City of Palo Alto (ID # 4414)
City Council Staff Report

Report Type: Action Items Meeting Date: 2/3/2014
Summary Title: PC Time-Out and Zoning Reforms

Title: PC Time-Out & Reform. Staff Recommends Adoption of a Motion:
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Planned Community (PC) Zoning District Until the Process and Requirements
Regulating the PC Zone in Chapter 18.38 of the Municipal Code are Revised,
and (b) Directing Staff to Return to the Council with an Analysis of Potential
Revisions and Alternatives to the PC Zone for Public Input and Discussion

From: City Manager

Lead Department: Planning and Community Environment

Recommendation

Staff recommends that Council consider the following two motions: (a) expressing the Council’s
intent to defer requests for rezoning to the Planned Community (PC) zoning district until the
process and requirements regulating the PC zone in Chapter 18.38 of the Municipal Code are
revised, and (b) directing staff to return to the Council with an analysis of potential revisions
and alternatives to the PC zone for public input and discussion.

Executive Summary

As discussed at the Council December 2, 2013 “Future of our City” discussion, the PC process,
whereby the City and a developer negotiate site-specific design and development standards in
exchange for “public benefits,” has been viewed by many as too opaque and transactional.
While many acknowledge the success of some past PC developments and advantages of PC
zoning as a tool, the process and some of its outcomes have been critiqued as inadequate.
Furthermore, the ad-hoc nature of each separate negotiation has contributed to the
community concerns about the lack of a coherent set of values or vision for the future. Based
on this concern, the Planning and Transportation Commission (PTC) and others have offered
their analysis and suggestions about ways to improve the process.
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Staff is proposing to conduct an analysis of proposed alternatives and reforms to the PC district
to better achieve the district’s intent and is suggesting a “time-out” on PC re-zonings until
reforms can be enacted. Staff’s analysis would include a thorough public review process,
culminating in a draft ordinance to be presented to City Council. There is only one PC proposal
currently pending before the City that could potentially be affected by this time-out.

Background

On December 2, 2013, the City Council initiated a community conversation about topics related
to the future of Palo Alto, including topics such as the update of the Comprehensive Plan, traffic
and parking problems and solutions, and new development within existing commercial
corridors. The topic of PC districts and the need for possible reforms to the requirements and
process were also discussed. While many Council Members acknowledged that there have been
successful Planned Communities and that Palo Alto is one of the few cities in the position to
receive public benefits, there was general agreement that the process could be improved.

The City of Palo Alto established the regulations PC districts with the adoption of the City’s
original Zoning Ordinance on February 19, 1951 (Ordinance No. 1324). The original purpose of
the PC district, which remained unchanged for 27 years, was the following:

“The PC district is designed to accommodate various types of development such as
neighborhood and district shopping centers, professional and administrative areas, multiple
housing developments, single-family residential developments, commercial service centers and
industrial parks or any other use or combination of uses which can be made appropriately as
part of a planned development.”

The initial PC district regulations established the permitted uses (all and any uses shown on the
development plan as approved by the City Council), conditional uses (all uses except a single-
family residence on an approved building site), height and space requirements (as shown on
the development plan), requirements for the Development Plan (including a map of street
system, land use plan, public amenities, plot plans, parking and circulation diagrams, and
landscape plans), and requirements for the project’s development schedule.

The PC district regulations were revised in 1978 and have largely remained intact until the
present. The Specific Purpose of the PC district now reads:

“The PC planned community district is intended to accommodate developments for residential,
commercial, professional, research, administrative, industrial, or other activities, including
combinations of uses appropriately requiring flexibility under controlled conditions not
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otherwise attainable under other districts. The planned community district is particularly
intended for unified, comprehensively planned developments which are of substantial public
benefit, and which conform with and enhance the policies and programs of the Palo Alto
Comprehensive Plan.”

The 1978 revisions included significant additions:

PC district findings, including the finding for public benefits not otherwise attainable by
application of the general districts or combining districts;

A description of the application process, including the requirement for PC district
initiation by the Planning Commission, design review by the Architectural Review Board,
and a final review and recommendation by the Planning Commission to the City
Council;

A requirement for a development program statement, essentially a written project
description, that demonstrates the necessity of the PC district and information
demonstrating consistency with the PC district findings;

Conditions of reversion, in the case when a developer fails to meet the adopted
development schedule, and

Special requirements, including more restrictive site development requirements, for PC
districts within 150-feet of low-density residential districts. These special requirements
include the establishment of a daylight plane, a more restrictive maximum height,
setbacks, and landscaping screens.

The requirements for PC district adopted in 1978 remain essentially intact to the present day,
with minor revisions to refine the application process and requirements, Development plan,
Special requirements, Development schedule, PC inspections, and Recycling storage, among
other minor changes.

Planned Community Rezoning Procedures

As introduced above, rezoning to a PC district currently follows a set of procedures and
standards, which are prescribed in Chapter 18.38 of the Palo Alto Municipal Code (PAMC). The
PC process begins with PTC review of the concept plans, development program statement and
draft development schedule. If the PTC recommends initiating the PC request, the development
plan, site plan, landscape plan and design plans are submitted to the ARB for design review in
the same manner as any commercial or mixed-use project. The environmental document is
prepared and circulated prior to ARB consideration. The development plan recommended for
approval by the ARB is then returned to the PTC, together with a draft PC ordinance and
environmental document, for review and recommendation to the City Council. The PC

City of Palo Alto Page 3



ordinance would identify the permitted and conditionally permitted uses and site
improvements, as well as a schedule for completion of the project. The Council may approve a
PC zone change only if it finds that:

1. The site is so situated, and the use or uses proposed for the site are of such
characteristics that the application of general districts or combining districts will
not provide sufficient flexibility to allow the proposed development.

2. Development of the site under the provisions of the PC planned community
district will result in public benefits not otherwise attainable by application of
the regulations of general districts or combining districts. In make the findings
required by this section, the Planning and Transportation Commission and City
Council, as appropriate, shall specifically cite the public benefits expected to
result from use of the planned community district.

3. The use or uses permitted, and the site development regulations applicable
within the district shall be consistent with the Palo Alto Comprehensive Plan, and
shall be compatible with existing and potential uses on adjoining sites or within
the general vicinity.

The current ordinance does not specifically define community benefits and over the years there
have been different community perspectives on how to address this issue.

The City Council has approved over 100 PC districts (including revisions to existing PC districts),
beginning in 1951 with PC-1362 at 3401-45 Alma Street for commercial uses and an automobile
service station (later zoned to PC-4956 as Alma Plaza) and concluding most recently in June
2012 with PC-5158, the development known as 101 Lytton. The general types of PC districts
that have been established include approximately 40% commercial, 50% residential and 10%
mixed-use projects.

In the past year, one request for a PC district was withdrawn (395 Page Mill Road, Jay Paul
Development Company) and another was rescinded by public vote (Maybell-Clemo residential
project, Palo Alto Housing Corporation). There is only one PC zoning application currently
pending, which is proposing a 33,000 sq. ft. office building on the former VTA lot on the corner
of Page Mill Road and El Camino Real (2755 El Camino Real). This application was submitted to
the City on June 3, 2013, and has since been undergoing a review process. The PC zoning
initiation was considered by the PTC in October 2013 and was continued to a date uncertain
with a request to provide additional economic information related to the proposed public
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benefit. A description of the proposed development and the public benefits proposed by the
applicant are attached to the staff report. The City has also recently hired a land use economics
consultant who has prepared a draft financial review of these public benefits. Among other
findings, the report concluded that a potential development could be profitable under both a
PC zoning designation and a C-S zoning designation.

