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1(1-D-0t, 16-lJP-02 :ind 16-SD Ot- LOLA. Ll.C. 4880 El Camjno Real 
Proposed Fi,·e-$tory. 21 -Unit Condominium 

RECOMMENDATION 

R<·commcnd thnt the City Council api,rovc design review, use pl!l"Dlit nnd subdh·ision applications 
t 6-D-01, 16-l,fP.02 and t 6-SD-01 subject to the recommended finrungs and conditions of apprm·al 

PROJECT DESCRIPTION 

'17,is project i:,; a multiple-family residential project at 4880 El Camino Real. The pro1cct comists of 
a 2 1-urut, five-~tory building with underground parking. The project replaces n vacant restaurant. 
The follo\\ing table summarizes the project: 

GENERAL PLAN DESIGNATION: 
ZONING: 
PARCEL SIZE: 
MATERJ~: 

Existing 

SETBACKS: 
Front 30 feet 
Rcnr 145 fee, 
Right side 22 feet 
Left side 5 feet 

HEIGHT: n/:1 

PARKING: n/n 

DENSITY: n/a 

Commcrcbl Thoroughfare 
CT (Commercial Thoroughfare) 
0.45 acres (19,533 square feet) 
Painted cemcntitious and plaster cement lliding, natural 
stone "enccr, metal overbnngs. metal and glass 
balconies 

Proposed Required/ Allowed 

25 feet 25 feet 
40/100 feer 40/100 feet 
7 to 10 feet 0 feet 
7 feet 0 feet 

62 feet' 45 feet 

48 spncc~ 47 spaces 

21 units 2 1 units: 

1 ' l11e 62-fom ovcr:1U !mild.mg height 1< measure<l ltf the ,\lunicipgJ C:ode to the top o( the roof deck. fuception~ 2Uow 
for roof top structures cighr feel abm·c the roof, where rhe project has its rlevMor tower 11 feet 11.bove the roof, for an 
effective height of 74 feet. 
: 111c City'~ :toning code aUows 17 uniu. '11,c Stat\:'~ dens1cy bunu~ n-.gul:llmns for ~«ordnlllc housing 21lo\l· four 
ndtlmonul unm bcc:tusc the projec1 pn,v11.lb three :1ffo1d~hle housmg unus, rwo of which arc tltsignnr<:d lmv-mt'umt:. 



BACKGROUND 

On February 4, 2016, rhc Planning :ind Transportation Commis~ion held :i sh1dy session on the 
project. The <:ommiss1on indicated a general support for the project and prO\·idcd comment~ 
related to clanfpng the design. In response, the applicant: 

• Orgauv.cd a field tr:ip ro rcvk'\v the oper2tion of the Klaus Mulitlift p:1rking system; 

• Widened Lhe look of the mahogany front door by adding a wood surround and ru1rrowed rhc 
:1wning windows :ibovc the enrry: 

• Enh:1J1ccd tl1e lobby windows hy adding wider wood muntins and mullions aod adding :1 

linrcl; 

• ,\dded nMutal stone to the parkmg gatage entry wall wrapping around to the c:isr si<lc; 

• Lowered the hnti:i-ont'll siding and lengthened :1 secon<l-level balcony :-tlong 11,c west side: 

• Differenuated the lower r,.~m floor.:; with a darker building color: 

• ,\ddcd an eight-foot tall, soun<l-atteou:iting wall alr,ng the ~idC' property line adjacent to rhe 
J:tck in the Boit rcstaurnnt; 

• PrO\·idcd more understory plantings and planting areas at the base of the building; 

• Rclocatc<l the transformer vault from the entry path to the e:ist side of the drfrcway; 

• Moved the at-grade guest packing space tO the garage and created :1 drop-off/turn-:u:owul 
ini-tcad: 

• Created n staging nren for the trllsb and recycling bins at the wei-tem border of the fronr 
y:ird; 

• Expanded the nrca and relocated the rooftop deck to the south; :lnd 

• Provided a larger :uea for photovoltaics o n the roof and indicated prt·wiring. 

On M:1rch 23, 2016, the Bicycle and Pedestri:m Advisory Commission (BPAC) met reg:irding the 
project :ind prodded input to enhance the bicycle :md pedestrian circulntion. In response, the 
:ipplicant: 

• T ncreascJ the number of bike t'llcks in the g.trllge to :\I le:ist one per urut; 

• ()mined d1c L1ndsc:ipc area within the public sidewalk; and 
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• Specified :i bike- friendly trench c.lmin gr:itc at the hortom nf the g.tr:1Etc ramp. 

DISCUSSION 

General Plan 

The General Plan goals and policies for El Cnmino Real emphasize fo,cal st:ihility, increasing 
commercial \"itality, intensification of dcrelopmcol, developing housing, including affordable 
housing, and ensurinEt compatibility with adjacent residential land uses (Land Use Element. 
Economic Dc,·clopmcnr Element, and Housing Element). 

The projecl replaces an approximlll'cly 3,600-squarc-foot res1:1urant with 21, multiple-family 
condominiums. Eighteen of the units ,.,.;u be mnrket-rnte; rlirec of the units will be below-market 
rate. 'lbe site i'.': a narrow and deep property, which lends itself to infill residential land use. 

'The Housing Element encourages mnximum densities of residential dc~clopment as well a~ 
facilit:iting nffordable housing. ·n,e project prm·ides the rna:ritnum density allowed for the £1 
Camino Real corridor (38 dwellings per acre) and includes three below-mnrket-rale dwelling:-, The 
site w:1s o\"crlooked as an opportunity site in the Housing Element. 

11\c L,od Use Element anricip:ucs intensificarion along the El Camino Re:il corridor. This 
intrnsificarion is balanced with a policr th:it development :ilong the cottidor will be compatible with 
the rcsic.lential land ui.es to the south. TI,e multiple-family laod uses to the south include medium 
density, two-story apartrnent buildings. Adilitionally, the medium density Los AJtos Square 
condominiums nre nearby to the south and southwest. 1be proposed building bas stepped mnssini 
thnt lowers :i:; it gets closer to the :i.djaccnt residen1fal properties. 1\ i:trong landscape buffer. 
including mature trees :mcl an l!ight- foot tall masonry wall, provides a soft battier along the rcnr. 

Zoning 

Except for the building height, the project meets or e:-1:cecds the minimum 7.0niag codes. The front 
setback is 25 foet, where 25 feet is required. The side ~ctbncks mnge from appro:<lmatcly se\'en to 
IO feC't, where no minimum setback is required from the side property line. The rear setback for 
the first and second stories is 40 feet, where a minimum setback of 40 feet is required for structures 
up lu 30 feet in height. The rc:'lr setback for the thitd through fifth stories is 100 feet, which meets 
the minimum I U0-foot setback for structures O\"Ct 30 feet in height. The proposed unco'\"crcd decks 
and hnlconic~ may project up to si.x feet into the rear sctb:1ck. 

,-\s II development incentive for providing affor<lnble housing the applicnnt seeks :i.n overall height 
exception to allow: a) 11 building height of 62 feet, where the Code nllows a height of 45 feet; nnd b) 
rooftop strucn1res 11 feet above the roof, where the Code allows such structures eight feet nbove 
the wof. 11,c development incentives arc discussed in more dct.,il in the t\fforc.lablc Housing 
section below. 
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'll1l' project meets the City's parking rc,1u1rcmenrs by providing ,i2 rcserv,·d p:uking spaces, two per 
unit, and five guest p:irking spnces. 1\dJitionnlly, the project provides one extra parking spnce as an 
unassigned handicapped space. A Klaus .Mulrip:uking parking sptcm prondcs Lhc rescn eel parking 
in a mech:utical system. 111<.· proposed system contains n .mck that is two stories tall, which is 
accessed from the tnain garage level. The rack ~tores cars nt the garage level and in a bru;<;mcnt level 
below the gnrn.gc on :1 series of plntfonns. lll<: platforms shift up nnd down and side to side. The 
parlcing :m .. ns arc apptox.imarcly nine-foot, six inches wide, by 18 feet, six iochc$ deep with the 
platforms at approximnrcly eight feet, I 1 inches wide hy 17 fct't deep, 'lbc system provides a 
t"crticnl cle.,rance of eight feet on the upper le\'cl and six feet, nine mches rm the lower level The 
parkinA system is explained in more detail in th,· ntt.1chcd letter and specifications (A tt:ichmcnt C). 

Design Rcquircment!i and Findings 

The applicable CT District design controls (Section 14.50.150 of the Mullicipal Code) address such 
concerns ns i:calc, building proportions. bulk, and screening rorJftop mcchamc:,I equipment ai,; 
follows: 

• ln terms of i-cale, because of the district's relationship to the larger rcgmn, a mixture of 
scales t!'- 11ppr<>priate with soml' elements scaled for appreciation from the street and moving 
,·chicles and others for appreciation br pedestrians; 

• The building clement proportions, cspecinUy thoi;c at the ground level. should be kept close 
to a human sc.1lc by u!ling recc!lscs, courry:ttds, entries, or outdoor spaces; 

• At the residcntinl interface, building proportiom should be designed to limit bulk and 
protccr tesidcntin-1 privacy, daylight and cn"ironmcora.J quality; aod 

• Rooftop mcch:111.ical equipment ~hould be screened from public view. 

In ndditioo to complying with the General Plan and uforementioned district design critm:i, the 
project musr address the smnclnrd design review findings (Section 14.78.050 of the Municipal C:odc) 
summarized as follows: 

• ,\rchirccturnl integrity and appruprinte relationship with other structures in the immediate 
aren in terms of height, huJk and dt!sigo: 

• J lori:mntnl and vertical building mass aniculation to relate co the human scale; vaciaricin and 
depth of building clc't":ttions to :l\'oid L1rge blank walls; and residential clements that signal 
hab1tanon such a:: entrances, stnir~. porches. bar~ and balconies; 

• Extcsior materials that con\"ey quality, integrity, permanence :mcl durnbility, and cffccti\'cl}' 
define the building clements: 

• Generou:. and inviong l:mdscapmg including onsirc or offsire subsr:intial street trct· c:mopy, 
hardscapc thnt complcmcot~ rhc huilding; 
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• AprropriMc $t~:igc to reflect the building architecture; nnd 

• Screened rooftop mechanical cl1u1pmc111 and architccturnll,· nppr<,pri:ur utilit) :treas. 

