Architectural Review Board
Staff Report (ID # 7263)

Report Type:

Action Items

Meeting Date: 12/15/2016

Summary Title:

233 University Avenue - Preliminary Architectural Review

Title:

233 University Avenue [16PLN-00302]: Request for Preliminary
Architectural Review of a Proposed Renovation and Addition to
an Existing Approximately 9,481 Square Foot Commercial
Building. The Proposed 11,728 Square Foot Mixed Use Project
Includes use of Seismic Rehabilitation Floor Area Bonus and
Transfer of Development Rights Floor Area, Creates a New
Second Story Office Space, and a new Third Story Rooftop
Garden and Balcony. Environmental Assessment:
This
Preliminary Review is Not a Project Pursuant to the California
Environmental Quality Act (CEQA) and, Therefore, Exempt
from CEQA. Zoning District: CD-C (GF)(P).

From:

Hillary Gitelman

Recommendation
Staff recommends that the Architectural Review Board (ARB):
1. Review and provide comments.
Report Summary
The subject application is a request for preliminary review. No formal direction is provided to
the applicant and Board members should refrain from forming and expressing opinions either
in support or against the project.
As a preliminary review application, the Planning and Community Environment Department has
only performed a cursory review of the project for compliance with the zoning code. A
comprehensive review of a future project to applicable codes, including context-based design
criteria and other standards, would follow the submittal of a formal application. Accordingly,
there may be aspects of this preliminary review application that do not comply with municipal
regulations or require additional discretionary applications beyond architectural review.
City of Palo Alto
Planning & Community Environment
250 Hamilton Avenue
Palo Alto, CA 94301
(650) 329-2442
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Similarly, there has been no comprehensive review of the project to the comprehensive plan or
other policy documents. Such review will occur upon the filing of a formal application.
The purpose of this meeting is to provide an applicant an opportunity to present a conceptual
project to the Board and receive initial comments. Board members may identify aspects of the
project that are appropriate given the neighborhood context and consistent with city policies or
areas of concern that the applicant may want to reconsider in a formal submittal. Community
members are also encouraged to provide early input to the project.
Background
Project Information
Owner:
Architect:
Representative:
Legal Counsel:
Property Information
Address:
Neighborhood:
Lot Dimensions & Area:
Housing Inventory Site:
Located w/in a Plume:
Protected/Heritage Trees:

Mills Family, LLC
Ken Hayes, Hayes Group Architects
Ken Hayes, Hayes Group Architects
Not applicable

233 & 235 University Avenue
Downtown North (University Avenue Parking Assessment District)
45 feet x 100 feet = 4,500 square feet
No
No
One street tree on University Avenue and two street trees on
Ramona Street
Historic Resource(s):
The subject property is not listed on the National Register, California
Register, or City’s Historic Inventory. The City’s 1998 Dames & Moore
survey identified the property as potentially eligible for the California
Register. As part of a formal application, a Historic Resource
Evaluation will be required.
Existing Improvement(s):
Single story flat roofed brick commercial corner building;
approximately 9,481 square feet of gross floor area (approximately
3,420 square foot basement, 4,461 square foot groundfloor, and
1,600 square foot interior mezzanine); 19-feet 3-inches in height at
top of parapet; Originally built circa 1905, rear addition built circa
1920-40’s, removal of exterior stucco and front façade remodel circa
1970’s.
Existing Land Use(s):
Three existing retail tenant uses: The Tap Room (Restaurant; 233
University Avenue), Mills Florist (235 University Avenue), and
Hookah Nights Lounge (235 University Avenue).
Adjacent Land Uses & Northeast:
PC-4063 (commercial land uses)
Zoning:
Northwest: CD-C (commercial land uses)
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CD-C (P) (commercial land uses)
CD-C (commercial land uses)

Aerial View of Property:

Land Use Designation & Applicable Plans
Downtown Commercial – Groundfloor Combining District and
Zoning Designation:
Pedestrian Shopping Combining District (CD-C (GF)(P))
Comp. Plan Designation:
Community Commercial (CC)
Context-Based
Design Criteria:
Yes
Downtown Urban
Design Guide:
Yes; University Avenue District, Civic Cross Axis Subdistrict
South of Forest Avenue
Coordinated Area Plan:
Not applicable
Baylands Master Plan:
Not applicable
El Camino Real Design Not applicable
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Guidelines (1976 / 2002):
Proximity to Residential Yes, the subject property is within 150 feet of a residential use (439
Uses or Districts (150'):
Emerson Street).
Located w/in Airport
Influence Area:
Not applicable
Prior City Reviews & Action
City Council:
PTC:
HRB:
ARB:

