City of Palo Alto

(ID # 6059)

Architectural Review Board ARB Staff Report
Report Type: New Business

Meeting Date: 8/27/2015

Summary Title: 2609-2617 Alma Street [14PLN- 00253]
Title: 2609-2617 Alma Street [14PLN- 00253]: Request by CKA-Architects on
behalf of Shawn Wang for Architectural Review for demolition of two duplex
apartment buildings and construction of a new three-story, four unit multifamily residential project on a 8,070 sq. ft. site. Environmental Assessment: A
draft Initial Study and Negative Declaration have been prepared and the
public comment period is July 10, 2015 to August 10, 2015. Zone District: RM30.
From: Jonathan Lait
Lead Department: Architectural Review Board
RECOMMENDATION
Staff recommends the Architectural Review Board (ARB) recommend the Director of Planning
and Community Environment approve the proposed three-story, four unit multi-family
residential condominium, based on the Architectural Review findings (Attachment A) Context
Based findings (Attachment B) and subject to the conditions of approval (Attachment C).

BACKGROUND
Previous ARB Review
On July 30, 2015, the Architectural Review Board conducted a Major Review of the project
application. This ARB staff report and the Attachments can be found on the link below:
https://www.cityofpaloalto.org/civicax/filebank/documents/48291. There were no public
speakers. The ARB was generally supportive of the project but continued the item to the August
27, 2013 public hearing requesting the following items:
1. Provide a friendlier front pedestrian gate design.
2. Landscaping:
 Address privacy concerns; the project should provide more privacy landscape screening
at the rear of the site; provide taller trees in the front and a tree to shield the second
floor balcony in the front.
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Provide landscape design features in the courtyard near the guest parking space(s).
Provide landscape screening on the left side yard.

3. Provide a revised rendering.
4. Windows:
 Provide a translucent window at the rear (the egress window).
 Provide a larger front window.
5. Garage door:
 Revise the design of the front-facing garage door to be more pedestrian-friendly
(potential for use of glass).
6. A/C condenser:
 Relocate the AC unit out of the side yard area.
8. Photometric Plan:
 Provide a Photometric Plan to show the exterior lighting levels.
9. Additional Details:
 Provide a railing and wall detail.

DISCUSSION
The applicant has incorporated the following:
Sheet A3.1-Redesign of the gate
 The gate has been redesigned with horizontal wood slats to complement the fencing
and emphasize the horizontal nature of the building (see Sheet A4.2 for fence).
Sheet L-3-Landscaping
 Seven Podocarpus Gracilior trees (which can grow up to 15-20’, and can easily be
pruned below electrical wires) are proposed at the rear fence line to provide screening
of the project from views by the neighbors to the rear of the project.
 The two trees at the front of the property on Alma Street have been changed to
Arbutus Marina. The tree species is an evergreen, which will provide better screening
and will grow taller than a Crepe Myrtle (up to 25 feet at maturity).
 Prunus Carolina trees are proposed along the left side property line to provide
screening; these can be trimmed to a desired height.
 Six Phormium plants (which can grow up to 5 to 6 feet tall, and are colorful) are
proposed along the fence line. Two plant varieties are proposed to provide visual
interest; these will be centered along the open space seating area.
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Sheet A0.0-Rendering
 An updated rendering has been provided.
Sheet A3.1-Windows
 Obscure glass is proposed at the rear egress window to provide greater privacy for the
rear neighbors.
 The kitchen and the living space areas have been flipped in the front unit, to provide a
larger window in the living room. Twenty-four square feet of window glass area has
been added to enhance the front elevation, in response to the ARB comments.
Sheet A3.1-Garage door
 Horizontal bands of glazing have been added to the garage, increasing visual interest
and providing a more pedestrian-friendly front elevation.
Sheet A3.1-AC condensers
 AC condensers have been moved. Condensers have been roof mounted on Units 1 and
4, and wall mounted on the garages on Units 2 and 3.
Sheet A5.2 and A5.3- A Photometric Plan has been added to the plan set.
Sheet A5.1 and A6.2- Details have been added.
The applicant has addressed the ARB concerns; therefore, staff recommends approval of the
project.

ENVIRONMENTAL REVIEW
An Initial Study Mitigated Negative Declaration (IS/MND) pursuant to the California
Environmental Quality Act (CEQA) was prepared for the proposal. Based upon the IS/MND, it
was determined that the project would not have a significant adverse impact on the
environment. The IS/MND was available for public review beginning July 10, 2015 and the
review period ended on August 10, 2015. As of the preparation of this staff report, no
comments have been received. Comments received through August 10, 2015 will be
considered by the Director of Planning and Community Environment prior to rendering a
decision on the ARB application.
COURTESY COPIES
chris@CKA-Architects.com
shunliang.wang@gmail.com

Prepared by:
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Reviewed by:

Amy French, AICP, Chief Planning Official
Jodie Gerhardt, AICP, Interim Current Planning Manager

Approved by:

Jonathan Lait, Assistant Director
Cara Silver, Senior Assistant City Attorney

Attachments:
 Attachment A: Findings
(DOC)
(DOC)
 Attachment B: Conditions
 Attachment C: Context Based (DOC)
 Attachment D: Zoning Table (DOC)
 Attachment E: Compl Plan Table
(DOC)
(PDF)
 Attachment F: Applicant's Project Description
 Attachment G: 07-30-15 ARB Excerpt Minutes
(DOCX)
 Attachment H: Project Plans (ARB Members Only) (DOCX)
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ATTACHMENT A
ARB DRAFT FINDINGS FOR APPROVAL
2609-2617 Alma Street
14PLN-00253
The design and architecture of the proposed improvements, as conditioned, complies with the
Findings for Architectural Review as required in Chapter 18.76 of the PAMC.
Comprehensive Plan and Purpose of ARB:
Finding #1: The design is consistent and compatible with applicable elements of the Palo Alto
Comprehensive Plan.
Finding #16: The design is consistent and compatible with the purpose of architectural review,
which is to:


Promote orderly and harmonious development in the city;



Enhance the desirability of residence or investment in the city;



Encourage the attainment of the most desirable use of land and
improvements;



Enhance the desirability of living conditions upon the immediate site or in
adjacent areas; and



Promote visual environments which are of high aesthetic quality and
variety and which, at the same time, are considerate of each other.