Design Review 

'!he pro,ect reflects the desired development intensiry of the Commercial Timroughforc disl.cict. It 
:tchic,·cs tht· maxmium housing density permitted. ,vhich benefits the City's housing goals. Ir 
m:iint:tins rhe required ~rcppe<l massing from the rear property line 10 limit bulk :rnd to protect 
daylight :ind environmental quality. It maintains and enhances :m appropriate landscnpc buffer of 
redwood anJ pi.lie trees in the rear y:ird to help protect the adjacent residential propertie~ to rhe 
south. 

'Ilic building dcsig11 reflects an appropriate mixture of scales with some rnUer verticiil clements such 
M, the projecting hnp with wood siding for npprcci:ition from the street and moving Yehiclcs :ind 
some smaller clements such as the mahoganr wood entry door, stone , ·eneer on the front lobby, :ind 
metal m·erhangs for appreciation by pedestrians. ·n,c design clements of the building amid large 
hlnnk w:1lls. 

·me building design h:is appropriate clement$ that signal h:ibitntion such ai: the l11nn:in-scalcc.l, 
wooden front entry door, numerous balconies, m·erh:ings :ind the ,•ertjcru orienr:uion of the 
winr.fowpanc$. 

TI,c exterior building materials nppropti:ittly define the building clements and convc1· the project•~ 
,1u:1lity. integrity, durability and permanence. for e.,cample. the stone veneer on the front lobby is set 
on thick walls; some of the ,,..;ndow bnys project from 1wo IO four feet fwm the wall phnes. 
J-lori:wmal siding defines the large projecting window bap. On th'" sides am.I rear, a darker color 
cement siding defines the base of tJ1c building. C-chanocl metal awnings overhang the bnkonics and 
l' ntry. Stained ,vood mffits cnrjch the detail of the bottom of the metal o,·erh:mgs and balconies. 

The landscape plan appc:'lrs generou~ and im·iting. TI1c front yard cont.'lins two <:pecimen palm 
trees, a bench, hedges, and ground co~er. A staggered linear limestone p:ithw'1.y pavers lend to the 
front Joor. Smaller. rectangulru- pa'\'ers cover the drivcwny. "lbc projeer replaces a street tree in 
front of the site :1nd two poor condition street tree~ in front of the Jack in the Box propcrtJ witJ1 
City-~tnndnrd London plnne trees. The rear yard ma.intains the est:il.,lished redwood t.rCC$ and R 

m:iture pine tree :1nd eight-foot tn.11 buffer wall and propoi;ed ~·crgrccn screening along thc 
petit11ctcr. The rear yard also include~ benches and the pathways co :illow :1 pnssive use. Ginnt 
t.imbcr bamboo screen~ th<' narrow side yards to help buffer the building. Low boU:ml light fixture$ 
light the pathways nround the building. 

The four to fa·c foot tall pru:apcts archttecturnlly screen the mech:mic:d equipment thnt is lm;ated in 
the center of the upper roof. 'Jbe gnrngc contains the tr:1~h :ind recycling n.rea, which i~ accessed 
from c:ich floor by chutes. The western side of the front yard cont:tins a staging area for the refuse 
, 111 pick-up dnys. 
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The pmjl'Ct dnc.-s not prnpuse ~n\' sign:igc.: in I.he front yard. I .arge. laser cur metal numbers on the 
front elevation prm·iJc- for an :ippropri:itc lmilcling idcnuficntion in lhc l:irgcr contt·xr of rlw 
commcrc1:1l thoroughfare. 

Affordable Housing and Development Incentives 

The project cxcl'cds the Ci~·•s affordable housing regulations br prn\'iding three affordable housing 
units, whctc two arc required. Chnpter 14.28 of the Municipal Code re9uircs providing a mini.mum 
of 10 percent of the units as moderate income. Uy CoJc, if there is more than one moderate
income unit required, then the project must prO\;de :\t least one of the units al the lnw-incomc level. 
In this ca~e. the h:1sc project is 17 dwelling units, meeting the City's object-in: of mnximi:i:ing the 
permitted dcnsi~· at 38 dwelling!- per acre. Rounding up, under the City's regulations the proiect 
must pro\'ide two affordable housing units: one modemte-income and one low-income. ' l11e project 
provides one moderate-income unit and rwo low-income units. 

I lousing Element progrnm 4 . .3.2 require~ that affordable housing units genernUy reflect the size and 
number of bedroom of the market rate units. In this case, the project pro,·idcs nine:, two-bedroom 
units and 12, three-bedroom uni1s. Of the nine, two-bed.room units, two arc designated at the low
income lcvel. Of the 12, threc-hedroom units, one is desi&mated as :t moderate-income unit. Staff 
bclic,·es rhat tl1i~ mi.-,; of affordable housing meets the intent of the pro,grnm ~incc the project 
provides one of ,·ach bedroom size and volunteers an nddition:,I low-income housing unit. 

Linder the State'$ density bonu~ regulations (Section 659 I 5 of the California Co'""emmcnt Code), the 
project qualifie:; for a density bonus if it provides al least 10 percent low-income units. With the 
second low-income unit. the project prm;des 11.8 percent low-income units. which allows a density 
bonus of 2 1.5 percent. The density bonus ndds four units to the base of 17 for 21 pcnnitted 
dwelling units. l lnder State law, density bonu~ urur.; arc rounded up \Vhen there arc fract10nal uni1s 
:ind aUowcd beyond the City's m:1ximum pennitted density. 

The two low-income units al~n qu.'lli~· the project for at lcnst one 0t!1'elopment incentive. In thi~ 
c:isc, the npplicant requests a height incentive 10 nllow the project to exceed the m:1ximum height of 
45 feet. The proposed building height of 62 feet :ind ro(lftop i;tructures 11 feet abo,·e the roof aJlow 
the project to h:wc a fifth story. tnller interior wall heights :md clet"ator ser1·ice 10 the toof. ·111e fifth 
floor allows the applicant to provide three additional mnrket rnte units. 

l 'nder State law (Secoon 65915 ( d) (I), the Ci I)' must give clcfcrcncc to the npplicant on i,,rnn ting the 
rcqucsteJ development incentives unlc~~ it cnn make ci1her of the findings: 

a) That the development incenti,·e is not rcqutrcd to pnwide for the costs of developing the 
:1£ford:1ble units; or 

b) l'hat the <levclopmenl inccoth·e wonlcl ha,c a specific ndven.c itnp:ict upon public health, 
safety or the phy~ical en\'ironrncnl, or hiswric resott.rces, for which there is no feasible 
method to mitignre or avoi<l the impnct \vithoul rendering the development unnffotc.lnble 111 

low- and 1nodcra1e-incomc hou~cholds. 
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l·or reference, rite motkratc-inc.:urue housing uni1 would be limited in cns1 to bl· afford.,hle to :1 

household that nmkc~ nu more than 120 percent of rln· Counry's mcJi:rn income. 'Ille low-mcomc 
housing units would be limited tn cost to be :1ffordabk, 10 a household that makes no more than RO 
percent of the C:ounty's medi:m income. TI1c County's median income for 2015 w~•~ S 10(,.300 for :1 

fomil, of four. 

Use Permit 

The project requires a use pcnnit to :1llow the mulupll·-famil)' residc:ntial use. The location of the 
u~c is desirable in that it imprm·es an underdc:,·cloped property along the City's major commercial 
thoroughfare w1tJ1 an :1ppropruite :unounl of high-qu:1lity housing. 'foe project meets other 
ob1ecth·es of the zonin~ code as it relates well to the adjacent land uses, maintains a safe traffic 
ctrculation pattern, :tn<l provides n h.igh-qu:tlity <lcsign thnt enhances the Ci1y's disrincth-e chnrncter. 

The site has a limited commercial potenrinl. Its relatively n:urow front.age on the commcrct:ll 
thoroughfare docs not lend itself to n rct:ul clevdoptncnc; bowc,·er, office use may be feasible. 

The project adequ.1tclr huffcrs its units from the nt.lj:1cent restaur:mt and t.lrive-through use by 
providing nn ei~ht-foot tall m:isonry w:111 aclinccnr the rcst:mrnnt and by providin~ a landscnpc pL,n 
th:n bas tall bamboo clement~. 

'11,c project tnit.igarcs the noise and 1ur quality imr>acts Crom f:'.l Cami.no Real h)· 
construction :m<l air h:mdling equipment (sec En\"iroomcntnl Rc,-iew below). 
conditions of npprov:tl nte indu<led to ncldress the noise and :tir quality impacts. 

Suhdivision 

u~ing speci.'ll 
Appropmtc 

The project includes a Vesting rcntath-c Map for Conclominiutn purposes. 11,e i;ubdi,·ision divide~ 
the building into 21 residentia.l unir:i; nnd associated common areas. Under Smte law, a Vesting 
Tentative .Map freezes the City'!'- rcgulntions th:u npplr to the 11ubdi,·ision at the time of entitlement 
and prm·itlcs certainty for the suhdividcr. 

ll1e subdivision conforms to the pcnnitted General Plan and zoning densities as modified by State 
lnw. The i.ubdiv-ision is not injuriuu~ to public health :ind s:ifcty, Rnd is suitable for the proposed 
type of <lcvclopmcot. The subdivision proridc~ proper access easements for ingress, egress, public 
utilities and public seMces. 

