City of Palo Alto

(ID # 9227)

City Council Staff Report
Report Type: Consent Calendar

Meeting Date: 6/25/2018

Summary Title: Workforce Housing Combining District (2nd Reading)
Title: SECOND READING: Adoption of an Ordinance Amending Palo Alto
Municipal Code Title 18 (Zoning) Chapter 18.30 (Combining Districts) to add a
new Combining District to Allow for Higher Density Multi-family Housing
That Includes a Workforce Housing Component to be Located on Public
Facilities Zoned Properties Within 0.5 Miles of Fixed Rail Transit Stations; and
Adoption of an Ordinance Amending the Zoning Map to Apply the new
Combining District to the Subject Property at 2755 El Camino Real (FIRST
READING: June 4, 2018 PASSED: 7-2 Holman, Kou no)
From: City Manager
Lead Department: Planning and Community Environment
Recommendation
Staff recommends that Council conduct second readings and adopt: (1) An Ordinance
Amending Palo Alto Municipal Code (PAMC) Title 18 (Zoning), Chapter 18.30 (Combining
Districts) to Add a New Subchapter 18.30(K) Creating the Workforce (WH) Combining District
and Establishing Regulations (Attachment A); and (2) An Ordinance Amending the Zoning Map
of the City of Palo Alto for approximately 0.45 acres at 2755 El Camino Real to add the
Workforce Housing (WH) Combining District to the existing Public Facilities (PF) Zoning District
(Attachment B).

Background
On June 4, 2017, the City Council reviewed and adopted on first reading a draft ordinance
amending Section 18.30 of the municipal code to add a New Subchapter 18.30(K) Creating the
Workforce (WH) Combining District and Establishing Regulations. In addition, Council reviewed
and adopted on first reading a draft ordinance amending the Zoning Map of the City of Palo
Alto for approximately 0.45 acres at 2755 El Camino Real to add the Workforce Housing (WH)
Combining District to the existing Public Facilities Zoning District designation. The staff report
and video of the June hearing are linked below:
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Staff Report: https://tinyurl.com/2755-ECR-Council-First-Reading
Video: https://tinyurl.com/2755-ECR-Council-Video
The ordinance in Attachment A has been modified to incorporate the following change directed
by the Council on first reading:


Add to Municipal Code Section 18.30(K).090(d), “within a three (3) mile radius of the
project or” after “whose place of employment is”

The modification to the ordinance in Attachment A from the draft ordinance presented at the
first reading on June 4, 2018 is shown in underline (additions). There were no strikeouts to the
ordinance. No changes were requested to the ordinance in Attachment B, which amends the
Zoning Map. However, consistent with the text of the ordinance, a legal description of the
parcel has been included in Exhibit 1 to accompany the map of the parcel. No other changes
have been made to the ordinance.
Attachments:
Attachment A: Zoning Code Text Amendment Ordinance (DOCX)
Attachment B: Zoning Map Amendment Ordinance
(RTF)
Attachment C: Action Minutes June 4 First Meeting
(DOCX)
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ATTACHMENT A
Not Yet Approved
DRAFT
Ordinance No. _____
Ordinance of the Council of the City of Palo Alto Amending Palo Alto Municipal
Code (PAMC) Title 18 (Zoning), Chapter 18.30 (Combining Districts) to Add a
New Subchapter 18.30(K) Creating the Workforce Housing (WH) Combining
District and Establishing Regulations

The Council of the City of Palo Alto ORDAINS as follows:
SECTION 1. Findings and Declarations. The City Council finds and declares as
follows:
A. The cost of development, construction, and operation of housing projects, especially
mixed-income projects, has discouraged developers from developing housing projects,
impacting the ability to provide for a continuum of housing at various income levels.
Allowing higher density housing, reduced parking requirements, and an increase in the
allowable gross floor area in appropriate locations improves the economic feasibility of
housing projects, particularly mixed-income projects.
B. The resident workforce is leaving the city, and new employees are deterred by the high
cost of living. The creation of additional middle-income housing would allow for the
development of housing for persons who work in and serve the community in which
they live.
C. Encouraging the development of transit-oriented multi-family housing affordable and
available to local employees and available to the local workforce supports City and State
goals to reduce vehicle miles traveled and associated greenhouse gas and other air
emissions.
D. Encouraging the development of higher density housing in appropriate locations
furthers the goals and policies of the City’s Adopted Housing Element.
E. Encouraging higher density transit oriented development with local preference
requirements in conjunction with specific monitoring and reporting requirements will
provide the City with valuable data regarding parking use, traffic, and tenant
demographics.
SECTION 2. Chapter 18.30 (Combining Districts) of Title 18 (Zoning) of the Palo Alto
Municipal Code is hereby amended to add a new subchapter 18.30(K) to read as follows:

