Planning & Transportation Commission
Staff Report (ID # 9356)

Report Type:

Action Items

Meeting Date: 8/29/2018

Summary Title:

3877 El Camino Real: Tentative Condo Map

Title:

PUBLIC HEARING / QUASI-JUDICIAL. 3877 El Camino Real
[17PLN-00321]: Recommendation on Applicant's Request for
Approval of a One Lot Vesting Tentative Map to Divide an
Existing 0.75 Acre Parcel into 17 Residential Condominiums
and one Commercial Condominium. Environmental
Assessment: Mitigated Negative Declaration Adopted by
Council on September 18, 2017. Zoning Districts: CS and RM30. For More Information, Contact the Project Planner Sheldon
Ah Sing at sahsing@m-group.us.

From:

Jonathan Lait

Recommendation
Staff recommends the Planning and Transportation Commission (PTC) take the following
action(s):
1. Recommend approval of the Vesting Tentative Map to the City Council based on the
attached findings and conditions.

Report Summary
The applicant proposes a condominium subdivision that would allow for the single parcel
division of airspace in conjunction with the development of 11 townhouse units and a mixeduse building with 4,027 square feet of commercial space and six residential flats on a 32,825
square foot “L” shaped lot with street frontage along El Camino Real and Curtner Avenue.
The project site was the subject of Site and Design Review and Design Enhancement
applications that were approved by the City Council on September 18, 2017. The intent of the
subdivision request is to implement the approved project allowing for the private ownership of
each unit/space.

Background
City of Palo Alto
Planning & Community Environment
250 Hamilton Avenue
Palo Alto, CA 94301
(650) 329-2442

City of Palo Alto
Planning & Community Environment Department

Project Information
Owner:
Architect:
Civil Engineer:
Representative:
Legal Counsel:
Property Information
Address:
Neighborhood:
Lot Dimensions & Area:
Housing Inventory Site:
Located w/in a Plume:
Protected/Heritage Trees:
Historic Resource(s):
Existing Improvement(s):
Existing Land Use(s):
Adjacent Land Uses &
Zoning:

Special Setbacks:
Aerial View of Property:
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Zijin, LLC c/o Ran Lin
EID Architects, LLC c/o Stuart Welte
Langan c/o Vitina Mandella
Brandon Arioli, Nuvera Homes
Not applicable

3877 El Camino Real
Ventura
313 feet deep x 77 feet wide (El Camino Real) + 53 feet wide x 164
deep (Curtner) 32,825 square feet
Not applicable
Not applicable
Not applicable
Not applicable
5,860 square feet 2-stories & 22-feet tall (1938)
Vacant restaurant and parking lot
North: RM-30 (residential multi-family)
West: CS & CN (Commercial Uses), Oil change shop, coffee shop,
restaurants.
East: CS (Commercial Uses) Gas station, credit union
South: CN (Commercial Uses)
Not applicable

City of Palo Alto
Planning & Community Environment Department

Source: DigitalGlobe, US Geological Survey, USDA Farm Service Agency, Google 2018

Land Use Designation & Applicable Plans/Guidelines
Zoning Designation:
CS & RM-30
Comp. Plan Designation:
Service Commercial and Multiple Family Residential
Context-Based Design:
Yes. However, not applicable with this request
Downtown Urban Design: Not applicable
SOFA II CAP:
Not applicable
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City of Palo Alto
Planning & Community Environment Department

Baylands Master Plan:
ECR Guidelines ('76 / '02):
Proximity to Residential
Uses or Districts (150'):
Located w/in AIA
(Airport Influence Area):
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Not applicable
Yes
Yes
Not applicable

Prior City Reviews & Action
City
Site and Design Review on September 18, 2017 (14PLN-00464)
Council: https://www.youtube.com/watch?v=jwaAr3z6X60&start=4777&width=420&height=315
http://www.cityofpaloalto.org/civicax/filebank/blobdload.aspx?BlobID=59481
PTC:
Site and Design Review on March 8, 2017 (14PLN-00464)
https://www.youtube.com/watch?v=e_BLBoO7LpE&start=11347&width=420&height=315
http://www.cityofpaloalto.org/civicax/filebank/blobdload.aspx?BlobID=56281
HRB:
None.
ARB:
Preliminary Review on December 19, 2013 (13PLN-00439)
http://midpenmedia.org/watch/pacc_webcast/December/PAARB_12
1913.html
Architectural Review on April 6, 2017 (14PLN-00464)
https://www.youtube.com/watch?v=ferj66yQ0Lg&start=14426&width=420&height=315
http://www.cityofpaloalto.org/civicax/filebank/blobdload.aspx?BlobID=56818
Architectural Review on May 18, 2017 (14PLN-00464)
https://www.youtube.com/watch?v=Tay6Ssk7q0o&start=510&width=420&height=315
http://www.cityofpaloalto.org/civicax/filebank/documents/57841

