along the property line of the individual parcel (i.e., zero-
lot line) to allow usable open space in the opposite side setback;

   E.   Each detached unit shall have at least one usable side yard between the house and fence to provide outdoor passage
between the front and rear yards;

   F.   Spaces between buildings shall be landscaped and/or shall provide for usable hardscape (patios, decks, etc.);

   G.   Sidewall windows should be designed with privacy features such as obscure glass or glass block;

   H.   Windows on sidewalls opposite each other should be above eye level or should be offset to prevent views into
adjacent units; and

   I.   Architectural treatment shall be carried along the sidewalls of detached units, particularly sidewalls facing streets and
pathways.

      (7)   Sustainability and Green Building Design

   Project design and materials to achieve sustainability and green building design shall be incorporated into the project.
Green building design considers the environment during design and construction. Green building design aims for
compatibility with the local environment: to protect, respect and benefit from it. In general, sustainable buildings are energy
efficient, water conserving, durable and nontoxic, with high-quality spaces and high recycled content materials. The
following considerations should be included in site and building design:
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   A.   Optimize building orientation for heat gain, shading, daylighting, and natural ventilation (Figure 7-1);

Figure 7-1 

 

   B.   Design landscaping to create comfortable micro-climates and reduce heat island effects (Figure 7-2);

Figure 7-2 

 

   C.   Design for easy pedestrian, bicycle, and transit access;

   D.   Maximize onsite stormwater management through landscaping and permeable pavement (Figure 7-3);

Figure 7-3 

 

   E.   Use sustainable building materials.

   F.   Design lighting, plumbing and equipment for efficient energy use;

   G.   Create healthy indoor environments;

   H.   Use creativity and innovation to build more sustainable environments. One example is establishing gardens with
edible fruits, vegetables or other plants to satisfy a portion of project open space requirements (Figure 7-2); and

   I.   Provide protection for creeks and riparian vegetation and integrate stormwater management measures and open space
to minimize water quality and erosion impacts to the creek environment.

(Ord. 5460 § 15, 2019: Ord. 4964 § 2 (part), 2007)
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Attachment E: Summary of Relevant State Legislation  

Assembly Bill 2162: Adopted September 2018, this bill makes certain residential development projects a 

use by right in all zones where multi-family housing and mixed uses are permitted, including 

nonresidential zones permitting multifamily uses. AB 2162 requires that 100% of the units are affordable 

to lower income households, at least 25% of the units are restricted to residents in supportive housing 

that meet the definition of the “target population” as defined in Section 50675.14 of the Health and 

Safety Code (which includes persons with disabilities), a portion of the project is dedicated for onsite 

supportive services to meet the needs of the target population, no subdivision is required, the project 

does not contain more than 50 units and each unit contains a bathroom and kitchen. 

Assembly Bill 1763: Adopted October 2019, this bill requires that a density bonus be provided to a 

developer who agrees to construct a housing development in which 100% of the total units, exclusive of 

manager’s units, are for lower income households. The bill also requires that a housing development 

that meets these criteria receive four incentives or concessions under the density bonus law and 

prohibits imposing a minimum parking requirement for the residential component of a development 

where rental units are being provided for special needs and the site meets specific criteria with respect 

to adjacent transit (as discussed further below). 

Senate Bill 330: Among other requirements and allowances, some of which are not applicable to the 

proposal, SB 330 allows a qualifying project to freeze development standards based on the date that a 

complete pre-application is filed. Qualifying projects include a project in which at least two-thirds of the 

development is proposed as housing. 
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Attachment G 

 

 

Project Plans 

During Shelter-in-Place, project plans are only available online. 

 

Directions to review Project plans online:  

1. Go to: bit.ly/PApendingprojects  

2. Scroll down to find “525 E. Charleston Avenue” 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-Articles/Planning-and-Development-Services/525-E.-

Charleston?transfer=6f4df6fc-55c6-48f2-a880-af3aa73620a8  

 

Materials Boards: 

During Shelter-in-Place, color and material boards will be available to view in the display case 

outside of City Hall, on the exterior elevator near the corner of Hamilton Ave. and Bryant St. 
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