Not Yet Approved
DRAFT
Chapter 18.30(K)
WORKFORCE HOUSING (WH) COMBINING DISTRICT REGULATIONS
18.30(K).010 Specific Purpose
The purpose of the workforce housing combining district is to incentivize development of new
housing that is affordable to the local workforce. This combining district promotes the
development of such housing projects located within one-half mile radius of a major fixed-rail
transit stop by providing flexible development standards and modifying the uses allowed in the
Public Facilities (PF) district.
18.30(K).020 Applicability of Regulations
The workforce housing combining district may be combined with the Public Facilities (PF)
Zoning District set forth in Chapter 18.28 of this Title, in accord with Chapter 18.08 and Chapter
18.80, on any parcel that is located within one-half mile radius of a major fixed-rail transit
station platform with the exception of sites in park use or being used for outdoor recreational
purpose or within 25 feet of such a use at the time of adoption of this ordinance. Where so
combined, the regulations established by this Chapter shall apply for workforce housing
projects in lieu of the uses allowed and development standards and procedures applied in the
underlying PF district. A property owner may elect to use the parcel consistent with the
underlying district, in which case the regulations in Chapter 18.28 for the PF district shall apply.
18.30(K).030 Definitions
For purposes of this Chapter, the following definitions shall apply:
(a)

“Workforce housing” means a multi-family rental housing project in which at least
twenty percent (20%) of the units, excluding any required below-market-rate units, are
affordable to households earning more than 120 percent of area median income (AMI)
up to and including 150 percent of AMI.

18.30(K). 040 Zoning Map Designation
The workforce housing combining district shall apply to properties designated on the zoning
map by the symbol “WH” within parentheses, following the public facilities (PF) district
designation with which it is combined.
18.30(K).050 Site Development Review Process
All projects shall be subject to architectural review as provided in Section 18.76.020 except that
projects proposing nine units or more shall be subject to site and design review under Chapter
18.30(G).
18.30(K).060 Permitted Uses
(a)

The following uses shall be permitted in the WH combining district:
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(1) Workforce housing;
(2) incidental retail and/or community center space on the ground floor only when
provided in conjunction with workforce housing and not to exceed 10 percent of the
total gross floor area of the site;
(3) All other uses permitted in the underlying district, subject to the development
standards for the underlying district.
(b)

The uses in subsections (a)(1) and (a)(2) above shall not be used in combination with
(a)(3).

18.30(K).070 Development Standards
(a)

Where the WH combining district is combined with the public facilities district, the
following development standards shall apply for workforce housing projects, including
permitted incidental uses, in lieu of the development standards for the underlying PF
zoning district:
Table 1
Development Standards
WH Combining District
Subject to
regulations in:

Minimum Site Specifications
Site Area (ft)
Site Width (ft)

None required

Site Depth (ft)
Setback lines
imposed by a
special setback
map pursuant to
Chapter 20.08 of
this code may
apply

Minimum Setbacks

Front Yard (ft)

10 feet; may be increased to 20 feet by decisionmaking
body (1)

Rear Yard (ft)

10’(2)

Interior Side Yard

5’(2)

Interior Side Yard if abutting
residential zoning district (ft)
(other than an RM-40 or PC

10'(2)

3

Not Yet Approved
DRAFT
zone)
Street Side Yard (ft)

5 feet; may be increased to 10 feet by decisionmaking
body (1)

Maximum Site Coverage

None Required

Landscape/Open Space
Coverage

20% (3)

Usable Open Space(4)

75 square feet (sf) per unit

Maximum Height (ft)
50’

Standard
Within 150 ft. of a residential
district (other than an RM-40
or PC zone) abutting or
located within 50 feet of the
site

35’, except as limited by applicable daylight plane
requirements

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

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

Maximum Residential
Density (net)

None Required

Maximum Residential Floor
Area Ratio (FAR) –
Residential-Only or Mixed
Use Projects

2.0:1

Maximum Unit Size

750 sf

Vehicle Parking

Parking requirements shall be no less than one space
per unit or bedroom, whichever is greater. The
decisionmaking body may reduce this standard based
on a parking study. Any incidental retail or community
center space shall be subject to the parking
requirements outlined in Section 18.52.

Bicycle Parking

Bicycle parking requirements shall be in accordance
with Section 18.52.040.

TDM Plan

A transportation demand management (TDM) plan shall
be required and shall comply with the TDM pursuant to
Section 18.52.050(d), associated administrative
guidelines, and the decisionmaking body.