The project is consistent with Findings #1 and #16 because:
 The project promotes medium density residential development within the El Camino Real
corridor and areas within the 0.5 miles of the Caltrain station.
 The design of the four-unit multi-family development is consistent and compatible with
applicable elements of the City’s Comprehensive Plan in that the site is designated
Multiple Family Residential and the Comprehensive Plan Table indicates compliance
with the applicable policies.
 The project will comply with the following Comprehensive Plan policies:
o
Policy L-12: Preserve the character of residential neighborhoods by
encouraging new or remodeled structures to be compatible with the neighborhood
and adjacent structures. The project has been designed to be compatible with the
neighborhood by concentrating the bulk and mass of the building at the center of
the project away from the street and the rear neighbors.
o
Policy L-14: Design and arrange new multifamily buildings, including entries
and outdoor spaces, so that each unit has a clear relationship to a public street.
The pedestrian and vehicular entries are separated to provide for a clear
relationship for access. A pedestrian entry to the units is located at the front left
of the property and is accessed from the sidewalk. The vehicle entrance is the
located in the front right of the property from Alma Street. Both entries provide
decorative pavers.

o The proposed project also consistent with Policy L-48, which states, “Promote
high quality, creative design and site planning that is compatible with surrounding
development and public spaces since the contemporary design is an attempt to
employ a look that is compatible to the Mid-Century Modern buildings of the
surrounding neighborhoods.”
Compatibility and Character:
Finding #2: The design is compatible with the immediate environment of the site.
Finding #4: This finding of compatibility with unified or historic character is not applicable to
the project (there is no unified design or historic character along this portion of El Camino Real).
Finding #5: The design promotes harmonious transitions in scale and character in areas between
different designated land uses.
Finding #6: The design is compatible with approved improvements both on and off the site.
The project is consistent with Findings #2, #4, #5 and #6 because:
The design is compatible with the immediate environment of the site in that the building is
located within a multifamily zone district where other buildings of similar size and scale are
common. The design is a reflection of its residential use. Individual entries and detailed materials
reinforce a pedestrian scale. The forms are informal and varied reflecting a residential character.
The design concentrates the bulk at the middle of the site. The stepping creates a harmonious
transition between the street and the building and the single-family residence at the rear. The
design is compatible with the sidewalks, roadway, utilities and other existing improvements. The
proposed front landscaping will enhance the improvements both on and off site.
Functionality and Open Space:
Finding #3: The design is appropriate to the function of the project.
Finding #7: The planning and siting of the building on the site creates an internal sense of order
and provides a desirable environment for occupants, visitors and the general community.
Finding #8: The amount and arrangement of open space are appropriate to the design and the
function of the structures.
The project is consistent with Findings #3, #7, and #8 because:
The individual parcels are nonconforming in site area and width. The project proposes merging
the parcels to create a single parcel to create two, two unit townhome buildings and will provide
a more desirable environment for the resident’s and the passersby. An internal sense of order is
inherent in the design. The two separate buildings are mirrored forms that embrace the vehicular
court. The circulation for pedestrians is a clear path from the street. The resulting exterior spaces
are clear in their functions. A gathering space can be found at the center of the project accessible
by the occupants. The amount of open space exceeds the required amounts required in the RM30 zoning. Each unit provides a private balcony and access to a common open space.
Circulation and Traffic:
Finding #9: Sufficient ancillary functions are provided to support the main functions of the

project and the same are compatible with the project’s design concept.
Finding #10: Access to the property and circulation thereon are safe and convenient for
pedestrians, cyclists and vehicles.
The project is consistent with Findings #9 and #10 because:
No change is proposed to the site’s access point for automobiles and pedestrians, but there is a
clear path to the building for the residences and visitors from the street. Storage for waste and
recycling has been accommodated. An electric car charging station has been incorporated and a
turnaround has been provided for safe entry from Alma Street.
Landscaping and Plant Materials:
Finding #11: Natural features are appropriately preserved and integrated with the project.
Finding #12: The materials, textures and colors and details of construction and plant material are
an appropriate expression to the design and function and compatible with the adjacent and
neighboring structures, landscape elements and functions.
Finding #13: The landscape design concept for the site, as shown by the relationship of plant
masses, open space, scale, plant forms and foliage textures and colors create a desirable and
functional environment on the site and the landscape concept depicts an appropriate unit with the
various buildings on the site.
Finding #14: Plant material is suitable and adaptable to the site, capable of being properly
maintained on the site, and is of a variety that would tend to be drought-resistant and to reduce
consumption of water in its installation and maintenance.
The project is consistent with Findings #11- #14 because:
Natural features will be preserved by retaining one of the protected trees and providing new
landscaping and new street trees along Alma Street. Drought tolerant landscaping is proposed
throughout the project site and efficient irrigation systems are to be provided as reflected in the
proposed irrigation plans. Natural features will not be displaced. Landscaping along the side
property line softens views of the site from the adjacent residential units.
Sustainability:
Finding #15: The design is energy efficient and incorporates renewable energy design elements
including, but not limited to:
a. High efficiency toilets
b. Efficient appliances
c. Fire resistant roofing materials
d. Low-water plant materials
e. Use of energy efficient LED lighting
f. Low-flow plumbing and shower fixtures
The project is consistent with Finding #15 because:
The project will meet the City’s Green Building Regulations.