Project Description
The applicant requests approval of a Vesting Tentative Map for condominium purposes to
create one 4,026 square feet commercial condominium, six residential flats in a mixed-use
building, and 11 townhouse units over a basement garage. The commercial space and each
residential unit will be individually owned with the land and improvements being in common
ownership. Attachment C provides a summary of the project’s compliance with the zoning
standards.
Requested Entitlements, Findings and Purview:
The following discretionary applications are being requested and subject to PTC purview:
 Subdivision (Tentative Map): The process for evaluating this type of application is set
forth in Title 21 of the Palo Alto Municipal Code and Government Code Section 66474.
Palo Alto Municipal Code Section 21.12.090 requires the Commission to review whether
the proposed subdivision complies and is consistent with the Subdivision Map Act (in
particular Government Code 66474), Title 21 of the Palo Alto Municipal Code, the Palo
Alto Comprehensive Plan, and other applicable provisions of the Palo Alto Municipal
Code and State law. The Commission’s recommendation is forwarded to the City Council
for final approval. The findings to approve a Subdivision are provided in Attachment B.

City of Palo Alto
Planning & Community Environment Department
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Analysis1
Consistency with Application Findings
The necessary findings for approval of the Tentative Map are contained in State law and
incorporated into Title 21 of the Municipal Code. Under the Subdivision Map Act, the PTC and
Council must make a series of “reverse” findings to justify approval. If the findings cannot be
made, the subdivision must be approved. In particular, under Government Code Section 66474,
the PTC shall recommend denying a Tentative Map if it makes any of the following findings:
a)
b)
c)
d)
e)

f)
g)

That the proposed map is not consistent with applicable general and specific plans.
That the design or improvement of the proposed subdivision is not consistent with
applicable general and specific plans.
That the site is not physically suitable for the type of development.
That the site is not physically suitable for the proposed density of development.
That the design of the subdivision or the proposed improvements are likely to cause
substantial environmental damage or substantially and avoidably injure fish or wildlife
or their habitat.
That the design of the subdivision or type of improvements is likely to cause serious
public health problems.
That the design of the subdivision or the type of improvements will conflict with
easements, acquired by the public at large, for access through or use of, property
within the proposed subdivision.

Some relevant factors are discussed below and a detailed review of the proposed project’s
consistency with applicable Title 21 findings has been performed and can be found in
Attachment B.
Neighborhood Setting and Character
The project site is mid-block on El Camino Real. A coffee shop (Starbucks) is located
immediately east of the project site and an automobile service use (Nine Minute Oil & Lube) is
immediately west. A medical office (Agile Physical Therapy) is on the corner of El Camino Real
and Curtner Avenue. A multi-family residential development is located to the north of the
commercial properties that front on El Camino Real. Land uses on the southern side of El
Camino Real are similar, with commercial properties fronting El Camino Real and multi-family
and single-family residential properties to the south.

1

The information provided in this section is based on analysis prepared by the report author prior to the public
hearing. Planning and Transportation Commission in its review of the administrative record and based on public
testimony may reach a different conclusion from that presented in this report and may choose to take an
alternative action from the recommended action.

City of Palo Alto
Planning & Community Environment Department
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Within the vicinity of the site, buildings are generally low, one to two-story buildings. Buildings
are located along the sidewalk, however, the sidewalk within the vicinity is not wide. The
project proposes development that is consistent with the zoning code development standards
and the vision of the South El Camino Real Design Guidelines. This includes providing the wide
sidewalk, where none exists now and providing the build-to setback as encouraged in the
guidelines.
Zoning Compliance2
A detailed review of the proposed project’s consistency with applicable zoning standards has
been performed. A summary table is provided in Attachment C. The proposed project complies
with all applicable codes.
State Density Bonus / Below Market Rate Housing
Ownership housing projects with three or more units are required to meet the City’s Below
Market Rate Housing Program (BMR). In accordance with PAMC Section 18.14.030, this
project’s total BMR requirement is 2.55 units. When the BMR requirement results in a
fractional unit, an in-lieu payment to the Residential Housing Fund may be made for the
fractional unit instead of providing an actual BMR unit. Pursuant to project conditions of
approval established during the review of the Site and Design Review, the project will enter into
an affordable housing agreement with the City to meet these obligations.
Consistency with the Comprehensive Plan, Area Plans and Guidelines3
The project site has two land use designations. The El Camino frontage is Service Commercial,
while the Curtner Avenue frontage is Multi-Family Residential.
The proposed tentative map is consistent with the Comprehensive Plan, in that the site allows
mixed-use development and residential development. Review of the project finds it consistent
with several Comprehensive Plan Goals and Policies, as further described in Attachment B.
Multi-Modal Access & Parking
The proposed map is consistent with the previous approvals and implements the conditions of
approval from the Site and Design Review. A public access easement is required as a condition
of approval with this Tentative Map, and will be dedicated to the City with the proposed Final
Map, to create a 12-foot wide sidewalk along the El Camino Real.
The below-grade garage will be held in common ownership for use by all condominium owners
and parking spaces will be allocated as described in the Declaration of Covenants, Conditions
and Restrictions (CC&Rs). In general, the CC&Rs state that 40 of the 61 total parking spaces will
be reserved for the residential uses and 21 parking spaces will be reserved for commercial uses.
The draft CC&R document may be found on the project website at http://bit.ly/3877ECRmap.
2