Notes:
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(b)

1.

A 12-foot sidewalk width is required along El Camino Real frontage.

2.

In order to encourage below-grade parking, garage ramps and subterranean structures may encroach into
the required setback provided that sufficient landscaping is still provided between the project site and
adjacent properties.

3.

Landscape/Open space may be any combination of landscaping or private and common open spaces.

4.

Useable open space includes a combination of common and private open space.

These developments shall be subject to the performance criteria outlined in Chapter
18.23, as well as the context-based design criteria outlined in Section 18.13.090 for
residential projects, provided that more restrictive regulations may be recommended by
the architectural review board and approved by the Director, pursuant to Section
18.76.020.

18.30(K).090 Additional WH Combining District Regulations
(a)
Affordability Requirement. At least 20 percent of the units in a workforce housing
project, excluding any required below-market-rate units, shall be affordable to
households earning up to and including 150 percent of area median income (AMI).
(b)

BMR Provisions Applicable. The Below Market Rate Housing requirements set forth in
Chapter 16.65 of Title 16 of this Code shall apply to workforce housing projects. Any
BMR units provided will not be counted toward the total number of units in a workforce
housing project for purposes of calculating the number of workforce affordable units
required under subsection (a) above.

(c)

Continued Affordability. All workforce housing units provided under subsection (a)
above shall be subject to a deed of trust or regulatory agreement recorded against the
property for execution by the City Manager in a form approved by the City Attorney, to
ensure the continued affordability of the workforce housing units. All workforce
housing units shall remain affordable to the targeted income group for 99 years.

(d)

Local Workforce Preference. All residential units within a workforce housing project
shall be offered first to eligible households with at least one household member who
currently lives or whose place of employment is within a three (3) mile radius of the
project or within the City of Palo Alto. If units remain unoccupied after offers are made
to this first category, those units shall be offered to eligible households with at least one
household member whose place of employment is within one-half mile of a major fixedrail transit stop.

SECTION 3. If any section, subsection, clause or phrase of this Ordinance is for any
reason held to be invalid, such decision shall not affect the validity of the remaining portion or
sections of the Ordinance. The Council hereby declares that it should have adopted the
Ordinance and each section, subsection, sentence, clause or phrase thereof irrespective of the
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fact that any one or more sections, subsections, sentences, clauses or phrases be declared
invalid.
SECTION 4. In conformance with the California Environmental Quality Act (CEQA),
the environmental impacts of this Ordinance were evaluated in a Mitigated Negative
Declaration for the 2755 El Camino Real Multi-family Residential Project (MND)(SCH#
2018012024), which the Council considered and adopted, together with the related Mitigation
Monitoring and Reporting Plan (MMRP) on June 4, 2018. The Mitigated Negative Declaration
concluded, and the Council finds consistent therewith, that the proposed ordinance would not
have a significant effect on the environment with mitigation as proposed and adopted.
SECTION 5. This Ordinance shall be effective on the thirty-first day after the date of
its passage and adoption.
INTRODUCED:
PASSED:
AYES:
NOES:
ABSENT:
ABSTENTIONS:
ATTEST:
____________________________
City Clerk

____________________________
Mayor

APPROVED AS TO FORM:

APPROVED:

____________________________
Assistant City Attorney

____________________________
City Manager
____________________________
Director of Planning and Community
Environment
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ATTACHMENT B

Ordinance No.
Ordinance of the Council of the City of Palo Alto Amending the Zoning Map of
the City of Palo Alto for Approximately 0.45 Acres at 2755 El Camino Real to
Add the Workforce Housing (WH) Combining District to the Existing Public
Facilities (PF) Zoning District
The Council of the City of Palo Alto ORDAINS as follows:
SECTION 1. Findings and Declarations. The City Council finds and declares as
follows:
A. The Planning and Transportation Commission conducted a duly noticed public hearing on
January 31, 2018, at which it reviewed, considered, and recommended Palo Alto Municipal
Code (PAMC) Section 18.08.040 (the Zoning Map) be amended to rezone that certain real
property fronting El Camino Real and Page Mill Road (commonly known as 2755 El Camino Real
and more particularly described in Exhibit 1) to add the Workforce Housing (WH) Combining
District.
B. The Council held a duly noticed public hearing on June 4, 2018, and considered the
subject amendment of the Zoning Map, including the recommendation by staff and the
Planning and Transportation Commission and all public comments received prior to or at the
hearing.
C. The proposed Ordinance promotes the development of housing in a transit- oriented area close
to jobs and services, in accordance with the goals and policies in the City’s Comprehensive Plan
and the purposes of the Zoning Code.
D. The environmental impacts of the subject amendment of the Zoning Map was evaluated in a
Mitigated Negative Declaration for the 2755 El Camino Real Multi-family Residential Project
(MND), which the Council considered and adopted, together with the related Mitigation
Monitoring and Reporting Program (MMRP), on June 4, 2018, prior to taking action on this
ordinance.
SECTION 2. Amendment of Zoning Map
Section 18.08.040 of the Palo Alto Municipal Code, the “Zoning Map,” is hereby
amended by applying the Workforce Housing (WH) combining district to all that real property
situated in the City of Palo Alto, County of Santa Clara, State of California, described in Exhibit 1
(Legal Description and Map) attached hereto and incorporated herein by reference, and
commonly known as 2755 El Camino Real.
SECTION 3. Based on the MND and the administrative record as a whole, the City
Council hereby finds that this rezoning will have no significant effect on the environment.