Environmental Review 

A!- :i small in-fill -;ite sub~t:inrially rurroundcd br urban uses, where 1J1c dcvtlopmcnt is con~istcnr 
with the General Pfan and zoning, where tl1ere is no significant natural habitat for endangered 
species, where there :trc no significant effects related to Lraffic, noise. air or water qu:tlity, where the 
f-itc is :idequ:ltelr served by aU required utilities and public sen·iccs, in accordance with Section 15332 
of the CnlifomL, Endrnntncntnl Qu:ility Act Guidelines the project is c:-:cmpt f.rom further 
etwironmcntal n·dew. 
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With regard to 1rnffic. the lmrlement:itioa Program C8 of the CiLJ's Gcnentl Pl:in Circul:1unn 
Element tClJuitcs a tr:mspomtion analysis for projects th:1t result in S(I or m ore net new daily trip~. 
Compared to the proprrty's recently vacant n·stnurnnt use the pro posed multiple-family residentin.l 
projecr tl'SUIIT< in a net reduction of clnii}' rrips. The artnched trnffic rcpon (Attachment D) c:ilcuhtci
thc pro1cc.:I :it 165 dail)' trips curnparccl to the c:llcul:11cd 324 tnps for the rcst:mrant use:. 111us, no 
tunsportation :in:ilysis is required. 

With regard ro :1ir 9u:'lliry, since the project ts located on a State Highway, the project porcnti:illy 
t'Xposes pc-oplc to :tit pollution. Additionally. the project's construction hM n potential to create nir 
pollution. The proiect's :tit 9u:11ity report (Attncbmcnt E) provides nppropri..1te mitig.ition measurc:
inclu<ling controlling dust nnd e.~h:tust during construction, nit fillration for the <lwellin~. and 
construction equipment guidelines. llte report•~ recommended mitig.ttioos :m · included as 
cnnditions of npprovnl. 'The pro ject is below the sibrtlificancc threshold for creating a si.1,>nificant 
:imount of greenhouse g:is. Staff included nppropriate conditions of nppro,·:1I to miti1-,>:1tc the air 
c1u:1lity impacts. 

With rcg:ud to noise, the project is Jncnted m an arc:i tlrnt mn}' expose its rcsidcn~ to hiAhet noi:-c 
lc\'cls. -11,c noise study (A ttachmcnt f,) recommends certain glazing. exterior wnll construction, 
supplemental vcntilauon. and mcchnnical equipment noise controls tn tn.it1gnte the noise lc,·els to 
meet the City'$ standard~. S1aff inclmled appropriatl' conditions of npprm·nl to mitigate the noi:-l' 
impacts. 

Witl1 rcir,ird to the tree impact~. the :ipplicnnt commis~ioncd an ru:borist report. lbc report catalogs 
the condition o f nil of the o n-site tree:; and provides for u·cc protection measures for the trees to 
remain. ·1 be significant trees to rerrujn in thc rear yard arc in moderate to higb health and suitable 
fnr preser\':ttion. The report contains rree prot(:ction measures fot the on-site and <>ff-site trees t<, 
remnin. Srnff included npproprinte conditions of npproval to mitig.i.te the impncts to the trees. 

PUBLIC CONTACT 

·11,c applic:mt held :in informnl ncighborhuoJ mecung on 1'farch 16, 2016 :it the pl'Ojcct site, which 
wns attended by s i.-< interested patties. 

Stnff p lnccd :in :i<lvertisement m the Town Crier and mailed n pn::t card the I 55 surroundi.t1~ 
property uwncrs nnd blt~iness (l\\'ttcrs wirhin a 500-foo, radius. 

'Jhc applic:int constructed swry poles marking the comers imd heights of t11c building. ·11,c railer 
poles show tbe height to the to p of tl1e pnmper (68 feet). Lower lkgs n n the pole indicate the height 
of II confonning building parapet at 53 feet (45 feet plus eight-foot pntnpct). l11c shorter poles nr 
the rear ~h• 1w p:wipct height 2t 29 feet. 

·11,e applicnnt provided :i four-foot wide by si.x-foot tnU on-site billboard notice located near t11c 

front p roperty line. 

StnIT p<1srcJ the agcndn for a general p11hlic notice. 
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Cc: J.,,b, Ll~C. Propcn~ Owncr1-
Hrctr Hailey, t\rclutect, Dahlin Group 

,\ttachmmrs: 
A. :\pphcatton 
B. ,\rca Map, Vicinity !\lap n11d Notific:1tion Mnp 
C. Kl:rns Parking System lnfotmarfon 
D. Tr:iffic Rcporr 
E. i\ir Qu:ility Report 
I· . Noise Study 
G. t\rhorist'i: Report 
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FINDINGS 

Hi-D-01, l(,.LfP-02 :rnd 16-SD-Ol-48RO El Camino Rc:i.l 

I. With tt•1-,r.1rd to cm·ironmcmnl re,·iew, the Planning nod Tr:msportllooa Commission finds in 
nccotdnncc with Section 15332 of the Cnliforuin Environmental Quality :\ct Guidelines, thnt the 
following Categoricnl Exemption findings can be made: 

n. The project ii: consistent witJ, the applicable General Pl:'ln de1;ignntion and nU npplicnblc 
Gcncml Plan policies n~ well M with applic..1ble 7oning dc!:i,:t11ntion nnd tcg11huioni;, including 
inccnu,·cs for the production of nffordable homin~; 

h. ·n,e proposed de'\·elopmcnt occurs within city limits on n project site of no more thnn five 
act<.'S ~ubsuntinlly surrouodc::d by urbnn uses; there JS no record thnt the projt.-ct site has 
,•nlu<.· a!: habitat for endangered, rnre or thrciitcncJ species: 

c. .\ppronl of the project would not result in any significnnt effects relating to 1.raffic, noise. air 
qunliry. or water quality; and the completed studie~ and ~taff annlrsis reflecrcd in thi!'I report 
support this conclusion; and 

cl. 11,c project h:is been reviewed nnd it is founJ that the site can be ndequatdy set'\·cd by all 
rcguirc<l utiJjtics ;ind pllblic services. 

2 \X-'ith rcg:i.nl to commercial design rcdcw, tl,c Planning and Trnnsport:uion Commissmn m:1kcs 
the following findings in nccordanc<.· with Section 14.78.040 of d,c Municip:d Cmlc:: 

n. The proposal meets the goals, policies nnd objectives of the Gcnernl Plan \\ith its lc\'el of 
mtensil)' and rcsidentinl density within the El Cnmino Rc:i.l corridor, and onlinancc design 
criterin iidoptcd for the specific district such n~ the stepped building massing and the 
L1.od~capc buffer at the re:tr; 

b. The proposal has arcbitccturnl integrity and hns nn appropriate relntionship with other 
suuctmes in the immediate arc.1. in terms o[ lmght.. bulk Rnd design: the project has a 
mixture of ~c:tlcs rcbting to the l.:trgi:r street nnd vclucles nm! tl1c smaller pedestrian 
orientation; 

c. 13uildi11g mass is i1tticulatcd to rclnte to the hum:in scale, both horizontnlly and vcrricnUy a~ 
evidenced in the design of the projecting b:iy windows, m·crhangs nnd balconic!'. Building 
clc\·:1tions ha\'e ,·aciation and depth and avoid l:ugc blank ,vn.U surfaces. Residential projects 
mcorporatc clement.c; that signal habitation, such as identifiable (•ntranccs, overhangs, bay~ 
nnd balconies; 

ti. Exterior materials and finishes such ns the stnined m:ihog:mr cnuJ, nan1.tal limestone, 
cementitious horizontal siding, C-chnnncl stet·l nnd architectural gl11ss railings, com·cy 
9u:ility, mregnty, penn:mcncc and durnbiliry. :111d materials are u~cd effel:ti\·ely tn define 
building elements such ns base, body, p:irnpets, bays, and structural clements; 
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c:. Landsc:iping !'11ch as ,he ~pccimcn pahn trees, timber bamboo, hcdges an<l groun<lcovcr i~ 
generous :ind invitioA :md landscape and hard~capc features such a:- the limestone p:wcrs. 
prcca~f cement pLmters :ind bl·nchcs arc <lcstgoc<l to compleme01 the bmlcling and parking 
:ircas and to be inte~lc..'U with die l>uikling architccnm: and till' surrounding strectscnpc. 
Landscaping includes ~ulisranual street tree canopy including three street tree~ :m<l two 
spl'cimen p:tlm trees. either 10 the publtc right-of-w~y or within the project frontage; 

f. Signagc such a~ the laser cu1 building numbcr·s L'- designed to complement die bttilding 
architl'Cturc in terms of St}·lc. material:::. C()(ors and proportinns; 

g. ;'\!cchnnical equipmen1 i~ screened from public \'iew by the buildin~ parapl't and 1s designed 
to be consistent "-ith the hu1h.ling architccnsre in fonn, material and <letailinA; and 

h. Service, trnsh and utility area!' :m· screenc<l from public vk•w br their k,c:it1on in the huildin~ 
garage :md c:ucful pl:-1cc-mcnt to the ~iue of the buildin1; consistent with the building 
archirccturc in nrnterials :md detailing. 