Discussion

The PC process, whereby the City and a developer negotiate site-specific design and
development standards in exchange for “public benefits,” is viewed by many as too opaque and
transactional, allowing neighborhood impacts to be “traded” for benefits that accrue to those
outside the immediate vicinity. The process and some of its outcomes (i.e. the public benefits
resulting from individual projects) have been critiqued as inadequate, and the ad hoc nature of
each separate negotiation has contributed to community concerns about the lack of a coherent
set of values or vision for the future.

Planning staff is recommending a “time-out” on PC projects to allow an examination of the
potential alternatives and reforms, which conform with and enhance the policies and programs
of the Palo Alto Comprehensive Plan. There may be intersections between this effort and the
Comprehensive Plan Update, or reforms may be sought as near term actions.

Possible alternatives/reforms to the PC process could include:

e Specifically define the types of projects that may apply for a PC district;

e Create minimum lot sizes that would be eligible for PC districts;

e Establish a buffer (a minimum distance) between a proposed PC district and existing
low-density residential districts;

e Create a menu of public benefits that would be allowed under a PC, and/or

e Establish a better mechanism for mitigation and condition monitoring.

If so directed by Council, Planning staff would analyze these and other possible alternatives and
present our analysis for Council direction and public comment.

Pipeline Projects

As noted above, there is one request for a PC district that is currently under review: 2755 El
Camino Real at the corner of Page Mill Road and El Camino Real. This development proposing a
33,000 sq. ft. office building on the former VTA lot on the corner of Page Mill Road and El
Camino Real (2755 El Camino Real). This site is currently zoned P-F, reflecting that it was used
by a public agency (VTA) for a public use (carpool lot). Although the current zoning designation
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would not allow a commercial development, the City cannot legally deny the property owner
reasonable use of their property and thus the City will likely have to entertain a reasonable re-
zoning request at some point. The most “natural” zoning designation for this site is Commercial
Service or “C-S”, which is the same designation found on many similar El Camino Real sites. A
C-S development on this site would be smaller, particularly from an office square footage
standpoint, and would most likely also contain a number of residential units. However, the City
would also not be able to receive extra “public benefits” from a C-S development, and could
only mandate conditions and mitigations measures that have a direct nexus to project impacts.
For example, among other proposed public benefits, the PC development currently proposes
allowing the Page Mill Road and El Camino Real intersection to expand into what is now the
VTA lot, in order to accommodate a new right hand turn lane. It is unlikely that a condition such
as this would be part of a standard C-S development.

The staff recommendation includes a recommendation for Council to express their intent to
deny or defer requests for rezoning to the PC district until the process and requirements
regulating the PC zone in Chapter 18.38 of the Municipal Code are revised. Adoption of a formal
moratorium is unnecessary because the PC zoning district is set up as an optional district and
individual property owners do not have an absolute right to develop under the optional
standards. If Council adopts a statement implementing a “time out,” the action would clearly
communicate to the 2755 El Camino Real applicant that their request would be deferred or
denied if the project was sent to Council for review. The applicant could then chose to wait for
the “time out” to be over, revise and resubmit their application as a request for re-zoning to C-
S, or request consideration of their project in the context of a development agreement.

Next Steps

There are two process options for moving forward with PC reform. The first option is a stand-
alone option, where staff will proceed with development PC reforms and alternatives, as
follows:

e February: Council direction to staff to proceed with the analysis of proposed
Reforms to the PC district regulations and a statement to defer or deny existing and
future requests for rezoning to PC districts until such reforms are adopted.

e July-August: Staff presents Council with an analysis and recommendation for public
review and comment.

Alternatively, the PC public outreach process and discussion could be completed in conjunction
with the Comprehensive Plan amendment public outreach process and overall discussion. If this
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alternative were selected, the overall timeline would be extended; however it would be
discussed in the context of many other related issues in the Comprehensive Plan.

Resource Impact

Staff’s recommendation to defer existing and future rezoning requests to PC would not have a
substantial impact on staff resources or existing department budgets. Staff analysis of rezone
requests are typically cost-recovery projects. The application fees collected for each rezone
request represent a deposit, from which staff costs are recovered. During the deferral period,
staff would not process PC rezone requests, which would allow staff to work on other
department projects. The recommended activities to address PC reform have been included in
the Planning department’s work plan for this year.

Policy Implications

The recommended activities could substantially alter the PC district requirements. However,
staff does not foresee complete elimination of the PC district or functional equivalent from the
Zoning Ordinance for the simple reason most cities have comparable processes. Typically
processes are called Planned Development or Planned Unit Developments. Many cities also
utilize site specific Development Agreements, which serve a similar function.

Environmental Assessment

Council’s action to temporarily defer or deny requests for rezoning to PC would not constitute a
project under the California Environmental Quality Act (CEQA).

Attachments:

e Attachment A: Project Description for 2755 El Camino Real- Request for Planned
Community  (PDF)

City of Palo Alto Page 7



ATTACHMENT A
DRAFT
2755 EL CAMINO PROJECT

Application Narrative
PC Zone District

Applicant:
The Pollock Financial Group, Project Owner
Jim Baer, Land Use Consultant
Hayes Group Architects, Ken Hayes, Architect

VERSION #2: January 27,2014
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SECTION I

INTRODUCTION AND EXECUTIVE SUMMARY

1.1 INTRODUCTION

The 2755 ECR Project and its Applicant have begun with a rigorous series of public
hearings that are not required under PAMC 18.38 for a PC Zone. The initial public
hearings have included:

a) February 11, 2013, City Council Study Session, where the Council provided
encouragement as well as precautions for enhanced Public Benefits, a building
with greater pedestrian attractions and features, and some modifications to the
Project’s progressive parking and traffic programs.

b) May 2, 2013 Preliminary ARB hearing, where the architect, Ken Hayes of
Hayes Group Architects, responded to comments from the City Council Study
Session to ensure that the 2755 ECR Project addressed suggestions that the
building provide greater street setbacks, walkways, and public art. The
project provides features that will make the 2755 ECR Project an iconic
building for entry into the 11,000,000 square foot Stanford Research Park at
the busiest street intersection in Palo Alto. In addition, the project will
enhance vehicular and pedestrian improvements to the new California Avenue
Business District. The ARB was pleased, generally, with the 2755 ECR
Project direction and made many recommendations that have been adopted by
Ken Hayes.

c) The lengthy PTC hearing on September 11, 2013 disappointed the
Applicant because the PTC chose not to initiate the PC Zone process, but,
rather, to continue any PC Zone initiation action until the 2755 ECR Project
had been reviewed, and, possibly, endorsed by the City’s third-party financial
consultant. The report from the City’s third-party financial consultant is
discussed in Section Il and is included with the Staff Report.

This Application provides a comprehensive narrative and planning materials for the PC
Zone Application for 2755 ElI Camino Real (“2755 ECR Project”) that will include
consultants’ reports necessary for CEQA analysis. Site and building plans prepared by
the Hayes Group Architects have been delivered. The Applicant has modified the 2755
ECR Project to address issues raised at each of these three earlier City sessions.