None
None
None
None

Project Description
The subject property is located at the northwest corner of University Avenue and Ramona
Street (Attachment A). Notable extant features of the existing circa 1905 single story brick
commercial building include:
 Original brick cladding visible at the majority of the exterior, including the upper portion
of the front elevation and the entire side elevation (Original brick may also exist beneath
the newer brick storefront cladding at the front elevation.),
 Original decorative brick cornice trim (upper and lower bands) running continuously
across the front and side elevations,
 Three (3) historic brick window openings with arched lintels and sills, and one (1)
historic brick door opening with arched lintel, at the side elevation, and
 Historic compact, rectangular building form and dual storefront bay openings.
The proposed project involves the following main components:
 Seismic rehabilitation of the existing circa 1905 brick commercial building,
 Removal of the interior mezzanine,
 Remodeling and expansion of the basement,
 Removal of the rear circa 1920-40’s addition,
 Construction of either a cold shell or a warm shell for a new single tenant groundfloor
retail space,
 Construction of either a cold shell or a warm shell for a new single tenant second story
office space, and
 Construction of new stairs and an elevator that lead to the new second story office and
third story roof deck.
The proposed project responds to the subject property’s listing on the City’s Seismic Hazards
Inventory List as a Category 1 Unreinforced Masonry building and also includes some ADA
upgrades.
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The proposed floorplan expands the existing basement. The basement would provide two retail
storage areas, long-term bicycle parking, trash storage, equipment rooms, stairs, and an
elevator with a lobby. The basement ceiling height would remain at 8-feet high. The proposed
floorplan removes the two circa 1905 retail tenant spaces that front on University Avenue to
create a new single tenant groundfloor retail space with elevator access to the other stories, an
entrance off of Ramona Street through the elevator lobby, a new large display window on
Ramona Street, and a primary storefront(s) off of University Avenue. The groundfloor retail
space would have a ceiling height of 13-feet 7-inches. The proposed floorplan utilizes a seismic
rehabilitation floor area bonus and transfer of development right floor area credits to construct
both the new second story office space and the new third story stairs and elevator with a large
uncovered rooftop deck and a large uncovered mechanical enclosure. The office space ceiling
height would be 10-feet 5-inches. The proposed floorplan removes the circa 1920-40’s rear
addition that fronts on Ramona Street.
The overall height of the building would be 40 feet at the Ramona Street elevation, with the top
of the rooftop mechanical screen and top of the elevator shaft at 38 feet 6 inches and 45 feet,
respectively. The second floor office space would be setback 9 to 10 feet from the front
elevation on University Avenue.
The applicant prepared two façade design options for ARB feedback – the Lintel Option and the
Arch Option (Sheets A2.0, A3.1 and A3.2). Color and materials are identified in a preliminary
manner via notes on the elevations in the project plans and via the design imagery on Sheet
A3.0. Signage is not yet addressed. At this time, the applicant is considering incorporation of
public art into the project design instead of submitting in-lieu fees. Please refer to the Applicant
Statement in Attachment B.
The Lintel Option and the Arch Option differ primarily in the following ways:
FEATURE
University Avenue
Groundfloor Retail
Storefront

Two Ramona Street Entries

University Avenue/Ramona
Street Second Story Office
Window Treatment

LINTEL OPTION
clear frameless glazing and
metal panels at recessed
storefront; new lintel openings
at storefront responding to
original storefront design
the 1970’s arched entry and
the original circa 1905 arched
entry are removed and
become rectangular window
openings
clear glazing with metal panel
posts and beams, would not
have louvers