3. \X'ith regard to ui;c pem,it. the Planning :iml Tran~pom1tion Commission finds in acwr<lnncc 
with Section 14.80.060 of the Mun1c1pnl Code: 

a. 1liat the proposed Joc:1tioo of the multiple-famil) residential use i~ dcsir.ible or essential to 
the public health, safety, comfort, co1wc:nicnce. prosperity, or \vclfure m that the zorung 
conditionallr p erm.its it :md the project provides housing :tt a v:ir:icty of affcmlabilit}' levels: 

b. 111at the proposed location of the multiple-family residential use is in accord:inec with the 
objectives of the zoning plan :is i1t:ited in Chapter 14.02 of this title in that the projecr 
provides for community growth along sound tine: thnr the dcc:ign rs hnnnonious and 
con\'enicot 10 relation to suttounding l:rncl uses; that the project docs not create a significnnt 
traffic impact: that the project helps meet the City's housing gfJl\ls including affordable 
housinJr, that the proj<"cl protects an<l enhance~ property ,-alucs: and that the projecr 
enhances the City's distinctive character with a high-qualiry buil<ljng design in a commercial 
thoroughfare context: 

c. TI,at the proposed location of the multiple-family rcsidcntinl use, under cl1c circumstances of 
the particuJar case and as conditioned, will not be dettimcnt.'ll to the hc:iJth, safety. comfort.. 
com·en1cncc, prospeaty, ot welfare of persons residing or working in the ncimty or injurimL< 
to property or improvements in the ,;cinity: 

d . ln:1t rhc proposed nmlriple-familr residential use complies with the regulations preswhe<l 
for the district in which the i;itc is localed and the general provi.c;ions of Chapter 14.02: 

4. \X1nh regard to the subdinsion. the Planning and Transportation Commission find~ m 
accordance with Section 66474 of the Subdh;sion l\fop Act of the State of Cnlifornin: 

n. ·Ib:1t rhc proposed sulxlin,ion is c-ons1src111 with rhe Gencr:il Pl:in; 
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b. Th:11 rhe sire i,; physically suir:iblc for this 1ypc :md 1.knmy of c.lc\·dopmcnr rn that tJ,e project 
mc<'ts :ill zoning requirements except where development incentives han~ been granted; 

c. ·1 h:tt the dc~rgn nf the s11bdfrisi(lll nod rhc proposed impro,·cmcnts arc nor likeh· ro cause 
substnnoal cm·u·onment:11 damage, or suui-t:1ntially injurr fish or wildlife; :ind no eviJcncc of 
~uch has lJl•en prescnteu; 

d. ·111:11 the dcsrgn of the condominmrn suh<lh-isioo is nc,t likely It> cause serious public he.11th 
problems because comlitions lrnvc hcen ndded IO nddress norl'c, air c1uality nnd life safety 
concerns; :1nd 

c. ·111:lt the <lcsign of 1he condominium ~ubdj,ision will not con£lict wirh public access 
<"al'cmcnts as none h:1,·c been found or identified on this i-itc. 

Planning anu Tr:u1spurtat1on Commission 
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CONDITIONS 

16-0 -01 . 16-lJ P-02 and 16-~D-01-4880 F.I Cnminn RMl 

GENERAL 

I . Approved Plans 

The prnjcct npproval i~ lrnsc<l upon the plans reccin:d on Mny 12, 2016, except ns modified by 
thest· ninditions. 

1 Public Right-of-Way, General 

All work withi11 the public right-of-\\ :lY slL'lll be done in accordance ,.,,;th plan~ 10 be npprovcd by 
the- City Engineer . 

. t Encroachment Permit 

Tiw npplicant shnll oht.'lin nn encroachment permit, pcnnit to open streets :'Ind/or cxc.'lvntion 
permit prior to any work done witJ1in the public right-of-wny nod it shnll be in nccordnocc with 
plans to be nppro\'cd by the City e ngineer. N11/r: A'!,V work. within El Cnmifln Rm/ 1Pi/l rrq11in: 
applimnl lo oh1r1i11 rm rnt1Vadn1lfnl pmml 11·it/, Ct1/ln1n1 prior'" mmmrnrrn1rnl '!I fllrJrk.. 

4. Public Utilities 

'Jl,c npplic:u1t shnll coot:tct electric, gns, commu111cnt10n :mJ water utility comp:mies regarding the 
installntiun of new utility i;crviccs to tJ1c site. 

5. ADA 

All impmvemcnrs shall comply with 1\mericans with Dii,abilit1es Act (1\D1\ ). 

6. Scwc:r Lateral 

Any proposed sewer latent! connection shall he appro\'ed by the City Engineer. 

- Upper Story Lighting 

Any upper story Lighting nn the sides and rear o f the building i:hall be shroude<l o r tlircctcd 
down m minimize glare. 

K Indemnity and Hold Harmless 

·tbe prope~· owner :igre~s 10 indcmnffy and hold City hnrmless from all costs ::tnd cxpcmes. 
mdu<ling attorney's fees, incurred by the City or held to be· the li.1biliry of City 111 connection with 
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City's tldcnsc of irs actions in :my proceeding brought in anr Smtc or Fcclcr:u Court, challenging 1.hc 
Ciry's :1ccioo with respect to tJ1e applii:imt's project. 

CJ. Plan Changes 

' llle J>l:mning and Transpcm:ition Commission may approve minor changes tn tJ1e de\'clnptnenr 
pbns. Substantive project changes re<juirc :i fom1.1J amendment of the appLic:ition with rcv1cw 

br the P);1nniog nnd Transporrntion Commission and City Council 

PRIOR TO FINAL MAP RECORDATION 

10. CC&R~ 

The :1pplic:mt ~hall include provisions in the ClJveniints, Conditin115 :ind Restrictions (CC:&Rs) 
tlrnt: :i) restrict stornge on the pch·ntc pnuo and decks :ind outline rulci: for other objects stored 
on the pn\'atc pario and decks with the goal nf minimizing visual impacts; :tn<l b) require the 
continued use nnd rcb•ul:ir m:tinten:mcc of the Klnus Multiparking \'chicle par·king ~}'SlL'm. Such 
restriction shall run in favor of the Ciry of Lns :\ltos. 

11. Public Utility Dedication 

The applicant shnll dedicate public utility cascmcnrs as required by the utility compnnies to sc1n 
the site. 

1~. Fees 

The applicant shall pay 3JI npplicablc fees, including but not limited to snnit:iry ~ewer tmpact fees. 
p:i.rklnnd dedic:1tion in lieu fees, tmffic impact fees :md mnp check fct· plus deposit ns required by 
the Citv of Los Altos Municipnl Code. 

PRIOR TO BUILDING PERMIT SUBMI'ITAL 

13. Subdivision Map Rccord11tion 

llu: npplicant shnU reciml a fin:11 map. Plats nnd lcgnl dc~ctiptiom of the finnl rnnp shall be 
submitted for review and approval by the City I .:ind Surveyor, aod the npplic:mt shall prO\·ide n 
sufficient fee retainer to co\"cr the cost of the finnl map :ipplic:ttion. 

14. Public Improvements 

111c rroperry r,wner or npplicanr shnli insr:ill rt·movc and replace wi1.h current City S1:1ncl:ml 
sidewalk, veruc~l curb and Aurter, and driveway npJ>ro:ichrs from property line tu property along the 
frontage of F.I Camino Real. Such work shall restore the existing d.civewny approach to current City 
Stnndnrd vertical curb and ~Iller nlong the northerlv corner of the property 
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15. Street Trees 

The ~trcer trees shall be installed along till" project's El Camino Real frontage and include two 
u-ccs in front of 4896 El Camino Re:il. :1s directed b\ rhc Cirr En~ecr. 

16. Sidewalk Lights 

The owner or applicant shnll mainr:1in :1nd protect t11e cxi~ting light fixtutl' in the El Camino 
llcnl sidewalk, as direcrcd by the City Engineer. 

Ii Performance Bond 

The applicant shnll submit n cost cstitnntl.' for nil improvements in the public cight-of-wny and 
shall wbmit a 100 percent performance bnnd (to be held umil ncceptancc: of itnptovetneats) anJ 
a 50 percent L,bor and mntennl bond (tu be held until 6 months after acccptancr of 
1mpro,·ements) for the work in the puhhc right-of-way. 

18. Right of\Vay Construction 

The applic.,ot shill submit detailed pbns for any con~truction act1,·111cs affecting the public 
right-of-way, inclu<lin~ but not limited to excaYations, pedesttinn protection, material stol"agc, 
e:ir1h retention. :md construction '\"elticlc pnrking, to the City Engineer for re,·iew nod npprm·:il. 
·n,c :ipplicant shall :ilso submit on-site :md off-site gradin~ and clrninagc plans that include dr:iin 
swnlcs, dtnin inlets, rough pad clc,•arions. builditlA envelopes. and gr:iding elevations for 
approYnl by the City. 

19 Sewer Capacity 

The npplicnnt shall i.how sewer connccnon to the City sewer main :md submit oilculnrion~ 
showing that the City's existing 8-inch sewer mnin will not exceed two-thirds full due to the 
ad<litional sewage cnpncity from proposed project. For nnr sc:gment that is calculated to cxccC'<l 
two-thirds full for averngc dnily Oow or for m\y segment rbat the flow is surclrnrgcd in the mnirt 
tlm· lo peak flo,.,.·, rhc :1ppliamt shl\ll upgrnde the sewer line or pay n f:ur sh:irc contribution for 
the ~ewer upgrade to be nppro1·cc.l by the Director of Public Works. 

20. Trash Enclosure 

The applicnnt shall contact Mission Trnil Wnste Systems and submit n ~olid waste, recyclnblcs 
(and organics, if applicable) clisposnl plan indicating tht· type. size anJ number of container~ 
proposed. and the frequency of pick-up sen-ice subjecr to the :ipprO\·al of the Eoginecri.ilA 
O1t•1sinn. -111c applicant shall also suhmi1 c,·idcoce that Mission Trail \Xinste S!i:remi- hn~ 
rcviewc<l :ind appro,·cd the size and locntion of the proposed tr:ish c:nclo~ure. The :ipprond 
trash staging location i;hnU be maintained n~ required by the City Engineer. 

Ph,nning :in<l Trnnspurtntion Cc,mtnission 
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21. Stormwatcr Management Plan and NPDES Pean.it 

The npplic.,nt ~hall conform to the Stnnnw:iter Management Plan (SWf\11') report showing that 
100"',. of the site i~ being 1rc:ned, nncl m compliance with the Municip:il Rcgiunnl Srormwnter 
NPDES Permir (i\lRP). in :iccordanre with the C.3 J>rcni$10ns for Low lmpnct Ocvcloprucnt 
(LID) nnd in cnmplianct: wit.h the November I 9, 2015 requirements. The SWMP ~hall be 
rc,·icwcd anc.l apprm·ed l,y :1 City npptO\'cd thirc.l pnrty consultnnt at the applicant's cxp~·nse. 
TI1r recommendation &om the S\'vMP shnll be ~hmvo on the buildin~ plaos. 