Foremost among the efforts of the Applicant has been its embracing the City’s desire to
have any PC Zone applicant fully engage with analysis by a third-party municipal and
real estate financial expert, retained by the City, with its review of any pending PC
Application. This has been done to provide assurances, when appropriate, that the Public
Benefits offered by a PC Zone Application is well balanced with the gains sought by the
specific PC Zone Application under review. We discuss the City’s third-party review by
Keyser/Marston in Section I1.
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These hearings have well prepared the 2755 ECR Application to become one of the finest
PC Zone applications ever received by the City and with many advanced programs and
policy distinctions.

During our initial PTC public hearing on September 11, 2013, the PTC continued the
public hearing and deferred initiating the PC Zone process until the City’s third-party
financial consultant had become able to advise the City about the adequacy of the
Application for the 2755 ECR Project. The PTC further asked that the Applicant
distinguish among (i) private benefits, even if such features offer leadership for
enhancing community development programs; (ii) any mitigations for the Project’s
community impacts; and (iii) genuine and meaningful, intrinsic and extrinsic public
benefits.

The 2755 ECR Project will consist of a four-story building with compliant parking and a
total of 29,776 square feet or a 1.52 FAR. We summarize proposed Public Benefits that
are presented in greater detail in Section Il11. This Application discusses total Public
Benefits of $2,300,000 that is $225 per square foot of ““bonus” PC Zone that greatly
exceeds and, at least, doubles the value per square foot of any previous PC Zone. The
2755 ECR Project establishes a new Public Benefit threshold. The building is described
in Section 1V. In Section V we describe the 2755 ECR context for the neighborhood.

Section VI identifies the need for a General Plan Amendment for a new land use
designation from Public Facilities to Commercial Service. A Commercial Service land
use designation, under the comprehensive plan, allows for and includes Planned
Community zoned districts.

Section VI describes sustainable design and progressive transportation leadership of the
2755 ECR Project. We have not included these features as Public Benefits as requested
by several PTC members.

We hope that Policy Makers and Staff Members will assist neighbors to well distinguish
between the 2755 ECR Project with only 10,213 square feet of bonus PC Zone area, and
that provides many meaningful Public Benefits valued at $2,300,000 that greatly exceeds
Pubic Benefits offered by any prior Palo Alto PC Zone Project on the basis of any
increased size.
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1.2 COMMERCIAL AREAS PROVIDE SUBSTANTIAL SURPLUS
CITY REVENUES OVER OPERATING COSTS ASSOCIATED
WITH SERVING THE LARGER COMMUNITY

More than one Council Member has spoken in a public hearing that commercial areas are
“losers for the City by requiring greater operating funds and services from the City than
beneficial payments to the City.” We believe this is mistaken and unhelpful for best
decision-making.

The City retained a fine organization specializing in Municipal finance in the 2000
decade. This firm is Applied Development Economics, “ADE”. After several years of
analysis, ADE prepared a report for the City dated May 5, 2009. The purpose of the
study was to aid City Staff and policymakers to best plan for an updated Comprehensive
Plan. We provide as Exhibit #1 a brief 4-page segment of the ADE work to assist with
your favorable analysis of the 2755 ECR Project.

Page 2 of the ADE Study shows the fiscal net revenue or cost for the major land use
categories.

EXHIBIT A
2008 BUDGET NEY (DEFICIT)/SURPLUS BY LAND USE (IN MILLIGHS}
$15,000,000 1 —— - - ————. —e e $12,049122
$10,000,000 e — 58,004,079 -
$5,000,000 - -~
,,, - ™

[im; p97)

-$5,000,000 1
-$10,000,000 - - R e
-$15,000,000 4+

-$20,000,000 1$12083.687 .. - S

SingleFomily Mutl-Family AgNatual Commerdal Haoted Inchustrial R&D Public
Rﬁnﬁu‘:s Manuf, Institutional

Source: ADE, Inc.

Commercial uses generated a surplus of $12,949,122 for the City in 2008. We provide
the graph used by ADE below. On page 3 of the ADE Study a Commercial use generated
$300 per employee as a surplus to the City budget based on 2008 budget data. The 2755
ECR Project generates a $33,000 annual surplus for the City unrelated to offsite sales
taxes or property taxes.

4|Page



SECTION Il

CITY FINANCIAL CONSULTANT’S ENDORSEMENT

2.1 PRIMARY FINDINGS OF FINANCIAL CONSULANT FAVOR
THE 2755 ECR PROJECT

In accordance with the City of Palo Alto’s request, Keyser Marston Associates, Inc.
(KMA) conducted an economic analysis to evaluate the proposed public benefits package
in relation to the higher densities that can be achieved for the project through rezoning of
the site to Planned Community (PC) District. The City requested the following tasks be
accomplished in the analysis:

Task 1: Create a development pro forma showing what the development return would be
for the proposed project under PC zoning and how that return compares to a lower
density alternative under Service Commercial (CS) zoning. The purpose of the pro forma
analysis is to estimate the incremental profit that the applicant would realize as a result of
the re-zoning.

Task 2: Quantify the value of the proposed public benefits package, which would include
impact fees that would apply under both the CS and PC zoning districts. KMA reviewed
the applicant’s backup data and their justification for each public benefit and then used
their own experience working with other public benefit assignments to determine if the
applicant assessed reasonable values to the public benefits.

Exhibit #2 is the favorable Keyser Marston report. (In the interest of a timely
submission of this Narrative, Exhibit #2 will be forthcoming.) In this exhibit are
financial materials and analyses that have been provided to Keyser/Marston as part of
their review. There are several factual and financial exchanges in which Keyser/Marston
provides encouragement and support — even for some conclusions beneficial to the
Applicant:

a) The Applicant generates greater current value under the permitted CS Mixed-
Use Standards than is the value achieved at this time by the Applicant under a
PC Zone. (Note that the Applicant’s goal is for longer-range stable value
creation and the Applicant already has committed to and has a signed, long
term lease with a community serving private bank, requiring a larger building
to be occupied entirely by office. This outcome is not permitted under the CS
Zone.)

b) The $2,300,000 Public Benefit offered by the current 2755 ECR project is a

substantial and compelling value share in proportion to the “private value”
under the PC Zone.
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SECTION III

PROJECT PUBLIC BENEFITS
VALUE $2,300,000

PAMC 18.38.060 provides this required determination concerning public benefits for a
PC Zone: “Development of the site under the provisions of the PC planned community
district will result in public benefits not otherwise attainable by application of the
regulations of general districts or combining districts. In making the findings required by
this section, the planning commission and city council, as appropriate, shall specifically
cite the public benefits expected to result from use of the planned community district.”

The 2755 ECR Project has planned many Public Benefits described in Section 3.2 The
Applicant has listened well to Staff and Policy Makers in a way such that the 2755 ECR
Project could become a role model project for advancing City goals for the highest
quality analysis of any PC Zone Application. PC Zone Applications have become more
controversial recently than has been true for 30+ years with very many PC Zone projects
both (i) approved with large super-majority approvals by City Council; and (b) without
appeals, referenda or substantial hostile commentary for the residential community.

3.1 ANALYSIS OF PUBLIC BENEFITS ON A PER SQUARE
FOOT BASIS GREATLY EXCEEDING PREVIOUS PC
PROJECTS: $225/ SF

Our Public Benefit values greatly exceed previous PC Zone standards as have been
verified by Keyser/Marston, the City’s third party financial analyst.

The 2755 ECR Project offers Public Benefit of $2,300,000 for each of the 10,213 square
feet of PC Zone “Bonus”. This Pubic Benefit value is $225 per square foot - twice the
amount that had previously been established by City Staff as the threshold value per
square foot for a PC Zone as first analyzed with the PC Zone for 101 Lytton in 2011.