ARCH OPTION
clear frameless glazing and
metal panels at recessed
storefront; creation of new
brick arches at storefront
the 1970’s arched entry and
the original circa 1905 arched
entry are removed and
become new arched window
openings
clear glazing, metal panel posts
and beams, would have
louvers
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The Lintel Option and the Arch Option share the following aspects in common:
 Both options remove the existing circa 1970’s arched brick façade on the University
Avenue elevation that also wraps around approximately 8-feet onto Ramona Street
elevation (Sheet A2.0). This would resultantly expose the existing original circa 1905
brick underneath. The condition of the currently unexposed original brick walls original
column detailing is unknown and the existing exposed brick is pockmarked from
sandblasting efforts in the 1970’s to remove former stucco.
 Both options retain the existing circa 1905 brick cornice trim (upper and lower bands) at
the University Avenue elevation and around approximately 8-feet onto the Ramona
Street elevation.
 Both options remove the majority of the existing circa 1905 brick wall on Ramona
Street, including the brick cornice trim and three high wood-framed arched lintel
windows featuring black iron bars and black metal lanterns.
 Both options remove what appears to be a wood remnant of an older flat awning, which
is no longer extant, at the University Avenue elevation.
 Both options rebuild the majority of the Ramona Street brick wall and brick cornice trim.
 Both options utilize clear glazing, metal panel posts and beams, and a metal panel roof
overhang for the second story office space.
 Both options construct a new prominent building entrance and modern glazed staircase
tower for access to the office space and rooftop deck.
 Both options could include either a clear glass guardrail for the rooftop deck or a metal
guardrail.
 Both options propose basement storage of all trash, recyclables, and compost items for
all tenants and that these items would be moved in bins via the elevator to the curb on
a regular basis for pickup.
 Both options propose a rear access door that opens onto the short exit court on
Stanford Theatre property between 235 University Avenue and 470 Ramona Street.
 Both options propose compliance with the City’s Green Building and Energy ordinances.
Given that the existing building utilizes the entirety of the parcel, the proposed project contains
the following site improvements:
 bicycle racks on University Avenue and Ramona Street and
 a replacement street tree on Ramona Street.
Anticipated Entitlements:
The following discretionary applications are anticipated:
 Architectural Review – Major (AR): The process for evaluating this type of application is
set forth in PAMC 18.77.070. AR applications are reviewed by the ARB and
recommendations are forwarded to the Planning & Community Environment Director for
action within five business days of the Board’s recommendation. Action by the Director is
appealable to the City Council if filed within 14 days of the decision. AR projects are
evaluated against specific findings. All findings must be made in the affirmative to approve
the project. Failure to make any one finding requires project redesign or denial.
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This project proposal is subject to the interim Annual Office Limit ordinance that established a
50,000 square foot annual limit on Office/R&D development in a portion of the City including
Downtown, the California Avenue area, and the El Camino corridor, adopted October 26, 2015
(Palo Alto Municipal Code (PAMC) 18.85.210(b)). The project would be subject to the City
Council annual review of qualifying office project applications, which is true for all projects
proposing over 2,000 sf of office space. Such projects can only be approved by the Director or
the City Council from April 1 to June 30 of each year.
Discussion
Preliminary Architectural Review applications receive a cursory review for compliance with
zoning regulations and consistency with the comprehensive plan or other applicable policy
documents. This information was previously transmitted to the applicant. A more
comprehensive review will occur upon submittal of a formal architectural review application,
which may reveal other code or policy concerns.
Comprehensive Plan Conformance
The subject property has a Comprehensive Plan land use designation of Regional/Community
Commercial. The purpose of this land use is for larger shopping districts that have wider variety
goods and services than the neighborhood shopping areas. They rely on larger trade areas and
include such uses as department stores, bookstores, furniture stores, toy stores, apparel shops,
restaurants, theaters, and non-retail services such as offices and banks. Key goals, policies, and
programs from the Comprehensive Plan are outlined in Attachment C, including support for the
implementation of the Downtown Urban Design Guide.
Downtown Urban Design Guide
Relative to the goals of the Downtown Urban Design Guide, important characteristics toward
supporting the retail core of downtown include maintaining the diversity of architecture and
the tree-lined ambience. Staff is interested in ARB feedback about furthering project
consistency with the character of the University Avenue District and the Civic Cross Axis
subdistrict. The Downtown Urban Design Guide states:
 “University Avenue contains a general 25-50 foot wide pattern of storefronts, and
similar sized structural bays at larger buildings. This pattern creates a pleasing rhythm
and allows a variety of building facades within a single block face. Generally, buildings
are two, three or four stories with a few exceptions. Most buildings have no setback to
the street and rise to a parapet wall without a distinct roof. The architectural style of the
retail storefronts is mixed. Many corner stores front only to University Avenue while
ignoring the side streets. This limits the opportunity to continue retail vitality onto the
side streets. Landmarks within the district include the Palo Alto Office Center at 525
University, the Varsity Theater and the Stanford Theater…” (Page 26),
 Referring to the project vicinity: “The creation of a cross axis in this location is important
to creating a major focus of activity downtown…” (Page 13),
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The subject property is identified for encouragement of strong building volumes at the
intersection of University Avenue and Ramona Street (Page 27) and construction of 3-4
story buildings on that portion of University Avenue and Ramona Street (Page 23),
“Corner buildings should generate interest on the side streets as well as the main street
frontage, to foster linkage with the rest of the commercial core. They should allow
pedestrians to see or walk through the corner in order to strengthen the pedestrian
experience and continue the retail to the side street…” (Page 28),
“Design buildings with attention to all facades visible from streets and pedestrian
ways…” (Page 28),
“Incorporate groundfloor treatments of buildings that allow for easier pedestrian view
of displays and merchandise. Avoid the use of curtains, shades, blinds, or other
screening devices which limit pedestrian views in to the building…” (Page 28),
“Maintain zero setback lines but encourage open air dining, courtyards or other active
pedestrian areas…” (Page 28), and
“Limit the use of arcades to special design situations, such as the Ramona Street historic
district or locations where the arcade will complement and not hinder pedestrian
flow…” (Page 28).