The Palo Alto Zoning Code is available online: http://www.amlegal.com/codes/client/palo-alto_ca
The
Palo
Alto
Comprehensive
Plan
is
available
http://www.cityofpaloalto.org/gov/topics/projects/landuse/compplan.asp
3

online:

City of Palo Alto
Planning & Community Environment Department
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Environmental Review
The subject project has been assessed in accordance with the authority and criteria contained
in the California Environmental Quality Act (CEQA), the State CEQA Guidelines, and the
environmental regulations of the City. Specifically, the project is covered by the previous Initial
Study and Mitigated Negative Declaration prepared for the Site and Design application (File No.
14PLN-00464) adopted on September 18, 2017. The adopted Mitigation Monitoring and Report
Program (MMRP) with identified mitigation for nesting birds is provided in Attachment E.

Public Notification, Outreach & Comments
The Palo Alto Municipal Code requires notice of this public hearing be published in a local paper
and mailed to owners and occupants of property within 600 feet of the subject property at least
ten days in advance. Notice of a public hearing for this project was published in the Palo Alto
Weekly on August 17, 2018, which is 12 days in advance of the meeting. Postcard mailing
occurred on August 22, 2018, which is seven in advance of the meeting.
Public Comments
As of the writing of this report, no project-related, public comments were received.

Alternative Actions
In addition to the recommended action, the Planning & Transportation Commission may:
1. Approve the project with modified findings or conditions;
2. Continue the project to a date (un)certain; or
3. Recommend project denial based on revised findings.

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

PTC4 Liaison & Contact Information
Jonathan Lait, AICP, Assistant Director
(650) 329-2679
jonathan.lait@cityofpaloalto.org

Attachments:
 Attachment A: Location Map (PDF)
 Attachment B: Draft Record of Land Use Action
(DOCX)
 Attachment C: Zoning Comparison Table
(DOCX)
 Attachment D: Applicant's Project Description
(PDF)
 Attachment E: Mitigation Monitoring and Report Program (PDF)
 Attachment F: Project Plans (DOCX)
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Emails may be sent directly to the PTC using the following address: planning.commission@cityofpaloalto.org

ATTACHMENT B
ACTION NO. 2018-XX
DRAFT RECORD OF THE COUNCIL OF THE CITY OF PALO ALTO LAND USE ACTION FOR
3877 EL CAMINO REAL: VESTING TENTATIVE MAP, 17PLN-00321
(BRANDON ARIOLI, APPLICANT)
At its meeting on ______, 2018, the City Council of the City of Palo Alto (“City
Council”) approved the Vesting Tentative Map for the development of a two-lot subdivision
project making the following findings, determinations and declarations:
SECTION 1. Background.
A.
On August 31, 2017, Brandon Arioli applied for a Vesting Tentative Map for
the development of a one parcel condominium subdivision project with 17 residential units and
4,676 square feet of commercial space (“The Project”).
B.
The project site is comprised of one existing lot (APN No. 132-41-091) of
approximately 0.75-acres with two separate zoning districts (CS and RM-30). The site contains
one existing commercial structure. Commercial land uses are located adjacent to the lot to the
north, south and west. To the project’s east are residential land uses.
C.
Following staff review, the Planning and Transportation Commission
reviewed the project and recommended approval on August 29, 2018, subject to conditions of
approval.
SECTION 2. Environmental Review.
The City as the lead agency for the Project has determined that the project is subject to
environmental review under provisions of the California Environmental Quality Act (CEQA)
under Guideline section 15070, Decision to Prepare an Initial Study-Mitigated Negative
Declaration (IS-MND). An initial study was prepared for the project and it has been determined
that there is potential for significant impacts that would require mitigation measures to reduce
them to a less than significant level. These include mitigations for protection for nesting birds.
The IS-MND was made available for public review beginning March 6, 2017 for 20 days, and
adopted by the City Council on September 18, 2017. The Initial Study and Negative Declaration
are contained as Attachment G in the September 18, 2017, City Council staff report (ID #8458).
SECTION 3. Vesting Tentative Map Findings.
A legislative body of a city shall deny approval of a tentative map, if it makes any of the
following findings (California Government Code Section 66474). The City Council cannot make
these findings for the following reasons:
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1.
That the proposed map is not consistent with applicable general and specific
plans as specified in Section 65451:
The site is consistent with the Comprehensive Plan as described below.
2.
That the design or improvement of the proposed subdivision is not consistent
with applicable general and specific plans:
The Project is consistent with the following Comprehensive Plan policies:


Policy L-1.3 Infill development in the urban service area should be compatible with its
surroundings and the overall scale and character of the city to ensure a compact,
efficient development pattern.



Policy L-2.6 Create opportunities for new mixed-use development consisting of housing
and retail.



Policy L-2.11 Encourage new development and redevelopment to incorporate greenery
and natural features such as green rooftops, pocket parks, plazas and rain gardens.



Policy L-3.4 Ensure that new multi-family buildings, entries and outdoor spaces are
designed and arranged so that each development has a clear relationship to a public
street.