PUBLIC BENEFITS per SQUARE FOOT
Proposed Public Benefits Value $2,300,000
Gross Floor Area Proposed (1.522 FAR) 29,776 sf
CS Zone Permitted 19,563 sf
PC Zone Bonus Area (29,776 — 19,563) 10,213 sf
Public Benefit per sf of PC Zone Bonus Area $225
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3.2

SUBSTANTIAL PUBLIC BENEFITS PROVIDED BY THE 2755
ECR PROJECT

A. THREE LAND DEDICATIONS: VALUE $579,247

There are three components of land to be dedicated to the City and the County.
See Exhibit #3. The form of land dedications will be a combination of grant
deeds and easements determined with the County, the City Attorney’s office, and
the City Public Works Department, as required to achieve City and County land
use goals of widening Page Mill Road at the EI Camino Real intersection, creating
5 feet of pedestrian right-of-way along the widened Page Mill Road, and creating
an overall usable sidewalk width of 11 feet, free of construction above grade.

This will include a public access easement on land that will remain the property of
the Applicant. The easement will be above the sub-grade garage. The Applicant
will reserve the right to place sub-grade tieback anchors within the areas of
dedication, as necessary for construction of the proposed underground garage.
Land areas to be dedicated are as follows:

1. DEDICATED LAND AREA #1: LAND DEDICATION TO ALLOW
WIDENING OF PAGE MILL/OREGON EXPRESSWAY TO ADD A
DEDICATED RIGHT TURN LANE ONTO EL CAMINO HEADED
NORTH, OR TO WIDEN AND DEEPEN THE EXISTING
SOUTHBOUND, DOUBLE LEFT-TURN LANES FROM OREGON
EXPRESSWAY TO EL CAMINO REAL.

2. DEDICATED LAND AREA #2: FULL SUBSURFACE RIGHTSTO
THE CENTER OF PAGE MILL ROAD TO ALLOW ANY CITY
OR COUNTY CONSTRUCTION ABOVE OR BELOW GRADE.
Exhibit #4 illustrates the area containing the extensive multi-million
dollar installation of underground utilities. Required uses may need to be
expanded in the future as well.

3. DEDICATED LAND AREA #3: FOR PUBLIC SIDEWALK
EASEMENT ON 2755 ECR SITE TO CREATE ATOTAL
SIDEWALK WIDTH OF ELEVEN FEET.

We provide as Exhibit #5 more detailed budgets for Land Dedication #1 along with
appraisal information and a legal letter regarding Land Dedication #2 and Land
Dedication #3.
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B. CONTRIBUTION FOR CALIFORNIA AVENUE
UPGRADES: VALUE $1,142,000

These features focus on pedestrian light poles on the very long blocks in the California
Avenue District. Initially, City Staff Members had requested $750,000. After more
detailed budget work for the California Avenue District improvements, Staff has
determined that the contribution necessary to complete all California Avenue
improvements in excess of budgeted City funds is $1,142,000.

There is a powerful nexus between the 2755 ECR Project and completing the California
Avenue improvements because the pedestrian movement from the Stanford Research
Park to California Avenue will be greatly enhanced by the 2755 ECR Project with
substantially increased daytime clients and visitors to California Avenue. This fulfills the
objectives of the South EI Camino Real Design Guidelines.

We provide as Exhibit #6 a diagram prepared by the City showing a sample of the
pedestrian pole lights along with some urban design features.

C. CONTRIBUTION FOR INTERSECTION STUDY AND
UPGRADE PLANS: VALUE: $275,000

The Applicant has been advised by Transportation and Planning officials and by its own
Traffic Engineer, Fehr & Peers, that it may be of greatest community value to improve
the entire intersection at EI Camino Real and Page Mill/Oregon Expressway Intersection
in order to improve this worst traffic intersection in Palo Alto rather than just improving
our N/E corner at the site of 2755 ECR PROJECT. As a first, necessary step, The City of
Palo Alto and the County of Santa Clara must prepare a collaborative traffic study that
must be submitted to Cal Trans for its approval for any work at the intersection. The
Applicant will provide a contribution of $275,000 toward completion of this study and
planned solutions.

If a study is approved by Cal Trans, there are abundant funds in the Stanford Research
Park Impact Fee account, held and controlled by the City of Palo Alto, for performing
actual street work and signal and pedestrian improvements.

D. CONTRIBUTION FOR ELECTRICAL VEHICLE
CHARGING STATIONS FOR CALIFORNIA AVENUE
PUBLIC PARKING LOTS OR STRUCTURES:

VALUE $175,000

We anticipate installing 6 Electrical Vehicle (EV) charging stations for California
Avenue public surface a parking lot and for the two California Avenue public parking
garages.

We have located numerous public parking sites along California Avenue that are
potential locations for the installation of electric vehicle charging stations. After talking
with several companies, we have determined that most EV charger companies can
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provide chargers at rates that are greatly subsidized by California and federal
governmental agencies such as EPA California Energy Commission. There are active
well-financed governmental programs to help deploy EV Chargers throughout urban and
suburban centers such as Palo Alto.

We believe that the $175,000 contribution offered by the Applicant can be well leveraged
to obtain up to $350,000 of governmental subsidizing funds for a total of $525,000.
We provide as Exhibit #7 a sampling of EV Chargers that could be deployed by the City.

E. PUBLIC RIGHT TO USE THE VTA LOT FOR PUBLIC
PARKING DURING CONSTRUCTION OF THE
CALIFORNIA AVENUE IMPROVEMENTS:

VALUE $38,880

Normal parking will be disrupted during the construction of new California Avenue
upgrades. Offering our parking lot could greatly assist the businesses along California
Avenue for employee parking.

The VTA parking lot 36 spaces @ $6.00 per day = $216 per day for 180 days =
$38,880

There are thirty-six striped and legal parking spaces on the 2755 ECR. The City can use
the parking area beginning late 2013 through mid-2014 when underground construction
work can be begin for the 2755 ECR Project. . The value per day for a parking space
charged for daily passes by the City in the California Avenue District is $6.00 per day.
This value is comparable to monthly fees for some private parking spaces in the
Downtown:

135 Hamilton: $200 per stall per month; and 400 Cowper Area: $150 per stall per month.

F. TRAFFIC DEVICES FOR SHERIDAN AVENUE:
VALUE $89.873

As discussed in Section V1 the 2755 ECR Project has no significant traffic impacts.
Rather, through its proposed Public Benefits, the 2755 ECR Project greatly improves
traffic performance at EI Camion and Page Mill.

Nevertheless, some neighbors have asked that the 2755 ECR project assist with perceived
traffic problems on Sheridan Avenue for vehicles that head east on Page Mill to then turn
right on Ash Street and then right again in order to travel to Page Mill. This is a problem
that has existed as a significant matter since the opening of Chipotle Restaurant. The
2755 ECR Project does not significantly worsen the conditions on Sheridan, as verified
by Robert Eckols.

However, as a good neighbor, the 2755 ECR Project offers the following traffic devices
to assist with reduced through traffic on Sheridan Avenue:
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a) Three speed tables located on Sheridan Avenue — two located between
Ash Street and EI Camino and one located between Birch Street and Ash
Street

b) Installation of an all-way stop at the intersection of Ash St & Sheridan

The speed tables and all-way stop are designed to control the vehicle operating speeds on
Sheridan Avenue.