Zoning Compliance
The subject property is zoned Downtown Commercial - Community (CD-C) and is also within the
Groundfloor Combining District (GF) and the Pedestrian Shopping Combining District. Relevant
development standards are outlined in Attachment D. The proposed project adheres to the
basic height requirements and there are no lot coverage and setback requirements for the CD-C
zoning district. Currently at approximately 9,481 square feet of gross floor area and 2.107:1
FAR, the subject property is considered legal nonconforming in regard to the current maximum
of 4,500 square feet and 1.0:1 FAR. The CD-C does allow an increase in FAR, not to exceed a
total FAR of 3.0:1, with the use of a seismic rehabilitation floor area bonus outlined in PAMC
Section 18.18.070(a)(2) and/or the use of a transfer of development right floor area credits
outlined in PAMC Section 18.18.070(c). The proposed project would result in approximately
11,728 square feet of gross floor area and 2.601 FAR.
The final calculation of gross floor area (including any exempt floor area due to ADA upgrades),
Floor-to-Area Ratio (FAR), short and long term bicycle parking spaces, auto parking spaces,
amount of seismic rehabilitation floor area bonus generated and utilized on site, and the
amount of transfer of development rights floor area credits utilized on site will be analyzed
during the review of any formal architectural review application.
Land Uses, Groundfloor Combining District, and Retail Preservation
Palo Alto Municipal Code (PAMC) Section 18.18.050 indicates that Retail uses and most Service
uses are permitted in the CD-C zoning district. Administrative Office Services are not permitted
in the CD-C zoning district, but Medical, Professional, and General Business Offices are
permitted uses. However, Medical, Professional, and General Business Offices cannot be
located on the groundfloor, although a small groundfloor lobby to permitted upstairs office
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uses is allowed according to the Groundfloor Combining District provisions in PAMC Section
18.30(C).020.
The subject property is also subject to the interim urgency Retail Preservation Ordinance in
PAMC Chapter 18.85. According to PAMC Section 18.85.050 Reconstruction, any groundfloor
Retail use existing on or after March 2, 2015 may be demolished and rebuilt provided that the
portion of square footage used as retail use is not reduced except that it may be reduced by the
minimum amount needed to provide access to any new upper floor and/or lower level parking.
Pedestrian Shopping Combining District
The Pedestrian Shopping Combining District provisions state that the specific nature and
requirements of pedestrian design features shall be determined as part of the formal
architectural review process for the project. The standard requirements are to provide design
features intended to create pedestrian or shopper interest, to provide weather protection for
pedestrians, and to preclude inappropriate or inharmonious building design and siting,
including:
(1) Display windows, or retail display areas;
(2) Pedestrian arcades, recessed entryways, or covered recessed areas designed for
pedestrian use with an area not less than the length of the adjoining frontage times 1.5
feet;
(3) Landscaping or architectural design features intended to preclude blank walls or
building faces.
Parking and Circulation
According to PAMC Section 18.52.030(d) and PAMC 18.52.040(b) Table 2 Minimum Off-Street
Parking Requirements for Parking Assessment Districts, auto parking requirements are set at 1
auto parking space per 250 square feet of unexempt gross floor area. Bicycle parking
requirements are set at 1 bicycle parking space per 2,500 square feet of unexempt gross floor
area, of which forty percent (40%) should be long term use and sixty percent (60%) should be
short term use bicycle racks.
The subject property currently participates in the University Avenue Parking Assessment District
and is assessed at 9,481 square feet, or for the equivalent of 38 off-site parking spaces. The
proposed project would increase the gross floor area on the property by approximately 2,247
square feet, or the equivalent of 9 parking spaces. The applicant proposes to increase their
participation in the District for any required increase in auto parking spaces, or approximately
47 auto parking spaces.
According to PAMC Section 18.52.030(d) and PAMC 18.52.040(c) Table 3 Minimum Off-Street
Loading Requirements, the amount of proposed new office use gross floor area, less than 9,999
sf, would not trigger the creation of a new loading space on the property.
The project proposes a rear access door that opens onto the short exit court on Stanford
Theatre property between 235 University Avenue and 470 Ramona Street. However, at the
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present time, staff is unaware of the presence of an easement that would allow for this access
door.
The Transportation Division requested provision of long term bicycle parking on the
groundfloor, rather than the basement.
Performance Criteria
The Performance Criteria outlined in PAMC Chapter 18.23 are applicable for the project and
outlined in Attachment E. According to PAMC 18.18.060(j) and Performance Criteria in PAMC
Section 18.23.020, the project would be required to address waste storage and collection onsite.
Street Trees and Site Improvements
The City’s Urban Forestry division recommends retention of the University Avenue street trees,
but replacement of the two existing street trees on Ramona Street with three 24-inch box size
oaks. The Utilities Department indicated that the project would require a new padmount
transformer, but the location has not yet been identified on the project plans.
Feedback
At this point in project development, the ARB is encouraged to provide objective feedback to
the applicant on the preliminary drawings. In particular, the applicant would appreciate
feedback on the proposed design options.
The Board may want to consider providing comments that relate to the Comprehensive Plan,
the Downtown Urban Design Guide, and Zoning Compliance as discussed above, as well as the
Architectural Review Findings (Attachment F) and the Context-Based Design Criteria
(Attachment G). General topics include:
 Scale and mass,
 Transitions in scale to adjacent properties,
 Relationship to the neighborhood setting and context,
 Pedestrian-orientation and design,
 Access to the site,
 Consideration to any applicable policy documents
 Architectural design, theme, cohesiveness, and quality of materials, and
 Preservation of existing native or mature landscaping or features, if any.
Staff would appreciate feedback on the following topics:
 The proposed floorplan relative to designing for the retail requirements in the
Pedestrian Shopping District and Downtown Urban Design Guide, including:
o the design of the groundfloor corner and corner treatments on above stories,
o distribution and amount of the recessed areas and display windows,
o loss of a direct retail space entrance on Ramona Street,
o the minimum size necessary for the elevator lobby and stairs, and
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o loss of the dual storefront bay openings on University Avenue.
The proposed massing and color/materials relative to compatibility of the design with
the University Avenue district, Cross Axis subdistrict, and the nearby Ramona Street
Historic District,
Reconstruction of the historic brick features that may no longer be extant or intact
based on documentary evidence such as historic photographs,
Locations for public art on the subject property or on the building, and
Locations for signage on the building.

Next Steps
There is no further action required by the ARB after its discussion. The applicant may elect to
file a formal architectural review application.
Environmental Review
The subject review involves no discretionary action and is therefore not a project and not
subject to review pursuant to the California Environmental Quality Act (CEQA). If a formal
application is filed, an analysis of the project under CEQA will be performed. Additional early
research by the property owner also indicates that the property might be eligible for the
California Register, although a thorough analysis in regard to building integrity will be provided
in a Historic Resource Evaluation with any formal architectural review application.
Report Author & Contact Information
Rebecca Atkinson, Planner
(650) 329-2596
Rebecca.Atkinson@CityofPaloAlto.org

ARB1 Liaison & Contact Information
Jodie Gerhardt, AICP, Planning Manager
(650) 329-2575
Jodie.Gerhardt@CityofPaloAlto.org

Attachments:
 Attachment A: Location Map (PDF)
 Attachment B: Applicant Statement (PDF)
 Attachment C: Comprehensive Plan Goals and Policies
(DOC)
 Attachment D: Zoning Comparison Table (DOCX)
 Attachment E: Performance Criteria (DOCX)
 Attachment F: Architectural Review Findings
(DOCX)
 Attachment G: Context Based Design Criteria
(DOCX)
 Attachment H: Project Plans (DOCX)
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Emails may be sent directly to the ARB using the following address: arb@cityofpaloalto.org