Policy L-4.2 Preserve ground-floor retail, limit the displacement of existing retail from
neighborhood centers and explore opportunities to expand retail.



Policy L-6.1 Promote high-quality design and site planning that is compatible with
surrounding development and public spaces.



Policy L-6.7 Where possible, avoid abrupt changes in scale and density between
residential and non-residential areas and between residential areas of different
densities. To promote compatibility and gradual transitions between land uses, place
zoning district boundaries at mid-block locations rather than along streets wherever
possible.

The project includes a mixed-use building with frontage along El Camino Real with townhouse
style residential buildings for the balance of the property. Parking is provided below grade and
therefore allows for the integration of open space and plazas at-grade. The project
complements the surrounding development and is consistent with the land-use designations
for the property. The project was reviewed by the ARB, Planning & Transportation Commission
and the City Council previously for design review.
3.

That the site is not physically suitable for the type of development:
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The site is an “L” shape lot with frontage on two streets. The design of the site includes
appropriate separation between the mixed-use building and the solely residential component
and the adjacent multi-family properties. The project is consistent with the City’s Performance
Standards set forth in Palo Alto Municipal Code (PAMC) 18.23, ensuring compatibility between
commercial and residential uses. Proposed lighting is directed downward to prevent spillover to
adjacent properties. Trash enclosures are located in the basement of the project. The project
provides the required setback above ground and includes vegetation and tree plantings within
the setback and open spaces. Mechanical equipment areas are screened appropriately.
The site circulation facilitates access for all modes of transportation. The project includes shortterm and long-term bike parking. On-site vehicular traffic will be directed underground, leaving
the aboveground for pedestrians and bicyclist. Wide walkways and plazas surround the
commercial areas and provide connectivity to the residential areas.
4.
That the site is not physically suitable for the proposed density of
development:
The allowed residential density for the site is 30 dwelling units per acre (Both CS
and RM-30 districts), which based on the project site acreage amounts to 22 dwelling units that
would be allowed. However, the project only proposes 17 dwelling units. The project is
consistent with the maximum Floor Area Ratio and does qualify for an affordable housing
density bonus. The density bonus floor area is applied to the below-market-rate units in
accordance with the City’s Municipal Code.
5.
That the design of the subdivision or the proposed improvements are likely to
cause substantial environmental damage or substantially and avoidably injure fish or wildlife or
their habitat:
As conditioned in the Final IS-MND approved by the City Council on
September 18, 2017, the Project will not cause environmental damage or injure fish, wildlife, or
their habitat, in that property is not adjacent to sensitive habitat areas and would incorporate
mitigation measures to reduce impacts to nesting birds to a less than significant level.
6.
That the design of the subdivision or type of improvements is likely to cause
serious public health problems:
An environmental analysis identifies potentially significant impacts related to
the associated development project’s improvements that would require mitigation measures to
reduce them to a less than significant level. These include mitigations for protection for nesting
birds as reported in the Final IS-MND approved by the City Council on September 18, 2017.
7.
That the design of the subdivision or the type of improvements will conflict
with easements, acquired by the public at large, for access through or use of, property within
the proposed subdivision. In this connection, the governing body may approve a map if it finds
that alternate easements, for access or for use, will be provided, and that these will be
substantially equivalent to ones previously acquired by the public. This subsection shall apply
3

only to easements of record or to easements established by judgment of a court of competent
jurisdiction and no authority is hereby granted to a legislative body to determine that the public
at large has acquired easements for access through or use of property within the proposed
subdivision.
The design of the subdivision will not conflict with any easements for access
through or use of the property. A public access easement will be dedicated with the Final Map
to the provide an additional four feet of sidewalk between the front property line and back of
walk along the El Camino Real frontage to create a 12-foot effective sidewalk width.
SECTION 4. Vesting Tentative Map Approval Granted.
Vesting Tentative Map Approval is filed and processed in accordance to PAMC Section
21.13.020 and granted by the City Council under PAMC Sections 21.12 and 21.20 and the
California Government Code Section 66474, subject to the conditions of approval in Section 7 of
this Record.
SECTION 5. Final Map.
The Final Map submitted for review and approval by the City Council shall be in substantial
conformance with the Vesting Tentative Map prepared by Langan titled “Vesting Tentative Map
3877 El Camino Real for Condominium Purposes,” consisting of seven (7) pages, stamped as
received January 23, 2018, except as modified to incorporate the conditions of approval in
Section 6. A copy of the Vesting Tentative Map is on file in the Department of Planning and
Community Environment, Current Planning Division. Prior to the expiration of the Vesting
Tentative Map approval, the subdivider shall cause the subdivision or any part thereof to be
surveyed, and a Final Map, as specified in Chapter 21.08, to be prepared in conformance with
the Vesting Tentative Map as conditionally approved, and in compliance with the provisions of
the Subdivision Map Act and PAMC Title 21 and submitted to the City Engineer (PAMC Section
21.16.010[a]).
SECTION 6. Conditions of Approval.
Planning Division
1. MITIGATION MONITORING AND REPORTING PROGRAM. Mitigation Monitoring and
Reporting Program (MMRP), prepared for this project in compliance with the California
Environmental Quality Act (CEQA), shall be incorporated by reference as conditions of
approval. The applicant shall comply with all specified mitigation measures in the
timelines outlined in the project’s MMRP. Prior to requesting issuance of any related
demolition and/or construction permits, the applicant shall meet with the Project
Planner to review and ensure compliance with the MMRP, subject to the satisfaction of
the Director of Planning of Planning and Community Environment.
2. BELOW MARKET RATE (BMR) HOUSING. A Density Bonus Developer and Regulatory
Agreement in a form acceptable to the City Attorney for the two (2) BMR units shall be
executed and recorded prior to final map approval or building permit issuance,
4