G. URBAN DESIGN FEATURES THAT CANNOT BE
COMPELLED BY THE CITY AS CONDITIONS OF
APPROVAL: WE ASSIGN NO VALUE

The proposed project infills a currently under-utilized transit parking lot with a four story
commercial office building. In-lieu of building up to the property, the building is set
back up to 31 feet on EI Camino Real to create a pedestrian oriented forecourt. An artist
has been commissioned to design a water feature to compliment the forecourt.
Additional landscape and patterned paving are proposed to enhance the pedestrian
experience on El Camino Real.

H. QUALITY AND CHARACTER OF THE 2755 ECR
PROJECT CONSTITUTES INTRINSIC PUBLIC BENEFIT:
WE ASSIGN NO VALUE

The proposed building is consistent with the size of the adjacent buildings on EI Camino
Real and Page Mill. It anchors the busy intersection with a building type and massing as
prescribed by the South EI Camino Design Guidelines and appropriate for an area
unanimously deemed the gateway entrance to Silicon Valley and the Stanford Research
Park.
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SECTION IV

THE PROPOSED PROJECT

The Applicant proposes a strong Urban Design leadership commercial-only project for
this crucial site as the primary entry to the 11,000,000 square foot Stanford Research Park
(SRP). Since its inception in the late 1950s, SRP has remained an internationally
renowned technology and professional office and R&D center.

41 THE PROJECT FULFILLS MANY CITY DESIGN AND
COMPREHENSIVE PLAN GOALS

The 2755 ECR Project fulfills City of Palo Alto Comprehensive Plan Programs, Policies
and Goals and enhances the El Camino Real Design Guidelines and the regional
principles now being promoted by the Grand Boulevard Multimodal Transportation
Corridor Plan.

We provide the EI Camino Real Design Guidelines as Exhibit #8 and the Grand
Boulevard Task Force materials as Exhibit #9. One of Jim Baer’s 2011-2012 projects,
101 Lytton, has won the highest award from the Grand Boulevard Task Force. We are
confident that the 2755 ECR Project will win a GBI award because of its transit-oriented
features.

The following is a specific segment of the EI Camino Design Guidelines that indicates
the type of building identified for the 2755 ER site. Our design specifically fulfills the
objectives of the EI Camino Real Design guidelines. Section 2.2.1.2 California Avenue
Area Strategic Sites of the Palo Alto — South ElI Camino Real Design Guideline adopted
on June 6™, 2002 states:

“...In particular, the properties at the intersection of Page Mill Road and EI Camino
Real need to be architecturally prominent with a strong street presence so that they serve
as anchors for the southern end of the district. Having strong anchors is critical for
extending the momentum of the California Ave intersection down to Page Mill Road...”
“Buildings should feature a prominent corner to anchor the large scale intersection. El
Camino Real frontage should feature extensive windows, as well as pedestrian amenities
such as an arcade of canopy, seating, and planters...”

With a long term lease commitment in place by one of the premier community serving
banks in Silicon Valley (private banking by appointment with no drive -up ATM traffic),
our site’s tenant further complements and serves the workers that symbolize Silicon
Valley as the technology hub of the US. SRP’s smart, high tech, cutting edge,
entrepreneurial workers and companies are the lifeblood of Silicon Valley, having unique
financial needs, which this bank serves. We feel our proposed use best fulfills the vision
conceived for this Gateway site into Silicon Valley. A localized bank can also be a
substantial reducer of trips generated because of its proximity to the employees at SRP.
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4.2 SITE AND ZONING

The 2775 ECR Property consists of a single parcel that is currently a vacant surplus
parking lot owned by VTA that carries a PF Public Facilities Zone District designation
that allows use only as a parking lot. We evaluate the parcel as if it were subject to CS
Zone District Site Development Standards.

PAMF 18.16 CS ZONE FAR

PF or CS Total
Parcel Size 19,563 SF 19,563 SF | 19,563 SF
Commercial FAR NA 0.4:1 7,825 SF
Residential FAR NA 0.6:1 11,738 SF
Total NA 1.0:1 19,563 SF

The 2755 ECR Project described in Section 3.5 is based on achieving a PC Zone
ordinance seeking only 29,776 square feet for the new commercial building with only
1.52 FAR at this strong corner intersection.

PAMC 18.13 SITE DEVELOPMENT STANDARDS

CS Proposed Project
Front Setback 10 feet 20 feet
Side Setback 5 feet 11 feet
Rear Setback 10 feet 10 feet
Height 50 feet 50 feet
Lot Coverage 9,781 square feet 10,368 square feet
FAR 19,563 square feet | 29,776 square feet

4.3 PROPOSED COMMERCIAL BUILDING

We propose to demolish and recycle, in accordance with Palo Alto’s waste and recycling
requirements, the existing surface parking lot and rezone the property to a Planned
Community (PC) zoning designation. The Applicant proposes a new four-story
commercial building of 29,776 square feet and a 1.52 FAR making it a very modest PC
surplus request. 2755 ECR will also develop three levels of underground parking with
substantial on grade parking stalls on the 2755 ECR corner site. The 2755 ECR Project is
modest for a complex PC Zone District. Among the 29,776 square feet, we provide 2000
square feet of area that is excluded from FAR under 18.04.030(65) (B) as employee
amenity areas. This small area is excluded from FAR and does not require parking.

The Permitted 0.6 FAR residential area of 11,738 square feet has the same value as will
commercial area of 11,738 square feet. Therefore, the private benefit for the Applicant is
29,776 square feet less 19,563 permitted mixed-use FAR under Title 18.16. This means
that PC private benefit is only 10,213 square feet. We analyze private benefit and public
benefits for this PC Zone in Section IV.
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With Stanford Research Park and the original Hewlett Packard facility up the street from
the project site, the northeast corner of Page Mill Road and EI Camino Real serves as an
entrance to the world-renowned Stanford Research Park of nearly 11,000,000 square feet,
Silicon Valley and to the California Avenue neighborhood of Palo Alto. As a Gateway,
the mass of the building reinforces the corner and provides outdoor space for pedestrians
at grade and a rooftop terrace on the fourth floor with a view to the foothills.

The building uses sustainable materials, including a concrete frame, high efficiency
glazing systems, high recycled content materials, metal skin systems, cut stone, plaster
finishes, abundant day-lighting and sun-shading systems, and an energy efficient cool
roof. It will also be an entirely electric building, meaning that all appliances (except for
the cafeteria’s gas stoves) and HVAC will be powered by electricity and not natural gas
in order to meet the City’s carbon emissions.

PROPOSED COMMERCIAL BUILDING AREA

Floor 1 6,355 square feet
Floor 2 9,122 square feet
Floor 3 9,122 square feet
Floor 4 7,197 square feet
SUBTOTAL 31,776 square feet

Exclude Amenity Areas

pursuant to 18.04.030 (65) (B) 2,000 square feet

TOTAL 29,776 square feet
Gross Floor Area (FAR 1.52)

We provide building Floor Plans as Exhibit #10.
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44 BUILDING FACADE WITH PEDESTRIAN SCALE

As one approaches Page Mill from EI Camino Real, the building presents a modern two-
level stone facade with deeply recessed windows that anchors the corner as it floats above
a ribbon of ground-floor frameless glass. When one approaches the building from the
foothills or Hwy 101 toward EI Camino, the building facade draws inspiration from the
landmark saw-tooth HP building as serrated window segments form a repetitive pattern in
the facade, providing sun control on this southeast facade as well as a focus on the
intersection and view of the hills beyond. The serrated glass plan wraps around the
corner of the building pulling the energy of the activities of the intersection around the
corner. Sun-shading FINS control interior solar insulation as well as providing visual
interest and depth in the two-story glass plane on this facade. The new building
reinforces the corner of the block with increased height and creates a welcoming ground
floor pedestrian experience. It includes integral planters forming a building base with
clear, frameless glass windows above, allowing visual access into the ground floor like
the AT&T building across the street. A horizontal metal canopy reinforces the two entry
doors that face both the plaza and the street and provides a pedestrian-friendly scale at the
corner. We provide elevation plans and renderings as Exhibit #11.