Attachment A

Project Site

Attachment B

nd

August 22 , 2016
th
Revised November 18 , 2016
City of Palo Alto
Department of Planning & Community Environment
th
250 Hamilton Avenue, 5 floor
Palo Alto, CA 94303
Re: 233 University Ave. ARB Preliminary Review Project Description
To Planning Staff and ARB Members:
Attached is Hayes Group Architect’s submittal package for 233 University Avenue for ARB preliminary
review. The project applicant is Hayes Group Architects on behalf of our client, Mill Family LLC.
This package includes eight sets of half size drawings and eight full size drawings, including the site
survey, contextual photos, the proposed site plan, floor plans, elevations, sections, and perspectives.
Also included are records of the Transfer of Development Rights, the Seismic Listing, and a Historic
Resource Evaluation.
1. EXISTING CONDITIONS
The site is located at the southwest corner of University Avenue and Ramona Street. The surrounding
vicinity is a mix of downtown retail and office uses. To the south of the property, at 227 University, is the
Stanford Theater. To the west of the property, at 470 Ramona is an exit court for the theater and a onestory office building on the adjacent site. This site is more than 150 feet from any residentially zoned
properties.
The zone district is CD-C(P)(GF): Downtown Commercial, Pedestrian Shopping and Ground Floor
Combining Districts. This district has no setbacks or maximum site coverage requirements. Per review of
the title report, no easements are recorded on this property.
The site area is 4,500 SF. The existing building is retail use, with a basement, ground floor and partial
mezzanine. The building is assessed in the downtown parking district at 9,481 square feet. Existing
building height is 19’-3”. There are no parking spaces on site. There is no waste storage on site as the
alley down the street is presently used for waste and recycling bins.
2. PROPOSED PROJECT
We propose a seismic rehabilitation of the existing building, paired with alterations to the ground floor and
a new second floor and roof balcony.
Retail uses shall occupy the entire basement (3,518 square feet) and the majority of the ground floor
(3,734 square feet).
General Business Office occupies the entire second floor (3,632 square feet), third floor (468 square feet)
and ground floor lobby (376 square feet). The area of the office lobby is minimized, in accordance with
Pedestrian and Ground Floor Combining District requirements. The proposed building area is 11,728
square feet.
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At the ground floor, the existing brick wall at University Ave shall remain. Much of the thirteen-inch-thick
unreinforced brick wall along Ramona Street shall be replaced with new wall which meets current code
requirements and matches the brick materials of the existing structure. This new construction allows for
larger window openings, meeting the goals of the Pedestrian Overlay District. The office lobby is located
at the northwest corner of the site, at Ramona Street. The new openings and lobby use clear frameless
glazing and dark metal panels to distinguish new construction from the existing building.
The new second floor shall be held back from University Avenue. This creates a balcony overlooking the
sidewalk while reducing the perceived height of the building. The second floor also uses a simple
composition of clear glazing and dark metal panel posts and beams.
The third floor is a mechanical enclosure, roof balcony, and stair enclosures. Structures are held away
from the street to diminish their visual impact. The roof balcony guardrail shall be clear glass or metal
railings.
The height of the second floor balcony guardrail, at University Ave., is 19’-3”. This retains the existing
brick parapet. The height of the second floor overhang at University and Ramona is 30’-6”, close to the
height of the adjacent Stanford Theater facade. The third floor stair, elevator and mechanical enclosures
are held back from street to diminish their visual impact; the top of the elevator shaft is 45’-0”, similar to
the roof of the Stanford Theater.
Four street trees at University and Ramona shall remain. One new street tree shall be added at Ramona
in an existing tree well.
Our preliminary ARB submission includes two elevation options: one option has rectangular ‘lintel’
openings at the ground floor, matching historic records of the building. The second option has brick
arches above the openings. We would appreciate board review and feedback on these options. Also,
we’d appreciate feedback on the options of glass guardrail or metal guardrail at the roof balcony.
3. FLOOR AREA INCREASES
This project qualifies for the Seismic Rehabilitation Bonus. It is in Seismic Category I and will undergo
Seismic Rehabilitation. This bonus allows a floor area increase of 2,500 square feet.
This project is an eligible receiver site for Transfer of Development Rights. It is located in the CD
commercial downtown district. The site is located at least 150 feet front any property zoned for residential
use. The owner has purchased 1,600 square feet of TDRs to be applied to this site. Documentation is
included herein.
The combined seismic rehabilitation bonus and transfer of development rights are 4,100 square feet.
This added floor area increases the FAR by less than 1.0:1. The overall floor area remains less than
3.0:1.
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4. PARKING & BICYCLE SPACES
This project is in the downtown parking assessment district, and was previous assessed at 9,481 square
feet, or 38 spaces. The proposed work adds 2,247 square feet, which requires nine parking spaces. As
it is not physically feasible to place these on the site, the owners shall participate in the in-lieu parking
program.
Short-term bicycle parking will be provided at University and Ramona sidewalks. Long-term bicycle
parking shall be provided in a bike room inside the building.
5. TRASH/RECYCLING
There is no existing on-site trash or recycling enclosure. The building occupants have historically used
bins within an alley linking Ramona Street to city parking lot ‘A’, at 431 Emerson.
We propose storing trash & recycling in the basement of the building. An alternate possibility, discussed
with Zero Waste Palo Alto, is to create a joint trash enclosure, used by several properties, at a shared
site. This is subject to further discussion.
6. GREEN BUILDING STANDARD
This project shall satisfy requirements for the Palo Alto Energy Reach Code, Alternations and Addition
Projects.
This project shall satisfy requirements for the Palo Alto CalGreen and EnergyStar Ordinance, New
Construction and Addition Projects greater than 10,000 square feet.