ATTACHMENT B
CONDITIONS OF APPROVAL
2609 -2617 Alma Street
14PLN-000253
PLANNING AND COMMUNITY ENVIRONMENT
On August 27, 2015 the Architectural Review Board (ARB) recommended approval of the
application referenced above, and the Director of Planning and Community Environment
(Director) approved the project on _______, 2015.Project Planner: Margaret Netto
Prior to Submittal for Building Permit
1. The plans submitted for Building Permit shall be in substantial conformance with plans
dated March 24, 2015, except as modified to incorporate these conditions of approval.
2. These ARB conditions of approval shall be printed on the plans submitted for building
permits.
3. The existing City street trees shall be maintained and protected during construction per
City of Palo Alto requirements.
4. Upon submittal of the application for a building permit, the project is required to comply
with the City’s Green Building Program (PAMC 16.14). The project required to complete
a green building application, and implement the programs requirements in building plans
and throughout construction. More information and the application can be found at
http://www.cityofpaloalto.org/depts/pln/sustainablity_green_building_building/applicatio
n/default.asp
5. To the extent permitted by law, the Applicant shall indemnify and hold harmless the City,
its City Council, its officers, employees and agents (the “indemnified parties”)from and
against any claim, action, or proceeding brought by a third party against the indemnified
parties and the applicant to attack, set aside or void, any permit or approval authorized
hereby for the Project, including (without limitation) reimbursing the City its actual
attorney’s fees and costs incurred in defense of the litigation. The City may, in its sole
discretion, elect to defend any such action with attorneys of its own choice.
Public Works Engineering
PRIOR TO BUILDING PERMIT SUBMITTAL
6. MAPPING: Applicant shall file for a Minor Subdivision Application with the Planning
Department for creating four (4) or less condominium units. Public Works’ Tentative Maps
and Preliminary Parcel Maps checklist must accompany the completed application. All
existing and proposed dedications and easements must be shown on the submitted map. The
map would trigger further requirements from Public Works, see Palo Alto Municipal Code
2609-2617 Alma Street (142PLN-00253)
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section 21.12 for Preliminary Parcel Map requirements and section 21.16 for Parcel Map
requirements. The Parcel Map shall be recorded prior to issuance of building permit or
grading and excavation permit. A digital copy of the Parcel Map, in AutoCAD format, shall
be submitted to Public Works Engineering and shall conform to North American Datum 1983
State Plane Zone 3 for horizontal survey controls and NGVD88 for vertical survey controls.
7. The proposed project is located within parcels 132-25-038 and 132-25-037. Parcels shall be
merged with the Parcel Map.
8. EASEMENT: based on the City’s GIS there appears to be an existing 5-foot wide easement
along the rear of the property. If the easement has not been abandoned or vacated it should
also appear on the title report. Provide a title report with the preliminary parcel map to verify
if the easement exists. If there is an easement referenced on the title report. Plot and label the
easement on the Site Plan and the Preliminary Parcel Map, note that easement area shall be
free of any permanent structures, including trees. Verify that the roof overhang of the
proposed structure does not encroach into the easement. Provide a dimension between
easement and secondary structure.
9. OFFSITE IMPROVEMENT PLANS: Shall be provided along with the Preliminary Parcel
Map. Plan shall include all existing and proposed utility upgrades necessary to serve the
project. If a transformer upgrade is required it shall be located on-site.
PRIOR TO ISSUANCE OF AN EXCAVATION AND GRADING PERMIT AND/OR BUILDING
PERMIT
10. Parcel Map shall be recorded with County Recorder.
11. Landscape Plan L-1 shows that 15 Carolina Laurels are proposed to be planted along the rear
of the parcel.
12. SIDEWALK, CURB & GUTTER: As part of this project, the applicant must replace those
portions of the existing sidewalks, curbs, gutters or driveway approaches in the public rightof-way along the frontage(s) of the property that are broken, badly cracked, displaced, or
non-standard, and must remove any unpermitted pavement in the planter strip. Add a note on
the plans for Contractor to contact Public Works’ inspector at 650-496-6929, during
construction to arrange a site visit so the inspector can determine the extent of replacement
work. The Site Plan submitted with the building permit plan set must show replacement of
curb, gutters, sidewalk and driveway. The plan must note that any work in the right-of-way
must be done per Public Works’ standards by a licensed contractor who must first obtain a
Street Work Permit from Public Works at the Development Center.
13. PAVEMENT: Alma Street was resurfaced recently and therefore this street is under a street
cut moratorium. Applicant and Contractor shall meet with Public Works to discuss the extent
of pavement restoration, if street cuts are anticipated then at a minimum contractor shall be
responsible for resurfacing the full roadway width along the project frontage or as directed by
Public Works inspector before final.
14. DRIVEWAY PAVERS: Shall not extend into the public road right-of-way. All
improvements within the public road right-a-way shall be per City standards. Eliminate the
pavers proposed in the driveway apron and shown on sheets A1.1 and C2.0. The driveway
2609-2617 Alma Street (142PLN-00253)
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apron shall be constructed based on City of Palo Alto Standard detail 124. Provide reference
to relevant City standard details on the site plan.
15. STREET TREES: The applicant may be required to replace existing and/or add new street
trees in the public right-of-way along the property’s frontage(s). Call the Urban Forestry
Division at 650-496-5953 to arrange a site visit so he can determine what street tree work, if
any, will be required for this project. The site plan submitted with the building permit plan set
must show the street tree work that the arborist has determined, including the tree species,
size, location, staking and irrigation requirements, or include a note that Public Works’
arborist has determined no street tree work is required. The plan must note that in order to do
street tree work, the applicant must first obtain a Permit for Street Tree Work in the Public
Right-of-Way from Public Works’ arborist (650-496-5953).
16. GRADING & DRAINAGE PLAN: The plan set must include a grading & drainage plan
prepared by a licensed professional that includes existing and proposed spot elevations and
drainage flow arrows to demonstrate proper drainage of the site. Adjacent grades must slope
away from the house a minimum of 2%. Downspouts and splashblocks should be shown on
this plan, as well as any site drainage features such as swales, area drains, bubblers, etc.
Grading that increases drainage onto, or blocks existing drainage from, neighboring
properties will not be allowed. Public Works generally does not allow rainwater to be
collected and discharged into the street gutter, but encourages the developer to keep rainwater
onsite as much as feasible by directing runoff to landscaped and other pervious areas of the
site. See the Grading & Drainage Plan Guidelines for New Single Family Residences on the
City’s website. http://www.cityofpaloalto.org/civicax/filebank/documents/2717
17. STORM DRAIN DESIGN: Civil sheet C3.0 shows the storm drain line system that collects
runoff from a bubbler box onsite and discharges runoff into the gutter through thru curbdrains. As stated above this is not generally permitted. Eliminate the thru-curb drain, runoff
shall be allowed to infiltrate onsite, an excess can sheet flow over the sidewalk.
18. STORM WATER POLLUTION PREVENTION: The City's full-sized "Pollution Prevention
- It's Part of the Plan" sheet must be included in the plan set. Copies are available from Public
Works on our website http://www.cityofpaloalto.org/civicax/filebank/documents/2732
19. WORK IN THE RIGHT-OF-WAY: The plans must clearly indicate any work that is
proposed in the public right- of-way, such as sidewalk replacement, driveway approach, or
utility laterals. The plans must include notes that the work must be done per City standards
and that the contractor performing this work must first obtain a Street Work Permit from
Public Works at the Development Center. If a new driveway is in a different location than the
existing driveway, then the sidewalk associated with the new driveway must be replaced with
a thickened (6” thick instead of the standard 4” thick) section. Additionally, curb cuts and
driveway approaches for abandoned driveways must be replaced with new curb, gutter and
planter strip.
20. UTILITIES: Note that all above ground utilities, such as transformer, backflow preventer,
gas meters, etc., shall be located within project site but accessible from the street.
21. IMPERVIOUS SURFACE AREA: The project will be creating or replacing 500 square feet
or more of impervious surface. Accordingly, the applicant shall provide calculations of the
2609-2617 Alma Street (142PLN-00253)
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existing and proposed impervious surface areas with the building permit application. The
Impervious Area Worksheet for Land Developments form and instructions are available at the
Development Center or on our website.
22. RESIDENTIAL STORM WATER TREATMENT: This project may trigger the California
Regional Water Quality Control Board’s revised provision C.3 for storm water regulations
(incorporated into the Palo Alto Municipal Code, Section 16.11) that apply to residential land
development projects that create or replace between 2,500 and 10,000 square feet of
impervious surface area. The applicant must implement one or more of the following site
design measures:

tated areas.
Construct sidewalks, walkways, and/or patios with permeable surfaces.
23. Applicant shall consider whether permeable pavement under the carport area is warranted. If
this area is hosed off, any oil, dirt and grease in this area would infiltrate into the soil. In
addition will the roll-up access door allow the excess rain runoff that falls in the uncovered
area to pass through towards the street? It is recommended that applicant review these
designs.
24. Sheet A1.1, shows a low wall along the property line, the wall including foundation shall be
located entirely within the subject project. If the wall is proposed to be installed partially
within the neighboring lot, owner shall obtain written approval from the neighboring property
owner. Submit the letter with the building permit application.
25. If pavers are proposed for the walkway and driveway, as shown on A1.1, provide a concrete
band between the pavers and the public sidewalk. See sheet L-1, provide a legend that
identifies “paved driveway type 1” and “paved driveway type 2”.
26. LOGISTICS PLAN: The applicant/contractor must submit a construction logistics plan to the
Public Works Department that shows how impacts to the City’s right-of-way are minimized.
Plan shall include the following, but not limited to: pedestrian access, traffic control, truck
routes, material deliveries areas, contractor’s parking area, on-site staging and storage areas,
crane lifts area (if needed), work hours, noise control, dust control, storm water pollution
prevention, contractor’s contact information. The plan will be attached to a street work
permit, for any lateral replacements or paving work.
27. GEOTECHNICAL REPORT: Shall clearly identify the highest projected groundwater level
to be encountered in the area of the proposed basement in the future will be ______ feet
below existing grade. Provide the following note on the Rough Grading and Final
Grading Plans. “In my professional judgement, the highest projected groundwater level to
be encountered in the area of the proposed basement in the future will be ______ feet below
existing grade. As a result, the proposed drainage system for the basement retaining wall will
not encounter and pump groundwater during the life of this wall.”
2609-2617 Alma Street (142PLN-00253)
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28. DEWATERING: Excavation may require dewatering during construction. Public Works
only allows groundwater drawdown well dewatering. Open pit groundwater dewatering is
not allowed. Dewatering is only allowed from April through October due to
inadequate capacity in our storm drain system. The geotechnical report for this site must
list the highest anticipated groundwater level. We recommend that a piezometer be
installed in the soil boring. The contractor shall determine the depth to groundwater
immediately prior to excavation by using a piezometer or by drilling and exploratory
hole. Based on the determined groundwater depth and season the contractor may be
required to dewater the site or stop all grading and excavation work. In addition Public
Works may require that all groundwater be tested for contaminants prior to initial
discharge and at intervals during dewatering. If testing is required, the contractor must
retain an independent testing firm to test the discharge water for contaminants Public
Works specifies and submit the results to Public Works.
Public Works reviews and approves dewatering plans as part of a Street Work Permit.
The applicant can include a dewatering plan in the building permit plan set in order to
obtain approval of the plan during the building permit review, but the contractor will still
be required to obtain a street work permit prior to dewatering. Alternatively, the applicant
must include the above dewatering requirements in a note on the site plan. Public Works
has a sample dewatering plan sheet and dewatering guidelines available at the
Development Center and on our website.
29. WATER SUPPLY STATION: Applicant shall install a water station for the reuse of the
dewatering water. This water station shall be constructed within private property, next to the
right-of-way, (typically, behind the sidewalk). The station shall be accessible 24 hours a day
for the filling of water carrying vehicles (i.e. street sweepers, etc.). The water station may
also be used for onsite dust control. Applicant shall meet with Public Works - Engineering
Services to coordinate the design details and Applicant shall meet with Public Works Engineering Services to coordinate the design details and location of the station prior to
applying for a dewatering permit.

Green Building
NOTE: Please be advised that the Palo Alto City Council will be considering a new
energy and green building ordinance in the second quarter of 2015. The following
requirements are subject to change if the project submits for a building permit after the
new requirements are adopted. To follow the ordinance changes, you may visit the Green
Building Advisory Group webpage to view the agendas and meeting minutes.
30. The project is a new construction residential building and therefore must achieve BIG
GPR minimum requirements and achieve 70 points + 1 point per additional 70 square
feet over 2500 square feet. The project may use Build it Green for multifamily structures.
The project must hire a Green Point Rater for verification of compliance.