45 PUBLIC ART

The 2755 ECR Project provides public art in excess of the City’s new 1% art allocation
requirement. The Public Art consists of a dramatic electronically controlled and colored
water feature and a plaza with decorative items in the paving and walls and benches. The
water feature will be a spectacular gateway, technological art statement that is a fitting
entry to the Stanford Research Park. Exhibit #12 is a rendering of the public art.

46 MANY SUSTAINABLE DESIGN & TRANSPORTATION
LEADERSHP PROGRAMS

The 2755 ECR Project provides parking in excess of required parking. The 2755 ECR
Project has no significant impacts under City of Palo Alto and CEQA standards,
including no traffic impacts. Nevertheless, the 2755 ECR Project provides extensive
transportation benefits described in Section V1. These expensive features, though of
great leadership and benefit to the community, are not treated as Public Benefits but
consist of sustainable design features and progressive parking and traffic programs that
represent great leadership for the 2755 ECR Project as a role model for any future
project. The 2755 ECR Project also serves as an advanced leader and role model for
sustainable design features leading to the better than LEED silver equivalency that are
costly to the Applicant but that are not treated as Public Benefits.

The direct costs for these exceptional features are about $700,000 as are fully discussed

in Section V1I. These features are not treated as elements of public benefits but as private
leadership for the Palo Alto community.

1l4|Page



SECTION V

EXISTING CONDITIONS & MITIGATIONS

5.1 RFP AND SALE OF SURPLUS PARKING SITE BY VTA

The Applicant purchased from the Valley Transportation Authority (“VTA”) the parcel
located at the Northeast (logical northeast) corner of Page Mill Road and EI Camino Real
(APN 132-36-084). This location of 19,563 square feet was purchased for $4,182,000 at
$213.77 per square foot as a formerly surplus parking lot for VTA bus commuters. VTA
has determined that 2755 ECR has not been used by a significant number of VTA
commuters. As a result of this high level of disuse, VTA has declared 2755 EI Camino to
be a “Surplus Site”. By having become a “Surplus Site” VTA widely distributed an RFP
for the sale of 2755 ECR. After several rounds of offers in 2012 and 2013, the Pollock
Financial Group was chosen as the qualified purchaser of 2755 ECR and the Pollock
Financial Group has purchased 2755 ECR. We provide a parcel map and aerial
photographs as Exhibit #13.

5.2 CURRENT ZONING

Current zoning for 2755 ECR is (PF) Public Facilities under PAMC 18.28.060. As a
Public Facility only the existing surface parking lot is a permitted use. Accordingly, the
Applicant requests a PC Zone District that will allow a larger and better-suited building
for 2755 ECR. Were the Applicant not seeking a PC Zone District, the CS Zone District
would be the most likely zoning for 2755 ECR. Staff and the Applicant compare the
proposed PC Zone District with the Site Development Standards of the CS Zone District
since there are no site Development Standards for comparison under the PF Zone District
and because the PF Zone District must evaluate the site as if it were only a parking lot as
now used by VTA. We provide a Zoning Map as Exhibit #14.

5.3 NO EXISTING BUILDING & NO HISTORIC SIGNIFICANCE

There is no building and has been no building at 2755 ECR for nearly fifty years. As a
result, there is no historic characteristic of the site with any existing building that is an
historic resource. Throughout its history, the site has been occupied by residential
structures, a store and a restaurant. The site has been used as a VTA public parking lot for
nearly 50 years.
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54 ADJACENT PC ZONE DEVELOPMENTS SUPPORT THE
CONTEXT OF THE 2755 EL CAMINO PROJECT

The 2755 ECR Project is amidst several well-developed and consistently occupied set of
mixed-used buildings. The directly adjacent properties, Sunrise Assisted Living and the
Silverwood Condominiums are both PC Zones of greater mass and density than the
proposed 2755 ECR Project.

The Sunrise building is 65,000 square feet and is more than twice as large as the 2755
ECR Project. The Sunrise FAR is also larger than the 2755 ECR Project. The Silverwood
buildings are 44,195 square feet much more than 1.5 times as large as the 2755 ECR
Project.

Both of these projects were subject to much less intense zoning before the PC Zone
approvals.

We provide massing models of both Sunrise and Silverwood in the following pages of
this Narrative.
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CN/RM 40 zoning development at 2701 EI Camino Real (Sunrise Senior Housing)
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RM40 zoning development at 435 Sheridan Ave (Silverwood Condominium)

18|Page



55 NEIGHBORHOOD CONTEXT SUPPORTS THE 2755 EL
CAMINO PROJECT

Directly north of and adjacent to 2755 ElI Camino is 2701 El Camino, the Sunrise
Assisted Living Facility that was approved as a PC Zone District in 2004 for the specific
development of the now existing building and its landscaping and parking to be used only
for Senior Assisted Living. Sunrise Assisted Living provides 81 dwelling units for
Assisted Senior Living. The Sunrise Assisted Living Project is 4-stories and 50 feet tall
with one-level of underground parking. We will use the same PC Zone process and seek a
building of fifty feet in height just as did Sunrise Assisted Living.

Directly east of 2755 EI Camino is 435 Sheridan Avenue that is a PC Zone District
developed in 2000. 435 Sheridan consists of 35 residential condominium units on a parcel
of 57,400 square feet. 435 Sheridan is 3 stories tall over a partially elevated parking
garage that provides adequate parking. 435 Sheridan is about 40 feet tall.

South across Page Mill along the entire EI Camino frontage is a well-developed block
consisting of 3 projects all under the CS Zone District.

a) 2805 El Camino is a major retail center for AT&T cell phone sales and service
designed by Hayes Group Architects.

b) 2825 El Camino is a three-story mixed-use building with quality office uses
for the first two floors and with the third floor consisting of two, fine 2 & 3
bedroom residences that are leased and have not been schedule as “for sale”
units.

c) 2875 El Camino is a vacant lot, formerly Stanford Dry Cleaners. 2875 El
Camino has received City approval for a new one-story commercial building
of less than 5,000 square feet. Jim Baer has been involved with all three of
these projects. Hayes Group Architects is the architect for 2805 EI Camino
and 2875 El Camino.

Jim Baer has been involved with Sunrise Assisted Living, 2805 EI Camino, 2825 EI
Camino and 2875 El Camino. The Hayes Group is the architect for 2805 EI Camino and
2875 El Camino. West of the site across EI Camino are the City of Palo Alto soccer fields
of about 5 acres that are subject to a PF Zone District.