whichever occurs first. In addition, the payment for the 0.55 fractional unit shall be paid
to the Residential Housing Fund prior to issuance of any building permits for the project;
provided, however, that prior to issuance of the first building permit for the project, the
applicant may elect to provide one additional inclusionary unit instead of paying the
fractional in lieu payment (PAMC Section 16.65.060).
3. All BMR units constructed under this condition shall be in conformance with the City’s
BMR Program rules and regulations. A BMR Agreement in a form acceptable to the City
Attorney for the 2.55 BMR units shall be executed and recorded prior to final map
approval or building permit issuance, whichever occurs first. Failure to comply with the
timing of this condition and any adopted BMR Program rules and regulations shall not
waive its later enforcement.
4. ESTIMATED IMPACT FEE. Development Impact Fees, currently estimated in the amount
of $311,130.37 plus the applicable public art fee, per PAMC 16.61.040, shall be paid
prior to the issuance of the related building permit.
5. IMPACT FEE 90-DAY PROTEST PERIOD. California Government Code Section 66020
provides that a project applicant who desires to protest the fees, dedications,
reservations, or other exactions imposed on a development project must initiate the
protest at the time the development project is approved or conditionally approved or
within ninety (90) days after the date that fees, dedications, reservations or exactions
are imposed on the Project. Additionally, procedural requirements for protesting these
development fees, dedications, reservations and exactions are set forth in Government
Code Section 66020. IF YOU FAIL TO INITIATE A PROTEST WITHIN THE 90-DAY PERIOD
OR FOLLOW THE PROTEST PROCEDURES DESCRIBED IN GOVERNMENT CODE SECTION
66020, YOU WILL BE BARRED FROM CHALLENGING THE VALIDITY OR REASONABLENESS
OF THE FEES, DEDICATIONS, RESERVATIONS, AND EXACTIONS. If these requirements
constitute fees, taxes, assessments, dedications, reservations, or other exactions as
specified in Government Code Sections 66020(a) or 66021, this is to provide notification
that, as of the date of this notice, the 90-day period has begun in which you may protest
these requirements. This matter is subject to the California Code of Civil Procedures
(CCP) Section 1094.5; the time by which judicial review must be sought is governed by
CCP Section 1094.6.
Public Works Engineering Department
6. OFF-SITE IMPROVEMENTS: Submit a copy of the off-site improvement plans that
includes the replacement of curb, gutter, sidewalk, utilities, landscape, etc. Provide
Caltrans standard details along the project frontage. Plans shall include the proposed
public access easement, grades along the conforms.
a. STREET LIGHTING: The applicant is required to replace the existing street lights
along the El Camino Real sidewalk project frontage. New pedestrian-scale
5

luminaires, poles and bases shall be centered between the roadway lighting to
provide a combined spacing of roughly 60-ft O.C. Decorative roadway and
pedestrian scale lighting standards are available from Public Works staff. Plot
and label the new lights on the proposed Site Plan.
b. SIDEWALK, CURB & GUTTER: As part of this project, the applicant must replace
all existing sidewalk, curbs, gutters and driveway approaches in the public rightof-way along the frontage(s) of the property. The 4-foot wide extended sidewalk
area along the El Camino Real property frontage shall be paved with City
standard concrete and clear of obstruction such as planter or structures of any
kind. On the Curtner Avenue frontage, the monolithic sidewalk, rolled curb and
gutter shall be replaced in kind with any new street trees planted between the
back of walk and the property line. Any existing non-compliant curb ramps
adjacent to the required resurfacing work shall also be replaced. The site plan
submitted with the building permit plan set must show the extent of the
replacement work (at a minimum all curb and gutter and sidewalk along the
project frontage) 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. Include the
12-foot wide dimension on the plans and verify that the sidewalk is
unobstructed.
7. Subdivider shall prepare and submit documents per PAMC 21.16.020 along with the
Final Map.
8. Subdivider provide closure calculations and cost estimate for the off-site improvements
described above.
9. PUBLIC ACCESS EASEMENT: Owner or designee shall create a public access easement for
the additional area behind the property line needed to create a 12-foot wide sidewalk
along El Camino Real. Plot and label the Public Access Easement along El Camino Real
that provides the 12-foot wide sidewalk.
10. A Subdivision Improvement Agreement is required to secure compliance with condition
of approval and security of improvements onsite and offsite per PAMC Section
21.16.220.
11. The Final Map shall include CITY ENGINEER STATEMENT, CITY SURVEYOR STATEMENT,
BENEFICIARY STATEMENT, DIRECTOR OF PLANNING AND COMMUNITY ENVIRONMENT
STATEMENT and CITY CLERK.
12. The City of Palo Alto does not currently have a City Surveyor. The City retains the
services of a contractor to review and provide approval on behalf of the City. The
6