2609-2617 Alma Street (142PLN-00253)
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31. The project is a residential construction project of any size and therefore must meet
the enhanced construction waste reduction at tier 2 (75% construction waste reduction).
PAMC 16.14.160 (Ord. 5220 § 1 (part), 2013)
32. The project is a new multifamily residential project, with attached parking, and
therefore must comply with the City of Palo Alto Electric Vehicle Charging Ordinance
5263. For resident parking, the project must supply one Conduit Only, EVSE-Ready
Outlet or EVSE Installed for each newly constructed residence in a multi-family
residential structure featuring (1) a parking space attached to the residence and (2) a
shared electrical panel between the residence and parking space (e.g. a multi-family
structure with tuck-under garages). See PAMC 16.14.370 for definitions on the types of
EVSE parking. (Ord. 5263§ 1 (part), 2013).
Public Works Environmental Services
33. PAMC 16.09.170, 16.09.040 Discharge of Groundwater
Prior approval shall be obtained from the city engineer or designee to discharge water
pumped from construction sites to the storm drain. The city engineer or designee may
require gravity settling and filtration upon a determination that either or both would
improve the water quality of the discharge. Contaminated ground water or water that
exceeds state or federal requirements for discharge to navigable waters may not be
discharged to the storm drain. Such water may be discharged to the sewer, provided that
the discharge limits contained in Palo Alto Municipal Code (16.09.040(m)) are not
exceeded and the approval of the superintendent is obtained prior to discharge. The City
shall be compensated for any costs it incurs in authorizing such discharge, at the rate set
forth in the Municipal Fee Schedule.
34. PAMC 16.09.055 Unpolluted Water
Unpolluted water shall not be discharged through direct or indirect connection to the
sanitary sewer system.
35. PAMC 16.09.180(b)(10) Dumpsters for New and Remodeled Facilities
It is our understanding that each townhome will have individual garbage service and as a
result no trash enclosure is required.
36. PAMC 16.09.180(b)(14) Architectural Copper
On and after January 1, 2003, copper metal roofing, copper metal gutters, copper metal
down spouts, and copper granule containing asphalt shingles shall not be permitted for
use on any residential, commercial or industrial building for which a building permit is
required. Copper flashing for use under tiles or slates and small copper ornaments are
exempt from this prohibition. Replacement roofing, gutters and downspouts on historic
structures are exempt, provided that the roofing material used shall be prepatinated at the
factory. For the purposes of this exemption, the definition of "historic" shall be limited to
structures designated as Category 1 or Category 2 buildings in the current edition of the
Palo Alto Historical and Architectural Resources Report and Inventory.
37. PAMC 16.09.180(b)(b) Copper Piping
2609-2617 Alma Street (142PLN-00253)
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Copper, copper alloys, lead and lead alloys, including brass, shall not be used in sewer
lines, connectors, or seals coming in contact with sewage except for domestic waste sink
traps and short lengths of associated connecting pipes where alternate materials are not
practical. The plans must specify that copper piping will not be used for wastewater
plumbing.
38. PAMC 16.09.205(a) Cooling Systems, Pools, Spas, Fountains, Boilers and Heat
Exchangers
It shall be unlawful to discharge water from cooling systems, pools, spas, fountains
boilers and heat exchangers to the storm drain system.
39. PAMC 16.09.165(h) Storm Drain Labeling
Storm drain inlets shall be clearly marked with the words "No dumping - Flows to Bay,"
or equivalent.
Building Inspection Division
40. Separate submittals and permits are required for the following systems and components if
utilized: E.V., P.V., and Solar Hot Water systems.
41. Plans shall include adequate details for fire rated assemblies and continuity of the
assemblies.
42. An acoustical analysis shall be designed and the plans shall incorporate the design(s)
needed to comply with the sound transmissions requirements in CBC Chapter 12.
43. The two lots comprising the site shall be merged. The parcel map or certificate of
compliance shall be recorded prior to permit issuance.
44. The residential portions of the project shall include the required number of handicap
accessible and adaptable units prescribed in California Building Code (CBC), Chapter 11.
Public Works Tree Specialist
45. BUILDING PERMIT SUBMITTAL REVIEW. Prior to submittal for staff review, the
plans submitted for building permit shall be reviewed by the project site arborist to verify
that all the arborist’s recommendations have been incorporated into the final plan set. The
submittal set shall be accompanied by the project site arborist’s certification letter that the
plans have incorporated the following information:
a. Final Tree Protection Report (TPR) design changes and preservation measures.
b. Palo Alto Tree Technical Manual Standards, Section 2.00 and PAMC 8.10.080.
c. Outstanding items. Itemized list and which plan sheet the measures are to be located.
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d. Landscape and irrigation plans are consistent with CPA Tree Technical Manual,
Section 5.45 and Appendix L, Landscaping under Native Oaks and PAMC
18.40.130.
46. SITE PLAN REQUIREMENTS. The final Plans submitted for building permit
shall include the following information and notes on the relevant plan sheets:
a. Sheet
T-1_Tree
Protection-it's
Part
of
the
Plan
(http://www.cityofpaloalto.org/environment/urbancanopy.asp ), Applicant shall
complete the Tree Disclosure Statement. Inspections and monthly reporting by the
project arborist are mandatory. (All projects: check #1; with tree preservation
report: check #2-6; with landscape plan: check #7.)
b. The Tree Preservation Report (TPR). All sheets of the TPR approved by the City,
(Tree Protection Report dated March 22, 2012, and all Addendums) shall be
printed on numbered Sheet T-1 (T-2, T-3, etc) and added to the sheet index.
c. Protective Tree Fencing Type. Delineate on grading plans, irrigation plans, site
plans and utility plans, Type II fencing around Street Trees and Type I fencing
around Protected/Designated trees as a bold dashed line enclosing the Tree
Protection Zone (per the approved Tree Preservation Report) per instructions
on Detail #605, Sheet T-1, and the City Tree Technical Manual, Section 6.35-Site
Plans.
d. Site Plan Notes. Note #1. Apply to the site plan stating, "All tree protection and
inspection schedule measures, design recommendations, watering and
construction scheduling shall be implemented in full by owner and contractor, as
stated in the Tree Protection Report on Sheet T-1 and the approved plans”. Note
#2. All civil plans, grading plans, irrigation plans, site plans and utility plans and
relevant sheets shall include a note applying to the trees to be protected,
including neighboring trees stating: "Regulated Tree--before working in this area
contact the Project Site Arborist at (Kielty Arborist 650-5159783),_"; Note #3.
“Grading/Basement/foundation plan. Soils Report and Excavation for basement
construction within the TPZ of a protected tree shall specify a vertical cut (stitch