We look forward to a staff review and scheduling of an ARB hearing so that we can proceed with the
development of this project.
Please call me at (650) 365-0600x15 if you have any questions.
Sincerely,

Ken Hayes, AIA
Principal
cc:

Leslie Mills, Mills Family LLC

enclosed:

Transfer of Development Right Documentation, June 2016
Seismic Listing Documentation
Page from Parking Assessment Report, March 2001
Historic Report, January 2016
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ATTACHMENT C
COMPREHENSIVE PLAN GOALS AND POLICIES
233 University Avenue / File No. 16PLN-00302
Comp Plan Goals and Policies
The Comprehensive Plan land use designation for the site is Regional Commercial.
Land Use and Community Design Element
Goal L-1: A well-designed, compact city, providing residents and visitors with attractive
neighborhoods, work places, shopping district, public facilities and open spaces.
Policy L-5: Maintain the scale and character of the City. Avoid land uses that are overwhelming and
unacceptable due their size and scale.
Policy L-7: Evaluate changes in land use in the context of regional needs, overall City welfare and
objectives, as well as the desires of surrounding neighborhoods.
Policy L-8: Maintain a limit of 3,257,900 square feet of new non-residential development for the nine
planning areas evaluated in the 1989 Citywide Land Use and Transportation Study, with the
understanding that the City Council may make modifications for specific properties that allow modest
additional growth. Such additional growth will count towards the 3,257,900 maximum. Stanford
University Medical Center hospital, clinic and medical school uses are exempt from monitoring; thus,
additional growth in areas zoned "Hospital District" is exempt from this policy.
Goal L-4: Inviting, pedestrian-scale centers that offer a variety of retail and commercial services and
provide focal points and community gathering places for the City’s residential neighborhoods and
Employment Districts.
Policy L-18: Encourage the upgrading and revitalization of selected Centers in a manner that is
compatible with the character of surrounding neighborhoods.
Policy L-20: Encourage street frontages that contribute to retail vitality in all Centers. Reinforce street
corners with buildings that come up to the sidewalk or that form corner plazas.
Policy L-21: Provide all Centers with centrally located gathering spaces that create a sense of identity
and encourage economic revitalization. Encourage public amenities such as benches, street trees,
kiosks, restrooms and public art.
Policy L-22: Enhance the appearance of streets and sidewalks within all Center though an aggressive
maintenance, repair and cleaning program; street improvements; and the use of a variety of paving
materials and landscaping.
POLICY L-23: Maintain and enhance the University Avenue/Downtown area as the central business
district of the City, with a mix of commercial, civic, cultural, recreational and residential uses. Promote
quality design that recognizes the regional and historical importance of the area and reinforces its
pedestrian character.


PROGRAM L-19: Support implementation of the Downtown Urban Design Guide.



PROGRAM L-20: Facilitate reuse of existing buildings.
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POLICY L-24: Ensure that University Avenue/Downtown is pedestrian-friendly and supports bicycle use.
Use public art and other amenities to create an environment that is inviting to pedestrians.


PROGRAM L-21: Improve the University Avenue/Downtown area by adding landscaping and
bicycle parking and encouraging large development projects to benefit the public by
incorporating public art.