contractor will be reviewing, signing and stamping the Final Map associated with your
project.
In effort to employ the services of the contractor, and as part of the City’s cost recovery
measures, the applicant is required to provide payment to cover the cost of the
contract’s review.
Our intent is to forward your Final Map to the contractor for an initial preliminary
review of the documents. The contractor will then provide a review cost amount based
on the complexity of the project and the information shown on the document. We will
share this information with you once we receive it and ask that you return a copy
acknowledging the amount. You may then provide a check for this amount as payment
for the review cost. The City must receive payment prior to beginning the final review
process.
13. Subdivider shall provide electronic copies of the documents provided.
PRIOR TO FINAL MAP RECORDATION.
14. The subdivider shall submit wet signed and stamped mylar copy of the Final Map to the
Public Works for signature. Map shall be signed by Owner, Notary and Surveyor prior to
formal submittal.
15. The subdivider shall provide a signed Subdivision Improvement Agreement and Security
Bonds as described per PAMC 21.16.230.
PRIOR TO ISSUANCE OF A BUILDING PERMIT OR GRADING AND EXCAVATION PERMIT
16. A Final Map shall be recorded with County Recorder by the owner or designee.
SECTION 7. Term of Approval. Vesting Tentative Map. All conditions of approval of the Vesting
Tentative Map shall be fulfilled prior to approval of a Final Map (PAMC Section 21.16.010[c]).
Unless a Final Map is filed, and all conditions of approval are fulfilled within a two-year period
from the date of Vesting Tentative Map approval, the Vesting Tentative Map shall expire and all
proceedings shall terminate. An extension of time may be granted by the city council after
recommendation of the planning commission, upon the written application of the subdivider,
prior to the expiration of the Vesting Tentative Map approval, or any previous extension
granted. Such extension(s) shall be subject to the maximum limitations set forth in the
Subdivision Map Act.
PASSED:
AYES:
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NOES:
ABSENT:
ABSTENTIONS:

ATTEST:
_________________________
City Clerk

APPROVED:
____________________________
Interim Director of Planning and
Community Environment

APPROVED AS TO FORM:
___________________________
Deputy City Attorney

PLANS AND DRAWINGS REFERENCED:
Those plans prepared by Langan titled “Vesting Tentative Map 3877 El Camino Real for
Condominium Purposes, City of Palo Alto, Santa Clara County, California” consisting of seven (7)
pages, stamped, January 23, 2018.
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ATTACHMENT C
ZONING COMPARISON TABLE
3877 El Camino Real, File No. 17PLN-00321
Tentative Map

Table 1: COMPARISON WITH CHAPTER 18.13 (RM-30 DISTRICT)
Regulation

Required

Existing

Proposed

Minimum Site Area

8,500 square feet

21,867.8 sf (0.50 ac)

21,867.8 sf (0.50 ac)

Minimum Site Width(2) 70 feet

55 feet

55 feet

Minimum Site Depth

180 feet

180 feet

100 feet

Table 2: COMPARISON WITH CHAPTER 18.16 (CS DISTRICT)
Regulation

Required

Existing

Proposed

Minimum Site Area

None

10,957.5 sf (0.25 ac)

10,957.5 sf (0.25 ac)

Minimum Site Width(2) None

74 feet

74 feet

Minimum Site Depth

140 feet

140 feet

None

August 31, 2017
City’s Current Planning Manager
250 Hamilton Avenue
Palo Alto, CA 94303
Nuvera Homes
7041 Koll Center Parkway Suite #170
Pleasanton, CA 94566
Letter of Application
For
3877 El Camino Real (14PLN-00464)
Dear City’s Current Planning Manager,
On May 18th, 2017,the Architectural Review Board (ARB) recommended approval of the Site
and Design Review and Design Enhancement Exception applications for the demolition of a
5,860 square foot commercial building and construction of a new mixed-use project. The project
includes a three-story 35-foot tall, 4,027 square foot mixed use building and 17 two-story (29’8”) dwelling units (flats and townhouses). Parking for the project is provided in a basement and
includes 62 parking spaces on a 32,825 square foot lot having two zoning districts (CS and RM30). The project also includes a reduction in a rear setback for the basement from 10 feet to 6’2”. The City Council made its determination by making the following findings, determination and
declarations
The proposed subdivision complies with the design criteria of PAMC Chapter 21.20 and 21.28 in
the following ways:
1) The design of the proposed seventeen-unit mixed use development is consistent and
compatible with applicable elements of the City's Comprehensive Plan in that the site is
designated on the Comprehensive Plan land use map as Service Commercial and Multiple Family
Residential and is located within the Service Commercial (CS) and Residential Multi-Family (RM30) zoning districts and the Comprehensive Plan Table indicates compliance with applicable
policies.
2) The design is compatible with the immediate environment of the site in that the proposed
building is located within a CS and RM-30 zone district where other mixed-use buildings are
common;
3) The design is appropriate to the function of the project in that the design makes the most
functional use possible given the narrow constraints of “L” shaped parcel (0.75 acres) with street
frontage on both El Camino Real (CS zoning district) and Curtner Avenue(RM-30).
4) The design promotes harmonious transitions in scale and character in areas between
different designated land uses in that the scale of the proposed project creates a buffer
between the commercial-properties along El Camino adjacent to the west of the project and the
lower scale residential neighborhood to the east of the project; '