piers may be necessary) in order to avoid over-excavating into the tree root zone.
Any variance from this procedure requires City Arborist approval, please call
(650) 329-2441.” Note #4. Utility plan sheets shall include the following note:
“Utility trenching shall not occur within the TPZ of the protected tree. Contractor
shall be responsible for ensuring that no trenching occurs within the TPZ of the
protected tree by contractors, City crews or final landscape workers. See sheet T-1
for instructions.”
47. TREE PROTECTION VERIFICATION. Prior to demolition, grading or building permit
issuance, a written verification from the contractor that the required protective fencing is
in place shall be submitted to the Building Inspections Division. The fencing shall
contain required warning sign and remain in place until final inspection of the project.
DURING CONSTRUCTION
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48. EXCAVATION RESTRICTIONS APPLY (TTM, Sec. 2.20 C & D). Any approved
grading, digging or trenching beneath a tree canopy shall be preformed using ‘air-spade’
method as a preference, with manual hand shovel as a backup. For utility trenching,
including sewer line, roots exposed with diameter of 1.5 inches and greater shall remain
intact and not be damaged. If directional boring method is used to tunnel beneath roots,
then Table 2-1, Trenching and Tunneling Distance, shall be printed on the final plans.
49. PLAN CHANGES. Revisions and/or changes to plans before or during construction shall
be reviewed and responded to by the project site arborist, (Kielty Arborist, 650-5159783), with written letter of acceptance before submitting the revision to the city for
review.
50. CONDITIONS. All Planning Department conditions of approval for the project apply and
shall be printed on the plans submitted for building permit.
51. TREE PROTECTION COMPLIANCE. The owner and contractor shall implement all
protection and inspection schedule measures, design recommendations and construction
scheduling as stated in the TPR, and is subject to code compliance action pursuant to
PAMC 8.10.080. The required protective fencing shall remain in place until final
landscaping and inspection of the project. Project arborist approval must be obtained and
documented in the monthly activity report sent to the City. A mandatory Monthly Tree
Activity Report shall be sent monthly to the City beginning with the initial verification
approval, using the template in the Tree Technical Manual, Addendum 11.
52. TREE DAMAGE. Tree Damage, Injury Mitigation and Inspections apply to Contractor.
Reporting, injury mitigation measures and arborist inspection schedule (1-5) apply
pursuant to TTM, Section 2.20-2.30. Contractor shall be responsible for the repair or
replacement of any publicly owned or protected trees that are damaged during the course
of construction, pursuant to Title 8 of the Palo Alto Municipal Code, and city Tree
Technical Manual, Section 2.25.
53. GENERAL. The following general tree preservation measures apply to all trees to be
retained: No storage of material, topsoil, vehicles or equipment shall be permitted within
the tree enclosure area. The ground under and around the tree canopy area shall not be
altered. Trees to be retained shall be irrigated, aerated and maintained as necessary to
ensure survival.
PRIOR TO OCCUPANCY
54. TREE INSPECTION. The contractor shall call for an inspection by the Project Arborist.
A final inspection and report by the project arborist shall evaluate all trees to be retained
and protected, as indicated in the approved plans, the activity, health, welfare, mitigation
remedies for injury, if any, and for the long term care of the trees for the new owner. The
report shall provide written verification to the Planning Department that all trees, shrubs,
planting and irrigation are installed and functioning as specified in the approved plans.
The final arborist report shall be provided to the Planning Department prior to written
2609-2617 Alma Street (142PLN-00253)
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request for temporary or final occupancy. The final report may be used to navigate the
security guarantee return process, when applicable.
55. PLANNING INSPECTION. Prior to final sign off, contractor or owner shall contact the
city planner (650-329-2441) to inspect and verify Special Conditions relating to the
conditions for structures, fixtures, colors and site plan accessories.
POST CONSTRUCTION
56. MAINTENANCE. All landscape and trees shall be maintained, watered, fertilized, and
pruned according to Best Management Practices-Pruning (ANSI A300-2001 or current
version). Any vegetation that dies shall be replaced or failed automatic irrigation
repaired by the current property owner within 30 days of discovery.
Water, Gas & Wastewater Division
PRIOR TO ISSUANCE OF DEMOLITION PERMIT
57. Prior to demolition, the applicant shall submit the existing water/wastewater fixture unit
loads (and building as-built plans to verify the existing loads) to determine the capacity
fee credit for the existing load. If the applicant does not submit loads and plans they may
not receive credit for the existing water/wastewater fixtures.
58. The applicant shall submit a request to disconnect gas services and/or meters including a
signed affidavit of vacancy. Utilities will be disconnected or removed within 10 working
days after receipt of request. The demolition permit will be issued by the building
inspection division after all utility services and/or meters have been disconnected and
removed.
PRIOR TO SUBMITTAL FOR BUILDING PERMIT
59. The applicant shall submit a completed water-gas-wastewater service connection
application - load sheet for City of Palo Alto Utilities. The applicant must provide all the
information requested for utility service demands (water in fixture units/g.p.m., gas in
b.t.u.p.h, and sewer in fixture units/g.p.d.).
60. The applicant shall submit improvement plans for utility construction. The plans must
show the size and location of all underground utilities within the development and the
public right of way including meters, backflow preventers, fire service requirements,
sewer mains, sewer cleanouts, sewer lift stations and any other required utilities.
61. Utility vaults, transformers, utility cabinets, concrete bases, or other structures can not be
placed over existing water, gas or wastewater mains/services. Maintain 1’ horizontal
clear separation from the vault/cabinet/concrete base to existing utilities as found in the
field. If there is a conflict with existing utilities, Cabinets/vaults/bases shall be relocated
2609-2617 Alma Street (142PLN-00253)
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from the plan location as needed to meet field conditions.
62. The applicant must show on the site plan the existence of any water well, or auxiliary
water supply.
63. The applicant shall be responsible for installing and upgrading the existing utility services
and/or mains as necessary to handle anticipated peak loads. This responsibility includes
all costs associated with the design and construction for the installation/upgrade of the
utility services and/or mains.
64. Sewer drainage piping serving fixtures located below the next upstream sewer main
manhole cover shall be protected by an approved backwater valve per California
Plumbing Code 710.0. The upstream sewer main manhole rim elevation shall be shown
on the plans.