22. Green Building Standards 

The :1pplic:int ~hall ptn\'idl· vcrific:itH>n that tl11• project wiU comply ,~·ith the c.itl''s (jrt'l'O 

Building St.1ml:mls (Secuon 12.2(, of tJ1e Mu111cipal Code) from n qualified green h11ilchng 
professional. 

23. Property Address 

TI1r applicant ~hall providc no addr<:>s~ ~ignage plnn as required b~- th<· Building Ofticial. 

24. Landscape 

The applicant shnll proYidc a landiicnpc and irrigation plan in confom1nncc to the City•~ W:tter 
Efficient L1ndscnpc Regulations in accordance with Chapter 12.46 of the :-.runicipnl Code. 

PRIOR TO ISSUANCE OF DEMOLITION AND/OR BUILDING PERMIT 

25. Construction Management Plan 

The applicant shnll submit n construction management pl:tn for re,;ew and nppto,·al b~• tJ1e 
Community Development Director. ' (he construction tn:magcmcnr plan shall add.res~ any 
construction nctivitics nffccting the public right-of-way, including but not limited to: prohibiting 
dirt hauling during peak traffic hour~. excnv:)tion, traffic control, truck routing, pedestrian 
protection, appropciatclr designed fencing to limit project impacl'S nnd maintain rraffic n~ibility 
a:; much as practical, mntcr-i:d storagl\ e:inh retention anc.l consuuccion and t·mployee n-hicle 
parking. 

26. Sewer Lateral 

111e npplicant slrnll abandon :idclit:ional sewer lnl'cr:us atlcl cap at the mnin if they arc not being 
usc<l. A property line sewer cle:mout shnU be installed within 5 feel of the property line within 
private prop<:>rry. 

27. Solid Waste Ordinance 

·n1c applicant ~lrnU comply witJ1 the City'~ ndoptrd Solid Waste Colk·ction, Remove, Diitpos:il, 
Processing & llccycling Ocdinnncc, which tcc1uires mancl:ttnry cnmmerc111I :md multi-family 
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dwellings to prcwrdc for rccvcliog. :ind 11r~anics c<,llcction programs :,s pC'r Chapter 6. t 2 of the 
l\lunicip:il Codi.·. 

28. Air Quality Mitiglllion 

The :ipplicant !-h:1II implt:mcnr :md i11corpornte the air quality mit1h'1\tions into the phns a~ 
required hy st:tff in :iccorJ:1ncc with tht." report prepared by llling:-worth & Rudin, Inc., Jared 
~forch 18. 2016. 

29. Noise Mitigation 

·n,e applicant shall implemenr :ind incorpnr:irc the noise mitigation mearnres into the plans :is 
required hy stnff in nccordnncc with the report by Wilson Ihrig·, dated f,,f:irch 2, 2016 and rc,·i~cd 
on April 20, 201 (1 • 

. ,n. Tree Protection 

'l11e applic.'\nf sh:ill implement nod incorporate the tree protccllon mc:isurcs into the plans :md 
on-site :is required hy ~raff in accordance with the report by 111c Tree Spcci:ilii:t, dated April 21. 
21 06. 

3 t . Affordable Horn,ing Agreement 

The applicant shnlJ offer for 30-)•car pcrio<l, one, three-bedroom unit nt the modernte-tncOITic 
b·el. and twn, two bedroom unitli :it rhc low•mcome le,·el. in :iccordnncc 't\-ith the City's 
Affordable I fou!-in~ ·\grccment. m :, recorded document in :i form appro,·cd by the C:i~· 
Auomey. 

PRIOR TO FINAL INSPECTION 

.n. M11inteoru1cc Bond 

The applicant sh:iU subtnit a onc-y<.-at, 10-pl.'rccnt m:i.intenancc hond upon acceptance c,f 
improvements in the public right-of-way. 

33. Stotmwater Facility Certification 

·n,e applJc:int slrnll hnn a finnl inspccw,n nttd ccr11fic:-ation clone and ~ubmittc<l by the Enginct•r 
who designed the S\Vl\lP to ensure that th<.' trc:11mcnts were inst'lllc<l per design. The applicant 
shall submit :i m:iintcnnncc agreement tu City for review anti npprovnl for the stormwat<.·r 
treatment methods installed in accotd:incc with the SWM P. Once :ippro,·cd, the npplicnnt shall 
record the ngrccmcnr. 
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j..j_ Stonnwatcr Catch Ballin 

The :ipplicanl :.linll lnbel all new or cXcisung pubhc anJ private c:uch l>n~in mlcts wh.id1 :ire on nr 
directly ndji1t:c11t to tht• site wiili t.Lic "NO DL:f\tPrNG · f-1.0WS 7'0 1"1-JE DAY" lo~o n~ 
re4uircd by the Cit)' I-:ngmccr. 

35. Green Building Verification 

The applic:int ~h:111 submit , ·erifiauon t.hnt the sm 1crure was hmlt u1 cc,mpli:mce with the 
California Green Building Srand:mls pll.N\t1:Ull to Scctjon 12.26 o f the t\h111kipnl Code. 

16. Landscaping Im1tnllarion 

'L11e :i.pplicanr sh:ill instnll nil o n- and off-11itc l:incfacaping :ind irrigation, a~ :ippron:c.l by the 
Commuruty Development Director and the City l\ngincer. 

37. Signagc and Lighting Installation 

'The applicanr shall inst:ill all reguired signagc :ind on-site lighting per the :ipprm·ed pbn. Such 
signagc shall inclu<lc the d1sposir..ioo of guest p:irkmj?, the turn-:irounJ/lo:iuin~ space in the front 
yard and accessible parking spaces . 

. ,8. Acoustical Report 

The npphcant shall submit n report from an acoustical engineer cnsunng that the roofwp 
mecb:inical equipment meets the City's no ise reguJaoons. 

W. Landscape Certification 

111c applicant shall prMidc n Certificate o f Cr>n1plction conforming to the City'~ Water Efficient 
Landscape Regt1btio n~. 

40. Condominium Map 

·n1c applicant sh:111 n '.cord the condominium m:ip n~ required by rhe City Engineer. 

•II . Street Damage 

11,e applicant sh:ill rcpn.ir :iny dam.1gc<l tight-of-wny infrastructures :mtl otherwise clisr,lnct·d 
curb, gutter and/or sidewalks and City's storm drnin inlet shnll be rcmovcc.l :ind rcplncc<l :is 
directed by the Ciry 1 ·'.nginccr or his designcc. The applicant 1s responsible ro resurfuce (gr.ind 
nni.J m-ctlay) half of tl1c street along the fr()nt:ige of El Cnmino Rc:il if detctminccl to he 
damaged during conslrUction, as ditcctcd l>y the City Engineer or his dcsignce. 
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42. Stormwatcr Management Plan Inspection 

]l1c :ipplic:mt sh:ill h:n-e :1 final io~pccrion :inJ cccrificfllion done and ~ubmirrcd b1· tJie Engim·l·r 
who dc$~cd the 5\'(l'MP ro ensure rh:11 the tre:11JT1cnt~ wrrc msrallcd per dr,,ign. TI1e nppl1t':1nt 
~h~II submit a m:1illtrn:1ncc :1grccme111 10 City for ~-icw :ind apptm·:tl for the srormwall:r 
treatment methods in$rnllcd in nccnrdnnct: with the ~WMP. Once appron•d. the :ipplit::int sh:ill 
record the ngreement. 

4., . Driveway Visibility 

·11,c applicant sh:ilJ work wirh the EnginccrinR Division to indicate n sufficient no pnrking :uea 
:lll)n~ El Camino Rc-:il to the north of the dm·cwar to pro\'idc ndcquate :;1ght ,·isibility. 
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CITY OF LOS ALTOS 

GENERAL APPLICATION 

Type of Review Requested: (Cl,e,'k nil boxes that npply) 

One-Storv Deslen Review 'i. Commercial/Multi-Familv 
Two-Storv Desf11n Review Sl2n Permit 
Variance :/.. UsePennit 
L-Ot Line Adjustment Tenant Improvement 

)C Tentative Map/Division of Land Sidewalk Dbnlay Permit 
Historical Review PreUminarv ProJecC Rmew 

Project Addres,11..,ocation: <q,gs,, ~L C,~~\\Jc7 'tbt.._{_ 

ATTACHMENT A 

Permit# 

iic Environmental Review 
Rezonlne 
Rt-S Overlav 
General Plan/Code Amendment 
Anneal 
Other: ":-

Project Proposal/Use:d, I ~SI~~ ~ Current Use of Property:\}~~ ( u~1/..11'/-VI) 
AsscssorPnrcclNumbcr(s): !lJ .,, 0 2, .-- 0 27.... SileArea: \9_ 55) 7Cf" --+--~..:._.;_ _____ _ 

New Sq. Ft.: 11, og 4 Mn Altered/Rebuilt Sq. Ft.: ALL E1istln2 Sq. Ft. to Remain: _____ _ 

Total Existing Sq. Ft.: .S f:\:J !::. Totnl Proposed Sq. Ft. (including basement): 4'-r, l 7S 
Is the site fully accessible for City Staff Inspection? _ y,_b_~--------- ---------

Applicant's Name: ·Jtyt 1"'1L.o1Z-
Telephone No.: 40,.-3$$ --'~{/=f.q Email Address:~©, l-\bJJ \fJtlb1'fM'~~ CDV\ 
Mailfng Address: PP ; Wf: lS • B · 
City/State/Zip Code: ~$ {::r~~i (_,,I;--,. q<5.? ?t) 