5) The design is compatible with approved improvements both on and off the site in that the
proposed residential use of the building will be compatible with the other mixed-use buildings in
the area;
6) The planning and siting of the various functions and buildings on the site create an internal
sense of order and· provide a desirable environment for occupants, visitors and the general
community in that the proposed design makes good use of the available space on this narrow
lot, accommodating the requirements for open space, parking and sufficient vehicular access;
7) The amount and arrangement of open space are appropriate to the design and the function
of the structures in that ample open space is provided in the form of private patio areas and
multiple balconies for each of the seventeen dwelling units as well as common open space along
the commercial side of the property;
8) Sufficient ancillary functions are provided to support the main functions of the project in that
the proposal includes sufficient parking and areas to accommodate trash and recycling needs of
the development;
9) Access to the property and circulation thereon are safe and convenient for pedestrians,
cyclists and vehicles in that adequate parking areas are proposed despite the narrowness of the
lot;
10) Natural features are appropriately preserved and integrated with the project in that the
proposal will ensure the preservation of existing trees;
11) 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 in that the remaining open areas are fully planted and the utility equipment is
screened as best is possible;
12) Plant material is suitable and adaptable to the site, capable of being properly maintained on
the site, and is of a variety, which would tend to be drought resistant and to reduce
consumption of water in its installation and maintenance;
In conclusion, the proposed project is consistent for all of the reasons and findings specified
above.

3877 El Camino Real Project
Mitigation Monitoring Program
INTRODUCTION
Section 15097 of the Guidelines for the California Environmental Quality Act (CEQA) requires
that, whenever a public agency approves a project based on a Mitigated Negative Declaration
(MND) or an Environmental Impact Report (EIR), the public agency shall establish a mitigation
monitoring or reporting program to ensure that all adopted mitigation measures are
implemented.
This Mitigation Monitoring Program (MMP) is intended to satisfy this requirement of the
CEQA Guidelines as it relates to the 3877 El Camino project. This MMP would be used by City
staff and mitigation monitoring personnel to ensure compliance with mitigation measures
during project implementation. Mitigation measures identified in this MMP were developed in
the Initial Study prepared for the proposed project.
As noted above, the intent of the MMP is to ensure the effective implementation and
enforcement of all adopted mitigation measures. The MMP will provide for monitoring of
construction activities, as necessary, and in the field identification and resolution of
environmental concerns.

MITIGATION MONITORING PROGRAM DESCRIPTION
The City of Palo Alto will coordinate monitoring activities and ensure appropriate
documentation of mitigation measure implementation. The table below identifies each
mitigation measure for the 3877 El Camino Real Project and the associated implementation,
monitoring, timing and performance requirements.
The MMP table presented on the following pages identifies:
1. the full text of each applicable mitigation measure;
2. the party or parties responsible for implementation and monitoring of each measure;
3. the timing of implementation of each mitigation measure including any ongoing
monitoring requirements; and
4. performance criteria by which to ensure mitigation requirements have been met.
Following completion of the monitoring and documentation process, the final monitoring
results will recorded and incorporated into the project file maintained by the City’s Department
of Planning and Community Environment.
The mitigation measure numbering reflects the numbering used in the Initial Study prepared
for the 3877 El Camino Real (Dudek 2016).
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3877 El Camino Real Project
Mitigation Monitoring Program
No mitigation measures are required for the following resources:


Aesthetics



Population and Housing



Agricultural Resources



Hazards and Hazardous Materials



Public Services



Air Quality



Hydrology and Water Quality



Recreation



Cultural Resources



Land Use and Planning



Transportation and Traffic



Geology, Soils, and Seismicity



Mineral Resources



Utilities and Service Systems



Greenhouse Gas Emissions



Noise

Mitigation Measure

Implementation
Responsibility

Monitoring
Responsibility

Applicant

City of Palo Alto
Department of
Planning and
Community
Environment

Timing

Performance
Evaluation Criteria

BIOLOGICAL RESOURCES
Mitigation Measure BIO-1: If feasible, vegetation on the
project site shall be removed outside of the bird-nesting
season. If the start of site clearing, tree removal, or building
demolition occurs between February 1 and August 31, a preconstruction survey for nesting birds protected under the
Migratory Bird Treaty Act shall be conducted by a qualified
biologist to identify the location of nests in active use that were
established prior to the start of project implementation
activities. The pre-construction survey shall take place no more
than 7 days prior to initiation of construction. All trees and
shrubs on the site shall be surveyed, with particular attention to
any trees or shrubs that would be removed or directly
disturbed. Further, the project applicant shall retain a qualified
biologist to perform additional nesting bird surveys at least
every 2 weeks during all phases of construction that occur
during the nesting season. If an active nest of a protected bird
is found on site at any time, the biologist shall, in consultation
with the California Department of Fish and Wildlife (CDFW),
determine whether construction work would affect the active
nest or disrupt reproductive behavior. Criteria used for this
evaluation shall include presence of visual screening between
the nest and construction activities, and behavior of adult
3877 El Camino Real Project
Mitigation Monitoring & Reporting Program