Southwest of the site across EI Camino and across Page Mill is the Palo Alto Square
Office Center with the two tallest office buildings of 10 stories each located along El
Camino Real. Palo Alto Square is a PC Zone District developed with a total of six office
buildings with 320,468 square feet of office space, all served by a large surface parking
area. Palo Alto Square is occupied by professional office and general business service
offices. Amenities at Palo Alto Square include a movie theater and full time, 24-hour
security. We provide several context plans and photos as Exhibit #15.
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5.6 HAZARDOUS MATERIALS

A review of regulatory records for the Site indicated that there were no violations at the
Site. Additionally, no environmental liens were found for the Site. However,
neighboring properties located adjacent to and up gradient of the Site have impacted the
underlying groundwater with petroleum hydrocarbons and volatile organic compounds
(VOCs). The Site is located within the northeastern portion of the Hewlett Packard-
Varian plume where residual VOC contaminant levels are very low. We provide as
Exhibit #16 a summary letter from our environmental engineer ICES.

A. SITE INVESTIGATION

Soil, groundwater, and soil vapor investigations were conducted at the Site in
2012. The results of the investigations indicated that groundwater beneath the
Site has been impacted by petroleum hydrocarbons and solvents from the
neighboring properties. The detectable contaminants in the groundwater
within the Site include diesel, motor oil, cis-1, 2-dichloroethene, and
trichloroethene.

B. PROPOSED DEVELOPMENT

The Applicant plans to build a four-story commercial building with three
levels of underground parking at the Site. The underground portion of the
construction activities will include temporarily lowering the groundwater
table, foundation excavation, shoring, and installing the foundation and
underground parking garage. The excavation will extend to a depth of
approximately 35 feet below the existing street level to accommodate the
building foundation and underground garage.

C. RISK MANAGEMENT PLAN

Based on the presence of the low levels of contaminants that were identified
in previous site investigations, a Risk Management Plan (RMP) will be
prepared for the Site. The RMP will describe mitigation measures for the
proper handling and recycling/disposal of the lightly impacted soil and
groundwater that will be encountered at the Site during excavation, shoring,
and underground parking garage construction activities.

Associated worker health and safety requirements, permits and regulatory
agency approvals, and dust control measures will also be addressed.
Additionally, the RMP will describe vapor mitigation measures that will be
implemented during the construction activities of the proposed building to
reduce the exposure of soil vapor contaminants to future occupants of the
building.

The San Francisco Bay Regional Water Quality Control Board will provide oversight for
the activities that are presented in the RMP.
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5.7

COMPLIANCE WITH STANDARDS PROTECTING
NEIGHBORS

Among the features that protect adjacent neighboring properties are the following:

5.8

a)

b)

d)

2755 ECR provides a setback on the eastern property line shared with 435
Sheridan of mostly 23 feet. This setback greatly exceeds the 10 feet required
for a property in the CS Zone District abutting a residential PC Zone District
such as 435 Sheridan.

2755 ECR provides a setback on the northern property line shared with
Sunrise Assisted Living of approximately 25 feet. 25 feet greatly exceeds the
setback of ten feet required for a property in the CS Zone District abutting a
PC Zone property.

The 2755 ECR building, complies with the Daylight Plane requirements of the
CS Zone District relative to its neighboring properties that are both PC Zone
Districts. The top of the elevator tower is over 50’ tall but is considered
rooftop equipment and is hidden behind an allowed roof screen. A rooftop
mechanical/elevator tower is neither treated as exceeding the building height,
nor as FAR for an unoccupied space. We provide daylight plane and setback
diagrams as Exhibit #17.

The 2755 ECR Project reduces noise impacts because of elimination of the all
hours parking that brings cars to the current parking lot site early morning.

The 2755 ECR Project greatly mitigates traffic impacts for neighboring
properties by directing all traffic to enter its site only from EI Camino and not
from Page Mill.

The 2755 ECR building screens its neighboring properties from either Page Mill or
El Camino from heavy traffic noise.

PARKING COMPLIANCE

Without a TDM adjustment, 2755 ECR requires 119 parking spaces. TDM plans
qualify for up to 20% parking reductions. The 2755 ECR Projects seeks no parking
reduction even though it is providing a comprehensive TDM plan that would have
qualified for a 10% parking reduction under policy standards and even pervious
hearings with policy makers. We provide simple attendant parking for six parking
spaces for a total of 119 parking spaces Exhibit #18 illustrates the 6 attendant spaces.

Employee amenity areas of about 2,000 square feet are excluded from FAR and parking
requirements, under PAMC 18.04.030 (65)(B).
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We provide Table 4 of Title 18.52 identifying the parking adjustments not used by the
2755 ECR Project as Exhibit #19.

Parking 1 space per 250 square feet 119 spaces*

5% reduction for TDM Plan (18.52) (6 spaces not taken)

Total parking required 119 spaces

Total parking provided 113 up to 119 spaces with attendant

5.9 NOISE AND TRAFFIC MITIGATIONS

a) The 2755 ECR Project reduces noise impacts because of elimination of “all
hours” parking that brings cars to the current parking lot site early mornings.

b) The 2755 ECR Project greatly mitigates noise for 435 Sheridan and 2701 El
Camino by providing its building as an obstacle for traffic noise from El
Camino and Page Mill. Exhibit #20 is Noise Mitigation Report.

c) The construction of 2755 ECR will include highly rated double pane windows
and exterior walls that protect building occupants and neighbors from noise
effects.

d) Traffic impacts are mitigated for neighboring properties by directing all traffic
to enter 2755 ECR only from El Camino and not from Page Mill.

We provide: Exhibit #21 a Draft TDM Plan that is very comprehensive; Exhibit #22 is
the Traffic Analysis; pages 8 in that analysis show the intersection improvement with the
right turn lane.

AM Peak Hours

All approaches 6,050 PH trips
ECR approaches 2,770 PH trips
PMR approaches 3,280 PH trips
PM Peak Hours

All approaches 6,800 PH trips
ECR approaches 3,225 PH trips
PMR approaches 3,575 PH trips

The land to be dedicated by 2755 ECR for widening Page Mill directly east of ECR will
allow for highly successful, trip-reducing factors such as: (i) an improved right turn lane;
and (ii) two left turn pockets of greater depth. Through Page Mill widening and through
the collaboration among the applicant and it consultants, the City, and Santa Clara
County, traffic management will substantially improve at Palo Alto’s most congested
intersection. The traffic mitigations we are providing reduce CEQA impacts to less than
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significant. We include with our CEQA submittal the full traffic analysis and report by
Fehr & Peers. The initial analysis suggests that there will be a reduction of two seconds
for every lane at all four directions of the Page Mill/ECR intersection.

5.10 SOUTH EL CAMINO DESIGN GUIDELINES & GRAND
BOULEVARD TASK FORCE

South El Camino Real Design Guidelines are dated 2002 with subsequent updates. We
attach as Exhibit #8 the South EI Camino Design Guidelines. We identify the following
Design Guideline provision.

Ensure a healthy and vibrant market for new development projects

We have entered into a letter of intent for the entire building to a very valuable and
current tenant in this part of Palo Alto who desire to expand at this particular location. If
we are approved and able to deliver a completed building in accordance with the LOI
terms, having attracted this user to this site would ensure a healthy and vibrant market for
future development projects. We know that Jim Baer is working on the vacant site at
2875 ECR and renovation of the large, old building at 2600 EI Camino. These kinds of
projects will follow soon, aided by the City’s approval of the 2755 ECR Project.

We provide GBI guiding principles as Exhibit #9. We find the most significant feature
concerns transportation at such a busy intersection as with Page Mill and EI Camino.