65. Flushing of any fire system to sanitary sewer shall not exceed 30 GPM. Higher flushing
rates shall be diverted to a detention tank to achieve the 30 GPM flow to sewer.
66. Sewage ejector pumps shall meet the following conditions:
a. The pump(s) be limited to a total 100 GPM capacity or less.
b. The sewage line changes to a 4” gravity flow line at least 20’ upstream of the City
clean out.
c. The tank and float is set up such that the pump run time not exceed 20 seconds each
cycle.
67. Existing wastewater laterals that are not plastic (ABS, PVC, or PE) shall be replaced at
the applicant’s expense.
68. The applicant shall pay the capacity fees and connection fees associated with the
installation of the new utility service/s to be installed by the City of Palo Alto Utilities.
The approved relocation of services, meters, hydrants, or other facilities will be
performed at the cost of the person/entity requesting the relocation.
69. Each unit shall have its own water meter located in the street planting strip and gas meter
located on the front of the building closest to the street.
70. A new gas service line installation is required. Show the new gas meter location on the
plans. The gas meter location must conform with utilities standard details.
71. A new sewer lateral installation is required. Show the location of the new sewer lateral
on the plans
72. All existing water and wastewater services that will not be reused shall be abandoned at
the main per WGW utilities procedures.
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73. All utility installations shall be in accordance with the City of Palo Alto utility standards
for water, gas & wastewater.
Utilities Marketing Division
74. For multi-unit projects with more than 1,500 square feet of common area landscape, the
irrigation and planting plans shall conform to the City of Palo Alto’s Landscape Water
Efficiency Standards. Prior to the issuance of either a Building Permit or Grading Permit,
all common area landscaping shall be approved by Utilities Marketing Services, a
division of the Utilities Department.
Please submit the following items when applying for your Building and/or Grading
Permit:
a. Landscape Water Use Statement
b. Water Use Calculations
c. Irrigation Plan
d. Grading Plan
e. Planting Plan
All documents and information to comply with the Landscape Water Efficiency
Standards can be found on the City of Palo Alto Utilities website at
www.cityofpaloalto.org/utilities. If you have any further questions, please contact Brian
Ward in Utility Marketing Services at (650) 329-2251.
75. In addition to planning a sustainable and water efficient landscape, applicants must work
to minimize fertilizer applications and reduce stormwater runoff. Consider the following
conditions at your project site:
a. Landscaping shall be designed with efficient irrigation to reduce runoff, promote
surface infiltration, and minimize the use of fertilizers and pesticides that can
contribute to water pollution.
b. Where feasible, landscaping shall be designed and operated to treat stormwater
runoff by incorporating elements that collect, detain, and infiltrate runoff. In areas
that provide detention of water, plants that are tolerant of saturated soil conditions
and prolonged exposure to water shall be specified.
c. Plant materials selected shall be appropriate to site specific characteristics such as
soil type, topography, climate, amount and timing of sunlight, prevailing winds,
rainfall, air movement, patterns of land use, ecological consistency and plant
interactions to ensure successful establishment.
d. Existing native trees, shrubs, and ground cover shall be retained and incorporated
into the landscape plan to the maximum extent possible.
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e. Proper maintenance of landscaping, with minimal pesticide use, shall be the
responsibility of the property owner.
For more information on minimizing pests and stormwater runoff, contact the
Environmental Compliance division of the City of Palo Alto Public Works Department at
(650)
329-2598
or
visit
their
website
at:
http://www.cityofpaloalto.org/depts/pwd/news/details.asp?NewsID=344&TargetID=150
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ATTACHMENT C
CONTEXT-BASED DESIGN CONSIDERATIONS/FINDINGS
2609-2617 Alma Street
14PLN-00253
Pursuant to PAMC 18.13.060(b), in addition to the findings for Architectural Review
contained in PAMC 18.76.020(d) ‘Multiple Family Context-Based Design Criteria,’ the
following additional findings have been made in the affirmative:
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 streets. This finding can be made in the affirmative in
that the various rooflines, balconies, and variety of siding minimize massing of
the four detached residential units. Front balconies help to create relationship. All
exposed sides of the building units are designed with the same level of care and
integrity.
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. This finding can be made in the
affirmative in that a good neighbor fence, concentrating the third story towards
the middle of the property, high second story windows, and providing privacy
screening of the neighboring properties.
3) Project Open Space: Private and public open space shall be provided so that it is
usable for the residents and visitors of the site. This finding can be made in the
affirmative in that the project incorporates space between the buildings for private
use. The common open space exceeds the required 300 square feet.
4) Parking Design: Parking shall be accommodated but shall not be allowed to
overwhelm the character of the project or detract from the pedestrian
environment. This finding can be made in the affirmative in that the parking is
behind an automatic garage opened by residents for access underneath one of the
units and is not visible from the street, and does not detract from the modern style
architecture of the units.
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 of the
surrounding neighborhood. This finding is not applicable to this project since the
site is approximately 8,070 square feet in area.
6) Housing Variety and Units on Individual Lots: Multi-family projects may include
a variety of unit types such as small-lot detached units, attached
2609-2617 Alma Street (14PLN-00253)
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rowhouses/townhouses, and cottage clusters in order to achieve variety and
create transitions to adjacent existing development. The project is consistent with
this finding in that the four residential units consists of two separate two-unit
townhome buildings separated by 18 feet. Each of the units also has private
balconies.
7) Sustainability and Green Building Design. The project incorporates several items
in the Build It Green Multifamily Green Point Checklist such as site orientation
and south facing windows for passive solar design and high efficiency irrigation
system with smart weather based controller for landscaping.
In conclusion, the proposed project at 2609-2617 Alma Street [14PLN-00253] is
consistent with the Multiple Family Context-Based Design Criteria for all of the reasons
and findings specified above.
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ATTACHMENT D - ZONING TABLE
2609-2617 Alma Street - 14PLN-00253
DEVELOPMENT STANDARDS
FOR RM-30 ZONE DISTRICT
Maximum Residential Density
Maximum Site Coverage (building
footprint
Maximum Site Coverage (covered
patios & overhangs)