Goal L-6: Well-designed buildings that create coherent development patterns and enhance city streets
and public spaces.
Policy L-48: Promote high quality, creative design and site planning that is compatible with
surrounding development and public spaces.
POLICY L-49: Design buildings to revitalize streets and public spaces and to enhance a sense of
community and personal safety. Provide an ordered variety of entries, porches, windows, bays and
balconies along public ways where it is consistent with neighborhood character; avoid blank or solid
walls at street level; and include human-scale details and massing.
Goal L-7: Conservation and Preservation of Palo Alto’s Historic Buildings, Sites, and Districts.
POLICY L-56: To reinforce the scale and character of University Avenue/Downtown, promote the
preservation of significant historic buildings.
POLICY L-57: Develop incentives for the retention and rehabilitation of buildings with historic merit in
all zones.
Goal L-9: Attractive, Inviting Public Spaces and Streets that Enhance the Image and Character of the
City
POLICY L-66: Maintain an aesthetically pleasing street network that helps frame and define the
community while meeting the needs of pedestrians, bicyclists, and motorists.
POLICY L-69: Preserve the scenic qualities of Palo Alto roads and trails for motorists, cyclists,
pedestrians, and equestrians.
POLICY L-70: Enhance the appearance of streets and other public spaces by expanding and maintaining
Palo Alto’s street tree system.
Goal T-1: Less Reliance on Single-Occupant Vehicles.
Policy T-1: Make land use decisions that encourage walking, bicycling, and public transit use.
Goal T-3: Facilities, services and programs that encourage and promote walking and bicycling.
Policy T-14: Improve pedestrian and bicycle access to and between local destinations, including public
facilities, schools, parks, open space, employment districts, shopping centers, and multi-modal transit
stations.
Policy T-19: Improve and create additional, attractive, secure bicycle parking at both public and private
facilities, including multi-modal transit stations, on transit vehicles, in City parks, at public facilities, in
new private developments, and other community destinations.
Policy T-20: Improve maintenance of bicycle and pedestrian infrastructure.
POLICY T-21: Support the use of Downtown alleyways for pedestrian- and bicycle-only use.
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Policy T-23: Encourage pedestrian-friendly design features such as sidewalks, street trees, on-site
parking, public spaces, gardens, outdoor furniture, art, and interesting architectural details.
Goal N-3: A Thriving “Urban Forest” That Provides Ecological, Economic, and Aesthetic Benefits for
Palo Alto.
POLICY N-15: Require new commercial, multi-unit, and single family housing projects to provide street
trees and related irrigation systems.
Goal N-10: Protection of Life and Property From Natural Hazards, Including Earthquake, Landslide,
Flooding, and Fire.
POLICY N-51: Minimize exposure to geologic hazards, including slope stability, subsidence, and
expansive soils, and to seismic hazards including groundshaking, fault rupture, liquefaction, and
landsliding.
Goal B-2: A Diverse Mix of Commercial, Retail, and Professional Service Businesses
POLICY B-4: Nurture and support established businesses as well as new businesses.
Goal B-5: Attractive, Vibrant Business Centers, Each with a Mix of Uses and a Distinctive Character.
POLICY B-17: Where redevelopment is desired, encourage owners to upgrade commercial properties
through incentives such as reduced parking requirements, credit for on-street parking, and increases in
allowable floor area. Use such incentives only where they are needed to stimulate redevelopment or
contribute to housing or community design goals
POLICY B-20: Support and enhance the University Avenue/Downtown area as a vital mixed use area
containing retail, personal service, office, restaurant, and entertainment uses. Recognize the
importance of an appropriate retail mix, including small local businesses, to the continued vitality of
Downtown.
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ATTACHMENT D
ZONING COMPLIANCE – DEVELOPMENT STANDARDS
233 University Avenue / File No. 16PLN-00302
Table 1: COMPARISON WITH CHAPTER 18.18 (CD-C DISTRICT)
Exclusively Non-Residential Uses
Regulation

Required

Existing

Proposed

Minimum Building
Setback
Front Yard

None Required

0 ft.

0 ft.

Rear Yard

None Required

0 ft.

0 ft.

Interior Side Yard

None Required

0 ft.

0 ft.

Street Side Yard

No requirement

0 ft.

0 ft.

Maximum Site Coverage
(building footprint)
Maximum Height

None Required

100%

100%

50 feet

45 feet at the top of
the elevator shaft

Maximum Floor Area
Ratio (FAR)

1.0:1 FAR, except that FAR
may be increased with
transfers of development
and/or bonuses for seismic
and historic rehabilitation
upgrades, not to exceed a
total site FAR of 3.0:1

19-feet 3-inches in
height at top of
parapet
@2.107 FAR
@9,481 square feet

@2.601 FAR
@11,728 square
feet

18.18.100 Performance Standards. In addition to the standards for development prescribed above, all
development shall comply with the performance criteria outlined in Chapter 18.23 of the Zoning Ordinance.
18.18.110 Context-Based Design Criteria. As further described in a separate attachment, development in a
commercial district shall be responsible to its context and compatible with adjacent development, and shall
promote the establishment of pedestrian oriented design.
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Table 2: CONFORMANCE WITH CHAPTER 18.52 (Off-Street Parking and Loading)
for Downtown University Avenue Parking Assessment District
Type
Vehicle Parking
(within the Downtown
Parking Assessment District)

Required
1 auto parking space
per 250 square feet of
gross floor area

Bicycle Parking

1 bicycle parking space
per 2,500 square feet
of gross floor area;
40% Long Term
60% Short Term
0 - 9,999 square feet
of new gross floor area
= No Loading Space
Required

Loading
Spaces

Medical offices
Professional
offices
General business
offices
Retail Services
Eating and
Drinking Services

0 - 4,999 square feet of
new gross floor area =
1 Loading Space
Required

16PLN-00302
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Existing
The subject property
currently participates in
the University Avenue
Parking Assessment
District and is assessed at
9,481 square feet, or for
the equivalent of 38 offsite parking spaces.
The subject property
does not currently have
any short or long term
bicycle parking spaces.
The subject property
does not currently have
any loading spaces.

Proposed
If the subject
property had an
estimated 11,728
square feet, then the
requirement would
be 47 parking
spaces.
5 bicycle parking
spaces are estimated
to be required;
Long Term: 2
Short Term: 3
According to PAMC
Section 18.52.030(d)
and PAMC
18.52.040(c) Table 3
Minimum Off-Street
Loading
Requirements, the
amount of proposed
new office use gross
floor area would not
trigger the creation
of a new loading
space on the
property. However,
if the amount of
retail use on the
property increased
beyond the amount
of existing retail
gross floor area, then
the project would be
required to create
one new loading
space on the
property.
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ATTACHMENT E
PERFORMANCE CRITERIA
233 University Avenue / File No. 16PLN-00302

These performance criteria are intended to provide additional standards to be used in the design and evaluation of
developments in the multi-family, commercial, and industrial zones. The purpose is to balance the needs of the uses
within these zones with the need to minimize impacts to surrounding neighborhoods and businesses. The criteria are
intended to make new developments and major architectural review projects compatible with nearby residential and
business areas, and to enhance the desirability of the proposed developments for the site residents and users, and for
abutting neighbors and businesses.