Develop a balanced multimodal corridor. The 2755 ECR Project is located at Palo
Alto’s busiest intersection with Page Mill and EI Camino design and transportation
features provided by VTA, the City, the County and some private shuttle operators such
as Stanford. The 2755 EI Camino Project will provide a small private shuttle for
assisting tenants and employees make maximum, best use of Cal Train.
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SECTION VI

AMENDED GENERAL PLAN DESIGNATION

6.1 AMENDMENT OF COMPREHENSIVE PLAN

The 2755 ECR Parcel is currently designated as “Publicly Owned Land.” Nearly all of
the El Camino frontage parcels within a couple of blocks of 2755 ECR are designated as
Service Commercial for the Comprehensive Plan. We seek a Comprehensive Plan
amendment to change designation for 2755 ECR from “Publicly Owned Land” to
“Service Commercial.”

6.2 COMPLIANCE WITH COMPREHENSIVE PLAN
OBJECTIVES

The 2755 ECR Project fulfills City of Palo Alto Comprehensive Plan Programs, Policies
and Goals.

Service Commercial: In almost all cases, Service Commercial uses require good
automobile and service access. Examples of Service Commercial Areas include El
Camino Real. The 2755 ECR Project provides very fine access and proximity to
employment and retail centers.

Employment Districts are relatively large areas of the City dominated by office uses.

The broad land use goal is to impart a stronger sense of community to those who work or
live here and to strengthen the connections between these areas and the rest of the City.
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SECTION VI

SUSTAINABLE DESIGN & PROGRESSIVE
TRANSPORTATION LEADERSHIP
(Impact Fees and Future Revenue)

7.1 ADVANCED SUSTAINABLE BUILDING DESIGN: $525,000

The 2755 ECR Project serves as a fine role model for other new buildings with its
important environmental design leadership becoming the “first ever” Palo Alto building
to use all-electric equipment and devices, except for the gas stoves desired in the
cafeteria. This approach was encouraged by the City Council in 2012 in order to achieve
a 20% carbon emission reduction citywide.

The environmental design features include the following, as never before:

a)

b)

c)

d)

Achieving LEED Silver standards or better for the new site and building by
complying with the Palo Alto Green Building Code.

Installing two private and two public Electrical Vehicle Charging Stations on
site.

With the exception of the gas stoves in the cafeteria, the 2755 ECR Project
will eliminate all other gas-operated appliance and devices, including HVAC
equipment. This will be Palo Alto’s first “all electric: building.

Superb management and remediation of the on-site underground water
contaminated as part of the EPA superfund site known as the COE Plume.

Highly efficient design of irrigation for landscaping and street trees.
Refuse and perishable efficiencies with progressive purchasing policies for

building tenants with comprehensive recycling, composting and other
treatment of disposable items.

We provide as Exhibit #23 a LEED Checklist and a LEED analysis for the community
context of the 2755 ECR Project.
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7.2 TRAFFIC ANALYSIS INDICATES NO SIGNIFICANT
TRAFFIC IMPACTS. SIGNIFICANT PERFORMANCE
IMPROVEMENTS FROM THE NEW PROJECT

The Traffic Analysis prepared by Fehr & Peers indicates that the 2275 ECR Project will
produce fewer than 100 peak hour trips in either the morning or evening peak hour.
Therefore, a Congestion Management Program (CPM) traffic analysis is not required.

The Traffic Analysis also indicates that the EI Camino Real/Page Mill/Oregon
Expressway intersection operates at acceptable service levels (LOS E or better). Fehr &
Peers determines that there are no significant traffic impacts under analysis of both (i)
the existing 2012 site and (ii) the existing 2012 condition plus the proposed new 2755
ECR Project of 29,776 square feet. In addition, the preliminary analysis shows that the
intersections will operate more efficiently and will significantly improve traffic at this
intersection with the addition of the land dedication by 2755 ECR to allow widening of
Page Mill at EI Camino. We discuss these transportation public benefits in Section I11.

Traffic analysis at the intersection of EI Camino Real and Page Mill Road
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EXTENSIVE TRAFFIC CONTROLS AND IMPROVEMENTS

The 2755 ECR Project provides many innovative state-of-the art parking and traffic

7.3
benefits.
a)
b)
c)
d)
e)
1.4

Bicycle pods for use of rental bicycles by tenants and neighbors of the 2755
ECR Project.

Provided that vendors approve the need at the 2755 ECR Project site, the
Project will provide “Zip” or Enterprise WeCar vehicles for short-term rent by
tenants and neighbors.

The 2755 ECR Project will provide Cal Train Transit Passes for building
tenants for ten years at cost of about $15,000 per year and will cover all
building employees.

The 2755 ECR Project will provide a comprehensive TDM Plan that should
reduce single occupant vehicle trips by 20% or greater that translates in
significant traffic reduction.

The 2755 ECR Project will participate in and contribute to the Stanford
Shuttle for this part of town and for the Stanford Research Park.

PC ZONE PROVIDES $686,000 GREATER IMPACT FEES
THAN WOULD A LARGE CS ZONE PROJECT

This has been calculated based upon city impact fee ordinances.
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SECTION VI
PROJECT SCHEDULE

We provide as Exhibit #24 a schedule for commencement and completion of
construction that cannot be precise because of the remaining PC Zone Schedule for
approval and the limited seasons for which underground construction performed. Winter
rainy months are managed by the City to avoid underground construction between
October 15 and April 15 subject to modifications if the General Contractor provides
assurances of extraordinary management of sub-surface water.

We hope to begin construction of the underground garage and other underground work
by late spring with a full permit to be issued by late summer 2014. Under this schedule
the 2755 ECR Building will be completed by early June 2015 with occupancy by a tenant
or tenants, after construction of tenant improvements, during August 2015.

In our final documentation, we will be requesting a more formal schedule allowing an

exception for underground construction and excavation during the winter months in order
to keep to our schedule. The RWQCB will be issuing an independent remediation plan.
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9.1

9.2

SECTION IX

MINOR PROJECT REQUESTS ALLOWED
UNDER PC ZONE

PROPOSED FEE SCHEDULE
a) City Permit and Plan Review Fees prior to Issuance of permits.

b) Transportation Impact Fee. We seek waiver of this fee because of our
extensive traffic improvement work.

¢) Housing Impact Fee to be paid prior to issuance of occupancy permit.
d) Parks, Library and Community Impact Fee to be paid prior to occupancy.

e) Citywide Transportation Impact Fee. We seek waiver of this fee because of
our extensive traffic improvement work.

f) Stanford Research Park Traffic Impact Fee. We seek waiver of this fee
because of our extensive traffic improvement work.

OTHER PROJECT SPECIFIC REQUESTS
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EXHIBITS

Fiscal Background Report, Applied Development Economics
Keyser/Marston Financial Analysis

Land Dedication Diagrams

Underground Utilities Map

Detailed Budget for Land Dedication, Appraisal Info, DLA Piper Letter
Pedestrian Light Poles Diagram

EV Car Chargers Sampling

South El Camino Real Design Guidelines

Grand Boulevard Initiative

. Floor Plans

. Elevation Plans and Renderings

. Public Art Rendering

. Parcel Map and Aerial Photograph

. Zoning Map

. Context Photo

. ICES Summary Letter

. Daylight Plane and Setback Diagrams
. Parking Diagram

. Table 4 of Title 18.52

. Mei Wu Acoustics Report

. Transportation Demand Management Plan
. Fehr and Peers Traffic Report

. LEED checklist

. Project Schedule
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