ZONE DISTRICT
STANDARD
5 units
40% (3,226 sq. ft.)

PROPOSED
PROJECT
4 units
30.8% (2,488 sq.
ft.)
9.8% (797 sq. ft)
3,285 (40%)

CONFORMANCE

Maximum Floor Area Ratio (FAR)
Minimum Site Open Space (percent)

0.6:1 4,839 sq. ft.
30% (2,419 sq. ft.)

Conforms
Conforms

150 sq. ft. x 4 = 600 sf

4,697 sq. ft. (58%)
(30.4%) 2,453 sq.
ft.
1,590 sq. ft.

Minimum Usable Open Space
(150 sq. ft. per unit)
Minimum Common Open Space
(75 sq. ft. per unit)
Minimum Private Open Space
(50. ft. per unit)
Building setbacks
Front

75 s.f. x 4 = 300 sq. ft.

568 sq. ft.

Conforms

50 sq. ft. x 4 = 200 s.f.

1,020 sq. ft./ unit
(average)

Conforms

25 feet

24 feet

Rear

10 feet

10 feet

Conforms per
PAMC
18.13.040(b)(1)(a)
Conforms

Right Side

6 feet (lot less than 70
feet in width)

6- feet

Conforms

Left Side

6 feet (lot less than 70
feet in width)
35 feet
10 ft up 45 degree
angle

6- feet

Conforms

31-9” feet
Conforms

Conforms
Conforms

Building height
Right side Daylight Plane

5% (403 sq. ft.)
3,629 (45%)
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Conforms
Conforms
Conforms-the total
coverage does not
exceed 45%
including patios and
overhangs

Conforms

Left side
And Rear Daylight Planes

BMR units

10ft up 45 degree
angle
(for the first 10 feet
only due to adjacency
with RM-15 zone)
None required
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Conforms

Conforms

N/A

N/A

ATTACHMENT E
COMPREHENSIVE PLAN TABLE
2609-2617 Alma Street
14PLN-00253

COMPREHENSIVE PLAN POLICY

CONSISTENCY REVIEW

Policy L-12: Preserve the character of
residential neighborhoods by encouraging new
or remodeled structures to be compatible with
the neighborhood and adjacent structures.

The proposed project is consistent in scale, density and
building design with the surrounding structures that
have predominantly multi-family residential uses. The
project has been designed to concentrate the bulk and
mass of the building at the center of the project away
from the street and the rear neighbors.

Policy L-14: Design and arrange new
multifamily buildings, including entries and
outdoor spaces, so that each unit has a clear
relationship to a public street.

The pedestrian and vehicular entries are separated to
provide for a clear relationship for access. A pedestrian
entry to the units is located at the front left of the
property and is accessed from the sidewalk. The vehicle
entrance is the located in the front right of the property
from Alma Street. Both entries provide decorative
pavers.

Policy L-48: Promote high quality, creative
design and site planning that is compatible
with surrounding development and public
spaces.

The proposed development reflects modern architecture
which will be compatible with the various styles of the
neighboring buildings.

Policy L-70: Enhance the appearance of
streets and other public spaces by expanding
and maintaining Palo Alto’s street tree system.

One existing street tree will be preserved and protected
during construction. Another street tree is proposed.
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Attachment F

Attachment F

Attachment G
ARCHITECTURAL REVIEW BOARD
EXCEPT MINUTES
Thursday, July 30, 2015, Meeting
8:30 AM, Council Chambers
PUBLIC HEARINGS

Major Reviews
2.

2609-2617 Alma Street [14PLN-00253]: Request by CKA-Architects on behalf of Shawn
Wang for Architectural Review of the demolition of two duplex apartment buildings and the
construction of a new three-story, four-unit multifamily residential project on an 8,070 sq. ft. site.
Environmental Assessment: A draft Initial Study and Negative Declaration have been prepared
and the public comment period is July 10, 2015 to August 10, 2015. Zone District: Residential
Multiple Family (RM-30). Environmental Assessment: An Initial Study/Draft Mitigated Negative
Declaration was prepared and the public comment period began July 10, 2015.

Margaret Netto reported the applicant had altered the project to address concerns expressed by
neighbors and the ARB. Ms. Netto reviewed details of the project. Staff requested feedback regarding
setbacks. Staff recommended the ARB recommend the Director approve the project.
Chris Kummerer, CKA Architects, reviewed adjacent properties and details of the project.
Board Members inquired about the special setback; the square footage of each unit; an easement at the
rear of the property; daylight planes; sight lines from the third floor rear windows; bicycle parking;
landscaping; screening for utilities; location of HVAC equipment; and the gate and garage doors. Board
Members discussed whether revisions to the project had sufficiently addressed concerns of the neighbors.
MOTION: Board Member Furth moved, seconded by Vice Chair Lew, to continue the item to a date
certain of August 27, 2015.
MOTION PASSED: 4-0-0-0

City of Palo Alto

Page 1

Attachment H: Project Plans – delivered to ARB Board Members only

Also available online at: http://www.cityofpaloalto.org/civicax/filebank/documents/47438