18.23.020 Trash Disposal and Recycling
Assure that development provides adequate and accessible
interior areas or exterior enclosures for the storage of trash and
recyclable materials in appropriate containers, and that trash
disposal and recycling areas are located as far from abutting
residences as is reasonably possible.

18.23.030 Lighting
To minimize the visual impacts of lighting on abutting or
nearby residential sites and from adjacent roadways.

18.23.040 Late Night Uses and Activities
The purpose is to restrict retail or service commercial
businesses abutting (either directly or across the street) or within
50 feet of residentially zoned properties or properties with existing
residential uses located within nonresidential zones, with
operations or activities between the hours of 10:00 p.m. and 6:00
a.m. Operations subject to this code may include, but are not
limited to, deliveries, parking lot and sidewalk cleaning, and/or
clean up or set up operations, but does not include garbage pick
up.

18.23.050 Visual, Screening and Landscaping
Privacy of abutting residential properties or properties with
existing residential uses located within nonresidential zones
(residential properties) should be protected by screening from
public view all mechanical equipment and service areas.
Landscaping should be used to integrate a project design into the
surrounding neighborhood, and to provide privacy screening
between properties where appropriate.
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18.23.060 Noise and Vibration
The requirements and guidelines regarding noise and vibration
impacts are intended to protect residentially zoned properties or
properties with existing residential uses located within
nonresidential zones (residential properties) from excessive and
unnecessary noises and/or vibrations from any sources in abutting
industrial or commercially zoned properties. Design of new
projects should reduce noise from parking, loading, and refuse
storage areas and from heating, ventilation, air conditioning
apparatus, and other machinery on nearby residential properties.
New equipment, whether mounted on the exterior of the building
or located interior to a building, which requires only a building
permit, shall also be subject to these requirements.

18.23.070 Parking
The visual impact of parking shall be minimized on adjacent
residentially zoned properties or properties with existing
residential uses located within nonresidential zones.

18.23.080 Vehicular, Pedestrian and Bicycle Site Access
The guidelines regarding site access impacts are intended to
minimize conflicts between residential vehicular, pedestrian, and
bicycle uses and more intensive traffic associated with
commercial and industrial districts, and to facilitate pedestrian
and bicycle connections through and adjacent to the project site.

18.23.090 Air Quality
The requirements for air quality are intended to buffer
residential uses from potential sources of odor and/or toxic air
contaminants.

18.23.100 Hazardous Materials
In accordance with Titles 15 and 17 of the Palo Alto
Municipal Code, minimize the potential hazards of any use on a
development site that will entail the storage, use or handling of
hazardous materials (including hazardous wastes) on-site in excess
of the exempt quantities prescribed in Health and Safety Code
Division 20, Chapter 6.95, and Title 15 of this code.
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ATTACHMENT F
ARCHITECTURAL REVIEW FINDINGS
233 University Avenue / File No. 16PLN-00257

ARCHITECTURAL REVIEW BOARD STANDARDS FOR REVIEW
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.

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.

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.
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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.

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.

Sustainability:
Finding #15: The design is energy efficient and incorporates renewable energy design elements
including, but not limited to:
a. Careful building orientation to optimize daylight to interiors
b. High performance, low-emissivity glazing
c. Cool roof and roof insulation beyond Code minimum
d. Solar ready roof
e. Use of energy efficient LED lighting
f. Low-flow plumbing and shower fixtures
g. Below grade parking to allow for increased landscape and stormwater treatment
areas
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ATTACHMENT G
CONTEXT-BASED DESIGN CRITERIA
233 University Avenue / File No. 16PLN-00302

Pursuant to PAMC 18.16.090(b), the following context-based design considerations and findings are applicable to this
project. These context-based design criteria are intended to provide additional standards to be used in the design and
evaluation of development in a commercial district. The purpose is to encourage development in a commercial district to
be responsible to its context and compatibility with adjacent development as well as to promote the establishment of
pedestrian oriented design.
1. Pedestrian and Bicycle Environment
The design of new projects shall promote pedestrian walkability, a bicycle friendly environment, and connectivity through
design elements
2. Street Building Facades
Street facades shall be designed to provide a strong relationship with the sidewalk and the street (s), to create an
environment that supports and encourages pedestrian activity through design elements
3. Massing and Setbacks
Buildings shall be designed to minimize massing and conform to proper setbacks
4. Low Density Residential Transitions
Where new projects are built abutting existing lower scale residential development, care shall be taken to respect the
scale and privacy of neighboring properties
5. Project Open Space
Private and public open space shall be provided so that it is usable for the residents and visitors of the site
6. Parking Design
Parking shall be accommodated but shall not be allowed to overwhelm the character of the project or detract from the
pedestrian environment
7. Large Multi-Acre Sites
Large sites (over one acre) shall be designed so that street, block, and building patterns are consistent with those of the
surrounding neighborhood
8. Sustainability and Green Building Design
Project design and materials to achieve sustainability and green building design should be incorporated into the project
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ATTACHMENT H
PROJECT PLANS
233 University Avenue / File No. 16PLN-00302

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

1.
2.
3.
4.
5.
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Directions to review Project plans online:
Go to: https://paloalto.buildingeye.com/planning
Search for “233 University Avenue” and open record by clicking on the green dot
Review the record details and open the “more details” option
Use the “Records Info” drop down menu and select “Attachments”
Open the attachment named “Project Plans Architectural Review 111816”
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