Property Owner•~ Name: ~l_(}'v_P.,~=-L_l_C., _______ ~=-=----------------
Telcphonc No.: '\oB- 35l{__. \q(ft? Email Address: -St:.ff9 \Jt;U)~~ fQ..Jfe~~, WI.{, 

Mailing Address:\ 2 ?,.;J~J V).. ~ SJvr"(JM ~ ( vtfkltef:,(',.l.b~ (JI"\ Y ,AW,S, u.7 v\. ) 

City/State/Zip Coile: ~T~, vP... 'l,«soqo 
I 

Architect/Designer's Name: 1\-\~ v ?•\'\.U.~ b$lv i9-,6µ BN'-lf/ 
Telephone No.: ~le; -2~ \ - 72.J;J Email Address: t>961t',~~Lt-1 6 t-,t~\..\ u &~f t C..Vjt\ 

Mailing Addrcs.~: ~~s D1.J16't' S 1)q_ , 
City/State/Zip Codc: .t:f:-J.,1.-P1-' 

1 
L,-. , cp"t "5 rgg 

* If )'llllr pmject l11rl11dl!S c:ompl#e or partial dtrnolltlon of an exiftlng ~l,Jmc:t or commercial h111/d/ng, a dnno/11/011 pem,it must 
he in11ed anti fln11/ttl prior to ohtaln/11,: your h111/dlng ptrm/1. Pl east! c,mtact Ifie /lt,1/dlng l)frlsion for a dt!molltim1 pacllaie. • 

(contin11t'd ,m hack) 16- D-01, 16-fJ P-02 an::l 16-SO-Ol 
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April 26, 2016 

Mr. David Kornfield 

Planning Services Manager 
City of Los Altos 
l North San Antonio Road 
Los Altos, CA 94022 

RE: Klaus Multllift System - 4880 El Camino Real, Los Altos 

Dear David. 

ATTACHMENT C 

This is the supplemental Information that I promised you regarding the Klaus Multlllft parking system. 

We are proposing to use the Klaus Trendvarlo 4100 on each side of the garage. The development ter1m 
has chosen Klaus over other manufacturers of multilift systems due to their 40-year proven track reeord 

of successfully building and installing these systems. Klaus Is considered the best in its industry. Klaus 
has installed 190 systems in Californla, a large number of which are located in the Bay Area (a sample list 
is attached). 

The Trendvario 4100 is a 2-story puule lift system of which one level rs at the ground floor of the garage 
and the second level is within a pit below the ground floor of the garage. We currently plan for the 
Trendvario machine to accommodate 19 cars on the west side of the garage and for another Trendvarlo 
machine to accommodate 23 cars on the east side of the garage. Each condominium will be assigned 

two parking platforms. To be accessed, these platforms shift one space, up and down and left and right, 
as necessary. This shifting operation can be seen on the video that was shown at the informal Planning 
Commission study session (https://www.youtube.com/watch?v,,,I-T089x8h7w). While the precise 

detalls of the system installatlon will be ironed out during the construction documentation phase, we 
currently a ntlclpate: 

• We wlll upgrade the Trendvario system on both sides of the garage to include an electric, 
secure, safety-oriented gate to protect the cars and prevent Individuals without authorization 
from walking onto the car platforms. In addition to the manual control panels located within 
the garage, residents will have the convenience of remote controls to open and close the gates. 

• On both sides of the garage, we Intend to use the eKclusive type Trendvario machine that has a 
typical stall dimensions of 9' - 6-3/16" wide and 18' - 8" deep. The usable platform width is 8' -
10-S/16~ wide and 17' - 0" deep. The depth of the pit will be appro,cimately 7' - 7". The 
e,cclusive type Trendvarlo 4100 allows a maximum vehicle length of 17' and height of 6' -9" on 
the lower level. No users of the system enter the lower level to enter their vehicle. The head 

dearance on the upper level will be 8'-0". For reference, the 2016 Escalade with a ski rack is 6'-
6" tall and Just under 17' -0" long. 

• On the west side of the garage we intend to upgrade the Trendvario to have a weight capacity of 

up to 5,720 pounds which can provide parking for heavier vehicles, such as a 2016 Escalade 
which weighs 5,552 pounds. The Trendvarlo platforms on the east side of the garage will handle 
a weight capacity of up to 4,4-00 pounds, which is ample capacity for 75% of the vehlcles on the 
road. For eKample, America's best selling SUV, the Honda CR-V, weighs 3,624 pounds. 

• We Intend to mount electric charging stations on selected parking platforms in a number 
sufffcl1:mt to accommodate 25% of the vehicles. 



Rick Rombach, manager of the Klaus Bay Area division, is available to meet Planning Department and 
Commission members for a show-and-tell at 930 Emerson Street, Palo Alto where a Klaus 11-car puzzle 

lift system is Installed. While the system at 930 Emerson Is a 3-level system with a pit (we will be using a 
2-!evel), it does have the gates, which makes It the most relevant viewing example within the Los Altos 
vicinity. Rick is available Tuesday or Thursday over the next couple of weeks at approximately 10:30 

a.m. to meet at 930 Emerson Street. Would you please confer with the Planning Department and 
Commission and circle back to me as soon as possible on what might work? 

For your reference, I am attaching here, in addition to a redacted Klaus project list, the product data 
sheet for the Trendvario 4100. I am also attaching an Image of what the electric charging station will 
look like, more or less (we have not decided on the vendor yet). 

Please feel free to call me with any questions. 

Sincerely on behalf of the Development Team for 4880 El Camino Real, 

PeggyGoleb 

Manager 
LOLA, LLC 
12340 Sorotogo-5unnyvole Rood 

Saratoga, CA 95070 
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Project Name f' 

10th and Marilet 

Rincon Towers 

340 Fremont 

900 Folsom & 260 5th 

lronworils 

Equrtv Pob'ero 

10,000 Santa Monica 

Pine and Franklin 

45 Lansino 

One Henry Adans 

55 laguna 

1201 Tennessee 

Manzanita Apts 

4th and U 

One Hawthorne 

631 Folsom St. 

Stanford Affordable Housi 

Vara 

Svm0honv Towers 

(Kl.Al/SI 
n1ultirJarkir19 

- - ' . ' No.of 
Parking 

City, State ModelNo Soaces 
Simple 

San Francisco Stacker 300 
Simple 

San Francisco Stacker 300 
Puzzle Lift 

San Francisco TwoHiah 260 

San Francisco Stacker w/plt 
250 

Simple 
Sunnyvale Stacker 232 

Puzzle Lift 
San Francisco TwoHiah 231 

Simple 
Los Angeles Stacker 202 

Puzzle lift 
San Francisca Three Hiah 192 

Simple 
San Francisco Stacker 180 

Puzzle Lift 
San Francisco TwoHiah 141 

Puzzle Lift 
San Francisco Two Hiah 150 

Puzzle Lift 
San Francisco Three Hiah 141 

Simple 
Mountain V1rM Stacker 130 

Puzzle Lift 
Berkeley, CA Two Hiah 125 

Simple 
San Francisco Stacker 114 

Puzzle Lift 
San Francisco Three Hiah 112 

Puzzle Lift 
Palo Alto TwoHioh 95 

Puzzle Lift 
San Francisco Two Hiah 89 

Puzzle Lift 
San Francisco Three Hiah 86 

~ ' ., 
" 

TweofUse lnstal Date 

Apartments October-14 

Condos March-14 

Apartments October-15 

Apartments June-14 

Apartments September-15 

Apartments October-15 

Apartments October-15 

Condos February-15 

I Apartments September-15 

A0artments Oecember-15 

Mixed Use March-15 

Mixed Use March-16 

Apts October-15 

Mixed Use September--09 

Condo October--09 

Condos December--08 

Apartments January-16 

Apts January-13 

Condos November-07 

Page 1 of 4 



~ ] •-. ..--: .: - No.of . 
., . 

Pning 
Proiect Name Citv,State Model No. Soaces TvoeofUse lnstaM Date 

Simple 
Century Towers San Jose Stacker 80 Apts December-15 

Puzzle Lift 
1511 Jefferson St. Oakland, CA Three Hiah 74 Condos Julv-06 

901 Jefferson St. Oakland, CA Slacker w/pit 72 Condos July-07 
Puzzle Lift 

2558 Mission San Francisco TwoHioh 69 Condos June-14 
Puzzle Lift 

1844 Market San Francisco TwoHioh 67 Ailts Oecember-13 
t'UZZJe L.nt ~ts- over 

Acton Courtyards Berkeley. CA Three High- 61 Commercial April-03 
Three High 

Delaware Court Berkeley, CA Stacker w/oit 60 Condo June-09 
t'Uzzte Lm P.pts. over 

Fine Arts Building Berkeley, CA Three 59 Commercial Mav-04 
Puzzle Lift 

651 Add1s0ri Berkeley TwoHiah 59 Apartments November-13 
Puzzle Lift 

77 Van Ness Ave. San Francisco Three Hiah 56 Condos Februarv-09 
1nree H1gn 

Hillside Village Berkeley, CA Stacker w/pit 55 Mixed Use June-04 
Puzzle Lift 

Adeline Place Emeryville, CA Three Hiah 43 Condos March-09 
Simple 

100 Grand Ave. Oakland. CA Stacker 42 Aoartments January-09 
Simple 

Block 76 Salt Lake City Stacker 40 Mixed Use November-09 
Puzzle Lift 

MLK Berkelev, CA Two Hiah 40 Mixed Use Mav-10 
Puzzle Lift 

3001 Tel~raph Berkeley TwoHioh 40 Aols August-13 
Puzzle Lift 

346 Potrero San Francisco Three Hiah 40 Condos August-16 
Puzzle Llft 

2107 Dwioht Way Berkeley, CA Three Hiah 40 Apt Mav-16 
1 nree H1gn II-\P\S. over 

Gaia Building Berkelev. CA Stacker w/pit 39 Commercial June-01 
~1mp1e 

Arioso Oakland Oakland. CA Stacker 38 CondosNalet August-03 
.:iimple MUitipie 

Seacastle Santa Monica. CA Stacker 37 ResidentiaWal May-01 
1 nree Hign 1,-.p1s over 