Not Yet Approved
SECTION 4. This Ordinance shall be effective on the thirty-first (31st) day after its
passage and adoption.
INTRODUCED:
PASSED:
AYES:
NOES:
ABSENT:
ABSTENTIONS:
ATTEST:
City Clerk

Mayor

APPROVED AS TO FORM:

APPROVED:

Assistant City Attorney

City Manager
Director of Planning
Environment

and

Community
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Exhibit 1: Legal Description and Map
Real property in the City of Palo Alto, County of Santa Clara, State of California, described as
follows:
BEGINNING AT THE MOST NORTHERLY CORNER OF PARCEL "D" AS SHOWN ON THE RECORD
OF SURVEY OF OREGON-PAGE MILL EXPRESSWAY DATED APRIL, 1969, RECORDED APRIL 21,
1969 IN BOOK 252, PAGES 3 THROUGH 7, SANTA CLARA COUNTY RECORDS; THENCE S. 33° 20'
45" W. 188.14 FEET ALONG A LINE PARALLEL TO THE CENTER TANGENT LINE OF PAGE MILL
ROAD; THENCE S. 56° 39' 15" E. 63.33 FEET; THENCE ON A TANGENT CURVE TO THE LEFT
HAVING A RADIUS OF 40 FEET, THROUGH A CENTRAL ANGLE OF 90°, WITH AN ARC DISTANCE
OF 62.83 FEET; THENCE N. 33° 20' 45" E. 49.03 FEET; THENCE ON A TANGENT CURVE TO THE
RIGHT HAVING A RADIUS OF 263.59 FEET, THROUGH A CENTRAL ANGLE OF 10° 50' 10" WITH
AN ARC DISTANCE OF 49.85 FEET; SAID POINT BEING THE TRUE POINT OF REVERSE CURVE;
THENCE ON A TANGENT CURVE TO THE LEFT HAVING A RADIUS OF 263.59 FEET, THROUGH A
CENTRAL ANGLE OF 10° 50' 10" WITH AN ARC DISTANCE OF 49.85 FEET; THENCE NORTH 56°
39' 15" W. 112.73 FEET TO THE POINT OF BEGINNING.
APN: 132-36-084
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Action Draft Minutes of the City Council

Attachment C

June 4, 2018

8.

PUBLIC HEARING/LEGISLATIVE AND QUASI-JUDICIAL: 2755 El Camino
Real [16PLN-00464]: Adoption of an Ordinance Amending Palo Alto
Municipal Code (PAMC) Title 18 (Zoning) Chapter 18.30 (Combining
Districts) to add a new Combining District to Allow for Higher Density
Multi-family Housing that Includes a Workforce Housing Component to
be Located on Public Facilities Zoned Properties Within 0.5 Miles of
Fixed Rail Transit Stations; Adoption of an Ordinance Amending the
Zoning Map to Apply the New Combining District to the Subject
Property at 2755 El Camino Real; Site and Design Approval to Allow
Construction of a 57 Unit Multi-Family Residence at the Subject
Property; and Resolution 9760 Entitled, “Resolution of the Council of
the City of Palo Alto Adopting the 2755 El Camino Real Multi-Family
Residential Project Mitigated Negative Declaration.” Environmental
Assessment: An Initial Study (IS/MND) Was Published for Public
Comment on January 19, 2018 for a Circulation Period Ending on
February 20, 2018. A Final MND was Published on May 18, 2018. Zone
District: Public Facilities (PF).

Public Hearing opened at 10:27 P.M.
Public Hearing closed at 11:03 P.M.
MOTION: Council Member Fine moved, seconded by Council Member
Scharff to:
A.