Prior to issuance of
demolition permit

Pre-construction
survey is completed
prior to demolition.
Surveys are
repeated throughout
construction.
Protection
measures are
implemented during
demolition and
construction.
Nesting birds are
not disturbed until
young have fledged.
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3877 El Camino Real Project
Mitigation Monitoring Program
Mitigation Measure

Implementation
Responsibility

Monitoring
Responsibility

Applicant

City of Palo Alto
Department of
Planning and
Community
Environment

Timing

Performance
Evaluation Criteria

raptors in response to the surveyors or other ambient human
activity. If construction could affect the nest or disrupt
reproductive behavior, the biologist shall, in consultation with
CDFW, determine an appropriate construction-free buffer zone
around the nest to remain in place until the young have fledged
or other appropriate protective measures are taken to ensure
no take of protected species occurs.
If it is determined that construction will affect an active
raptor nest or disrupt reproductive behavior, then avoidance is
the only mitigation available. Construction shall not be
permitted within 300 feet of such a nest until a qualified
biologist determines that the subject nests are no longer active.
Prior to issuance of a demolition permit, the City of Palo
Alto (City) shall verify that pre-construction surveys have been
conducted within 7 days of the proposed start of demolition. If
active bird nests are present, the City shall verify that CDFW
has been consulted and either determined that construction will
not affect an active bird nest or that appropriate constructionfree buffer zones have been established or other appropriate
protective measures have been taken.
Mitigation Measure BIO-2: A pre-construction survey shall be
conducted by a qualified biologist (i.e., a biologist holding a
California Department of Fish and Wildlife (CDFW) collection
permit and a Memorandum of Understanding with CDFW
allowing the biologist to handle bats) no earlier than 30 days
prior to initiation of construction and demolition activities to
determine if active bat roosts or maternal colonies are present
on or within 300 feet of the construction demolition area.
Surveys shall include the structures proposed for demolition.
Should an active maternity roost be identified, the roost shall
not be disturbed, and demolition and construction within 300
feet of the maternity roost shall be postponed or halted until the
juveniles have fledged and the roost is vacated, as determined
by a qualified biologist. Consultation with CDFW shall also be
3877 El Camino Real Project
Mitigation Monitoring & Reporting Program

Prior to issuance of
demolition permit

Pre-construction
survey is completed
prior to demolition.
Avoidance
measures are
implemented during
demolition and
construction.
Nonbreeding bat
hibernacula may be
safely evicted under
the direction of a
qualified bat
biologist and with
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3877 El Camino Real Project
Mitigation Monitoring Program
Mitigation Measure
initiated. Under no circumstance shall an active roost be
directly disturbed.

Implementation
Responsibility

Monitoring
Responsibility

Timing

Performance
Evaluation Criteria
consultation with
CDFW.

If nonbreeding bat hibernacula are found on the project site,
the individuals shall be safely evicted under the direction of a
qualified bat biologist and with consultation with CDFW. These
actions shall allow bats to leave during nighttime hours,
increasing their chance of finding new roosts with a minimum
of potential predation during daylight.
If it is determined that demolition or construction will not affect
roosting behavior or disrupt a maternal colony, demolition or
construction may proceed without any restriction or mitigation
measure.
If it is determined that demolition or construction will affect an
active bat roost or disrupt reproductive behavior, then
avoidance is the only mitigation available. Under no
circumstance shall an active roost be directly disturbed.
Demolition or construction within 300 feet shall be postponed
or halted until the roost is naturally vacated as determined by a
qualified biologist.
Prior to issuance of a demolition permit, the City of Palo Alto
(City) shall verify that pre-construction surveys have been
conducted within 30 days of the proposed start of demolition. If
bats are present, the City shall verify that CDFW has been
consulted and either determined that construction will not affect
an active bat roost or disrupt a maternal colony or that
individuals in a nonbreeding bat hibernacula have been safely
evicted.
Due to regulations from the California Department of Public
Health, direct contact by construction workers with any bat is
not allowed.
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Attachment F

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

Directions to review Project plans online:
1. Go to: bit.ly/PApendingprojects
2. Scroll down to find “3877 El Camino Real” and click the address link
3. On this project specific webpage you will find a link to the project plans and
other important information

A direct link to the project page is also provided here:
https://www.cityofpaloalto.org/news/displaynews.asp?NewsID=4333