The Berkeleyan Berkeley, CA Stacker w/pit 36 Commercial Seotember-98 

Page 2 of 4 



.r - , _ - No.of -: - -
Partcing 

PmiectName . Citv, Stale ModelNo . Soaces TvoeofUse lnst8II Dae 

Lion Creek Oakland Stacker w/pit 36 Apts Julv-11 

Kensington San Francisco Stacker w/pit 34 Condos September-OS 
Puzzle Lift 

Oxford Plaza Ber1(eley, CA TwoHiah 34 Mixed Use Febroarv-09 

Stacker w/pit 
IMJllS. over 

Umversrty Lofts Berkeley, CA 30 Commercial Julv-97 

1310 Creekside Dr. Walnut Creek, CA Stacker w/pit 30 Apartments April-07 
Puzzle Lift 

Sand Hdl Rd San Francisco TwoHiah 30 Office March-11 
Simple 

River Place Condos Portland. OR Stacker 29 Condos January-07 
t'UZZle Lift l"'P~- over 

Bachenheimer Bldg. Berkeley, CA Three High 28 Commercial May-04 
Puzzle Lift 

2700 San Pablo Ave. Berkeley, CA TwoHiah 26 Condos July-08 
Puzzle lift 

16th and P Sacramento TwoHiah 25 Condos October-14 
Puzzle Lift 

1801 Shattuck Ave. Berxeley, CA TwoHiah 25 Apartments December-07 
, nree ntgh 

Telearaph Bavs Berkeley, CA Stacker w/pit 24 Mixed Use March-04 
Puzzle Lift 

The Loop Santa Barbara TwoHioh 23 Apts May-12 

Northgate Apts. Oakland, CA Stacker W/DJt 22 Apartments July-03 
Stacker 

1299 Bush St San Francisco w/oit/2042 22 Condo April-09 
;:;1mp1e umces 

Crown Renovation Emerwille, CA Stacker 21 (exterior) February-01 
Puzzle Lift 

Kaiser Housina San Francisco TwoH1oh 20 Apts June-10 

Hyatt Santa Cruz 
Simple 
Stacker 20 Hotel March-16 

360 Residences San Jose, CA 
Simple 
Stacker 19 Condo March-09 

2628 Telegraph Ave. Beriteley, CA Slacker w/pit 18 Condos December-06 
t>UZZJe Lift 

ICON Santa Barbara Three H1Qh 17 Apts June-12 
Apts. over 

ARTech Budding Berkeley, CA Stacker w/pit 16 Commercial July-02 
1.,on<10S11-or 

1825 15th St. San Francisco Stacker w/pit 16 Sale July-06 
Page3 of4 



ModelNo. 

IBloomsbu San Francisco Stacker w/p~ 

No.of 
Pm1cing 

16 

of Use I Install Date 

iCondos October-07 
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February 25, 2016 

Mr. David Kornfield 
City of Los Altos 
1 North San Antonio Road 
Los Altos, CA 94022 

ATTACHMENT D 

,,; 
L........__►,i~.,2 t"\ 'lfll~ _....,.._.....,_ 

iJ Ut ~t"t~-:r-r't!!' 

l 1 __ ----' 
CITY OF LOS ALTOS 

PL/\NNING 

Subject: Traffic Report for the Proposed 4'80 El Camino RNI Resident/al Development 
Project In Los Altos, C•llfomla 

Dear Mr. Kornfield: 

Per your request. Hexagon Transportation Consultants. Inc. is submitting this traffic report for the 
proposed 4880 El Camino Real development In Los Altos. California. The project, as proposed, 
would lnciude 21 condominium units. II would replace an existing 3,600-square foot restaurant 
onsite. Because the project ls projected to generate fewer than 50 daily trips, City staff have 
stated that a full transportation Impact analysis will not be required. Instead, the report will focus 
on documenting project trip generation and providing an assessment of onsite circulation and 
vehicular access. 

Project Traffic EstJmates 

Through empirical research, data has been collected that correlate to common land uses their 
propensity for producing traffic. Thus, for the most common land uses there are standard trip 
generation rates that can be applied to help predict the future traffic increases that would result from a 
new development. The trip generation estimates for the proposed project are based on rates obtained 
from the Institute of Transportation Engineers' (ITE} publication Trip Generation, 91h Edition. 

Based on trip generation rates applicable to residential condos. it is estimated that the project would 
generate 165 daily trips, with 15 trips occurring during the AM peak commute hour and 17 trips 
occurring during the PM peak commute hour. The peak commute hour is the peak 60 minute period of 
traffic demand during the commute periods, which are 7:00 AM to 9:00 AM In the morning. and 4:00 
PM and 6:00 PM In the evening. 

As previously mentioned, the proposed project would replace an existing restaurant of approximately 
3,600 square feet. Based on ITE rates. the existing restaurant use generates approximately 324 daily 
trips, with 3 trips occurring during the AM peak commute hour and 27 trips occurring during the PM 
peak commute hour. Thus. the replacement of the existing restaurant use with 21 condominiums 
would result In 158 fewer dally trips, 12 additional AM peak hour trips, and 1 0 fewer PM peak hour 
trips. The project trip generation estimates are presented in Table 1. Because the project would 
result in a traffic reduction on a daily basis, its impact on the greater transportation network in the 
context of the City's level of service policy would be negligible. 

'9Dl Ston•rId1e Or in Sultr 202 · Pl,asanto,,, C1llforni• 94588 • 1>ho"e 925 125 1439 · ,. 'l25.22S.06811·www he, ,,,,., com 
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Table 1 . 
•'- •,\ l' • l~ '; ' I ._, {•, • 11 ' 

----- -- ---- - - - ~ - - - -
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: ot'd l •11•, " ti I 1!11 f .. • ·, I ' ., 1·, •• I • ,11 ~ 11 , ,, )1 1 1,1" ii 

Proposed Project [ a) 

Condo 

Existing use lb) 

Restaurant 

Total l•J • {bl 

21 d.u 230 

3.6 ksf 931 

7.88 165 0.71 3 12 15 0.80 11 6 

89.95 ill 0.81 1 7.49 .ll! 2 

- 158 0 12 12 -7 ·3 

All Riites based on ITT Trip Gentrotlon, 9th fdlt1on, for Condo and Quality Rei taur.tnt uses, regrcs1ton rates where 

appropriate 

ProJect Site Circulation and Access 

17 

ll 

·10 

The project's site cfrculallon and access were evaluated in accordance with generally accepted traffic 
engineering standards based on project plans dated February 4111, 2016. The project would provide a 
single two-way driveway onto El Camino Real. Additional parking and/or potential loading space for 
trucks would be provided along the project frontage on El Camino Real. A description of the various 
design elements of the site circulation and access is provided below. 

Street Level. The project driveway would be approximately 20 feet wide and serve a single 
guest parking stall at street-level directly adjacent to the front lobby. Because this parking stall 
is located appro,cimalefy 20 feet from El Camino Real, it may sometimes be blocked by exiting 
vehicles. In addition, the sight distance between a driver backing out of the parking stall and a 
vehicle exiting the garage is restricted. For these reasons, this space should not be utilized for 
vehicular parking. ft should be signed and striped as no parking and utlllzed solely as a turn
around area for vehicles that mistakenly enter the driveway and would otherwise be required to 
back onto El Camino Real. io improve the ability of a vehicle to back into the space. 3-foor 
curb radii are recommended between the drive aisle and the stall. 

Ramp Design. The proposed garage ramp is approximately 60 feet long with an 18.4% grade 
and two transitions of 9.2% each at the top and bottom of the ramp. Transitions are generally 
required when ramp grades exceed 10% to prevent vehicles from bottoming out. Commonly 
cited parking publfcatlons recommend grades of up to 16% on ramps where no parking ls 
permitted, but grades of up to 20% are cited as acceptable when garages are attended, ramps 
are covered (I.e. protected from weather) and not used for pedestrian walkways. Thus, the 
proposed 18.4% ramp grade could be adequately traversed by vehicles as designed, but will 
require a slightly greater level of caution than a less steep ramp. ft should be noted that the 
vast majority of ramp users will be residents, and thus, will quickly become accustomed to the 
slightly steeper grade. 
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Gated Garage Entrance. The project driveway would connect directly to a parking garage 
ramp, which would lead to a below-grade parking structure. A remote controlled gate would be 
present at the bottom of the ramp. The distance between the gated entrance to the site's 
parking garage and the sidewalk on El Camino Real would be 75 feet, or enough space for 
three vehicles to queue. According to ITE, there would be approximately 11 PM peak hour 
trips Inbound at the project driveway, or an average rate of approximately one vehide every 
five and a half minutes. According to the publication Parking by Weant and Levinson, the 
typical capacity for a single lane coded-card reader is between 225 vehicles per hour and 550 
vehicles per hour. Given this, It Is anticipated that the inbound vehicle queues would rarely 
exceed one or two vehicles during the peak commute period. Thus, the garage gate as 
located, would most likely provide adequate capacity and vehicular storage to accommodate 
the proposed demand, and vehicle queues would not spill back to El Camino Real. Prior to 
final design, the design and operation of the proposed gate system should be reviewed by City 
staff to confirm the service flow rate and access to guest parking are adequate. 

Garage Design. Within the parking structure, all parking would I>@ provided at 90 degrees to 
the main drive aisle. There Is no designated tum around space within the garage If parking 
cannot be located; the garage is effectively a slngle dead end aisle that serves mostly reserved 
parking. In the event that all guest spaces are occupied, vehicles would be required to make 
multiple point tums to exit the garage. This situation, while not ideal. is generally considered 
acceptable In urban areas where land is scarce and the traffic volumes are very tow. To reduce 
the ltkelihood of a vehlde turning around in the garage, a parking guidance sign could be 
provided outside the garage to alert drivers when guest parking In the garage Is full. 