Adopt a mitigated negative declaration Resolution and a mitigation
monitoring and reporting plan;

B.

Adopt an Ordinance to create a new “Workforce Housing Combining
District;”

C.

Adopt an Ordinance to amend the Zoning Map and apply the new
Combining District to 2755 El Camino Real;

D.

Approve the site and design application based on the findings and
subject to conditions of approval included in the draft Record of Land

Use Action including the following changes to the conditions of
approval:
i.

Replace in Condition 1, “February 20, 2018” with “March 22,
2018;”

ii.

Add a Condition, “the applicant shall be responsible for
financing the new bus shelter shown on the project plans sheet
C7;”

iii.

Replace in Condition 7, “Building Permit” with “Certificate of
Occupancy;”

E.

Add to Municipal Code Section 18.30(K).090(d), “within a three (3)
mile radius of the project or” after “whose place of employment is;”
and

F.

Direct Staff to return to Council with an Ordinance applying this district
to commercial properties.

INCORPORATED INTO THE MOTION WITH THE CONSENT OF THE
MAKER AND SECONDER to replace Motion Part F with, “direct Staff to
return to Council with an appropriate Ordinance applying a workforce
housing combining district to commercial properties.”
INCORPORATED INTO THE MOTION WITH THE CONSENT OF THE
MAKER AND SECONDER to remove Part D.iii. from the Motion.
AMENDMENT: Council Member DuBois moved, seconded by Council
Member Holman to add to the Motion, “to direct Staff to revise the
Ordinance to provide that the Combining District would not be available to
projects utilizing the State Density Bonus Law.”
AMENDMENT FAILED: 4-5 DuBois, Filseth, Holman, Kou yes
MOTION AS AMENDED RESTATED:
seconded by Council Member Scharff to:

Council

Member

Fine

moved,

A.

Adopt a mitigated negative declaration Resolution and a mitigation
monitoring and reporting plan;

B.

Adopt an Ordinance to create a new “Workforce Housing Combining
District;”

C.

Adopt an Ordinance to amend the Zoning Map and apply the new
Combining District to 2755 El Camino Real;

D.

Approve the site and design application based on the findings and
subject to conditions of approval included in the draft Record of Land
Use Action including the following changes to the conditions of
approval:
i.

Replace in Condition 1, “February 20, 2018” with “March 22,
2018;”

ii.

Add a Condition, “the applicant shall be responsible for
financing the new bus shelter shown on the project plans sheet
C7;”

E.

Add to Municipal Code Section 18.30(K).090(d), “within a three (3)
mile radius of the project or” after “whose place of employment is;”
and

F.

Direct Staff to return to Council with an appropriate Ordinance applying
a workforce housing combining district to commercial properties.

Motion Part F separated for the purpose of voting.
MOTION PART F PASSED: 5-4 DuBois, Holman, Kou, Tanaka no
INCORPORATED INTO THE MOTION WITH THE CONSENT OF THE
MAKER AND SECONDER to add to the Motion, “add a requirement for an
emergency number to report noise concerns.” (New Part F)
AMENDMENT: Council Member Holman moved, seconded by Council
Member DuBois to add to the Motion, “add to Municipal Code Section
18.30(K).090(d), ‘following a two-week offer period’ after ‘first category.’”
AMENDMENT WITHDRAWN BY THE MAKER
AMENDMENT: Council Member Holman moved, seconded by Council
Member Kou to add to the Motion, “require the Regulatory Agreement return
to Council.”
AMENDMENT FAILED: 4-5 DuBois, Filseth, Holman, Kou yes
MOTION AS AMENDED RESTATED:
seconded by Council Member Scharff to:
A.

Council

Member

Fine

moved,

Adopt a mitigated negative declaration Resolution and a mitigation
monitoring and reporting plan;

B.

Adopt an Ordinance to create a new “Workforce Housing Combining
District;”

C.

Adopt an Ordinance to amend the Zoning Map and apply the new
Combining District to 2755 El Camino Real;

D.

Approve the site and design application based on the findings and
subject to conditions of approval included in the draft Record of Land
Use Action including the following changes to the conditions of
approval:

E.

F.

i.

Replace in Condition 1, “February 20, 2018” with “March 2,
2018;”

ii.

Add a Condition, “the applicant shall be responsible for
financing the new bus shelter shown on the project plans sheet
C7;”

Add to Municipal Code Section 18.30(K).090(d), “within a three (3)
mile radius of the project or” after “whose place of employment is;”
and
Add a requirement for an emergency number to report noise concerns.

MOTION AS AMENDED PASSED: 7-2 Holman, Kou no