Puzzle Part(lng System. There would be five guest stalls provided in the garage, two of which 
would be ADA accessible. The remaining 42 parking spaces would be served by a 26-foot wide 
drive aisle and a puzzle lift system. The lift system shown on the project plans would stack two 
vehicles In each parking stall - one level of parking at basement level and one below In the 
"pit." Upon arriving at the garage. Mure patrons would ulilile a remote to open their 
designated, secured. parking bay If their vehicle Is located in the pit, the puzzle lift system will 
shift parked vehicles on the upper fevel laterally, as needed, to make space to raise the vehicle 
on the lower level. The project applicant has also suggested that a 3-level puzzle lift system 
could be considered for the project. The differences In operation between a 2-level system and 
3-level system are very minor, as vehicles are stllt being shifted laterally on the base level and 
moved up or down one level. Hexagon conducted observations at an existing two level lift 
system at the Avalon Devefopment at 651 Addison Street in 881'keley, Callfomla. Based on 
these observations, the time to access a vehicle In the puzzle 11ft system can vary from 30 
seconds to one minute and 45 seconds: depending on the configuration of vehicles within the 
system. Hexagon estimates the average time to access a parked vehicle In the puzzle lift 
system to be approximately one minute, which equates to a service rate of approximately 60 
vehicles per hour. To determine Whether the proposed 11ft system would work adequately, it is 
useful to consider the frequency of vehicles entering and exiting the parking garage during the 
highest hours of the day. According to ITE, the peak period of traffic generation at the project 
would be during the PM commute period. During this peak 60-minute period, the project would 
generate 17 trips, or about one trip every three and a half minutes. Given that the lift system 
could accommodate up to 60 vehicles per hour, it is anticipated that the proposed lift system 
would have adequate capacity to accommodate the number of trips into and out of the 
proposed parking garage. Vehicle queues and person queues (waiting to retrieve their vehlcfe) 
would rarely exceed two within the garage. 
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Access to Et Camino Real. Outbound at the project driveway on El Camino Real, the low 
volume of project traffic would result in brief delays for vehides. Outbound vehicle queues 
would rarely exceed one or two vehfcles. Sight distance at the project driveway would be 
adequate provided (1) the landscaping Is low level within 10 feet of the curb face on El Camino 
Real (the height of the planned landscaping is not shown) and (2) It Is not blocked by parked 
vehicles. Parking should be prohibited on El Camino Real within 10 feet west of the driveway 
(i.e. looking left for an outbound driver from the project driveway). 

Truck Access. Provisions for garbage collection and truck loading are not shown on the 
current plan. Prior to final design, the applicant should work with City staff to ensure truck 
access is adequately accommodated. Given the current design, truck access would likely 
occur via the existing curb parking on Et Camino Real along the project frontage. A marked 
loading area may be considered for this location. 

Bike Parking. The Valley Transportation Authority (VTA) provides guidelines for bike parking 
in Its publication Bike Technical Guidelines. Class I spaces are defined as spaces that protect 
the entire bike and Its components from theft, such as fn a secure designated room or a bike 
locker. Class II spaces provide an opportunity to secure at least one wheel and the frame 
using a lock, such as bike racks. For multi-family dwelling units, VfA recommends one Class 
I space per three dwelllng units and one Class II space per 15 dwelling units. For the proposed 
project, this would equate to seven Class I spaces and two Class II spaces. The project site 
plan shows two Class II bike parking spaces near the building entrance, between El Camino 
Real and the lobby. The project also provldes for ten Class I bike parking spaces in a secured 
area (keyed gate) under the garage ramp. Thus. the project would exceed the bike parking 
standards recommended by vr A. 

Pedestrian AcceS!I. The project would provide a paved walkway between the existing 
sidewalk on El Camino Real and the building entrance. 

Generally, the design of the project site circulation and access is consistent with urban design 
practices. The presence of the garage ramp. short onsite drive aisle, and "confined" feel of the parking 
garage will serve to keep vehicles operating at very low speeds. In addition, the low traffic volume 
onsite. one trip every three and a half minutes. means that the frequency of vehicle conflicts will be 
relatively low. Under such circumstances, small parking structures usually operate adequately without 
any operational problems. 

Conclusions 

This analysis produced the following conclusions: 

• Relative to the e,cfstlng restaurant use. the project would resull In a traffic reduction on a daily 
basis. Therefore. its impact on the greater transportation network In the context of the City's 
level of service policy would be negligible. 

• The project·s parking lift and front entrance gate systems would have adequate capacity to 
accommodate the anticipated traffic demand. Prior to final design, the design and operation of 
the proposed gate system should be reviewed by City staff to confirm the service flow rate and 
access to guest parking are adequate. 
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• Because of its proximity to El Camino Real and restricted sight distance, the street level 
parking space should be signed and striped as no parking and utilized solely as a tum-around 
area for vehicles that mistakenly enter the driveway. To improve the ability of a vehicle to back 
into the space. 3-foot curb radii are recommended between the drive aisle and the stall. 

• Commonly cited parking publications recommend grades of up to 16% on ramps where no 
parking Is pennitted, but grades of up to 20% are cited as acceptable under certain conditions. 
The proposed 18.4% ramp grade could be adequately traversed by vehicles as designed. but 
will require a slightly greater level of caution. 

• There is no designated tum around space within the garage if guest parking cannot be located. 
In the event that all guest spaces are occupied, vehicles would be required to make multlple 
point turns to exit the garage. While not ideal, this situation is generally considered acceptable 
In urban areas where land Is scarce and the traffic volumes are very low. To reduce the 
likelihood of a vehicle tumlng around in the garage. a parking guidance sign could be provided 
outside the garage to alert drivers when guest parking in the garage is full. 

• Outbound at the project driveway on El Camino Real, the low volume of traffic would result in 
brief delays and short vehlde queues. Sight distance at the project driveway would be 
adequate provided (1) the landscaping ls low level within 10 feet of the curb face on El Camino 
Real end (2) it is not blocked by parked vehides. Parking should be prohibited on EJ Camino 
Real within 10 feet west of the driveway. 

• Prior to final design, the applicant should work with City staff to ensure truck access is 
adequately accommodated. Given the current design, truck access would likely occur via 
the existing curb parking on El Camino Real along the project frontage. A marked loading 
area may be considered for this location. 

• The project would exceed the bike parking standards recommended by VT A 

If you have any questions. please do not hesitate to call. 

Sincerely, 

HEXAGON TRANSPORTATION CONSULTANTS, INC. 

~~ 
Brett Walinski T.E. 
Vice President and Principal Associate 
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Int rmJuction 

The purpose of this report is to address air quality. toxic air cC1nt.1minant (TAC). nnd greenhouse 
gas (GIIG) emission impacts associated with the proposed residential project localed at 4880 El 
Camino Real in Los Altos. California. We understand that lhc project would demolish the on
site buildings and pavement and construct und operate up to 21 residential units. Air quality and 
GHG impacts could occur due to temporary construction emissions and as a result of direct and 
indirect emissions from new residences. TI1c primary issue addressed in this air quality study is 
locnlizcd community risk impacts from emissions of project construction equipment and El 
Camino Real traffic. This analysis was conducted following guidance provided hy the Bay Arcn 
Air Qtmlity Management District (BAAQMD). 

Setting 

The project is located in Sunta Clara County. which is in the San Francisco Buy Arca Air Basin. 
Ambient air quality standardi: have been established at both the Stale and federal level. The Hay 
Area meets all ambient air quality standards with the exception of ground-level ozone. respirablc 
particulate matter (PM w). nnd fine particulate matter (PM2 s), 

Air Pollutants of Concern 

High 01.one levels arc caused by the cumulative emissions of reactive organic gases (ROG) and 
nitrogen oxides (NOx). TI1ese precursor pollutants react under certain meteorological conditions 
to form high ozone levels. Controlling the emissions of these precursor pollutants is the focus of 
the Bay Area's attempts to reduce ozone levels. The highest ozone levels in the Bay Arca occur 
in the eastern and southern inland valleys that are downwind of air pollutant sources. High 
ozone lc\'cls aggravate respiratory and cardiovascular diseases, reduced lung function. and 
increase coughing and chest discomfort. 

Particulate matter is another problematic oir pollutant of the Bay Area. Porticulate matter is 
assessed and measured in terms of respirnblc particulate matter or particles that have a diameter 
of IO micrometers or less (PM 10) and fine particulate matter where particles have a diameter of 
2.5 micrometers or less {l'Mis). Elevated concentrations of PM10 and PM2 ~ are the result of 
both region-wide (or cumulative) emissions and localized emissions. High particulate matter 
levels aggravate respiratory and cardiovascular diseases, reduce lung function, increase mortality 
(e.g .. lung cancer), and result in reduced lung function growth in children. 

Toxjc Air Contaminants 

Toxic air contaminanrs (TAC) are a broad class or compounds known to cause morbidity or 
mortality (usually becnuse they cause cancer) and include. but arc not limited to. the criteria air 
pollutants. T ACs are found in ambient air. especially in urbnn nreas. and arc caused by industry. 
agriculture, fuel comhustion. and commercial operations {e.g .. dry cleaners). TACs are typically 
found in low concentrations. even near their source (e.g .. diesel particulate matter (DPM] near a 
freeway). Because chronic exposure can result in adverse health dfecls. TACs ore regulated 11t 
the regional. State. and federal le,·el. 



Diesel exhaust is lhe predominant TAC' in urhon :1ir ond is estimated to represent about three
quar1ers or the cancer risk from TACs (based on the Bay Area nveragc). According to the 
Cn lifomia Air Resources Bonrd (CARB). diesel exhaust is a complex mixture of gnses, vapors. 
and fine particles. This complexity makes the evaluation of health cffeclc; of diesel exhaust a 
complex scientific issue. Some of the ehcmicnls in diesel exhaust. such as benzene and 
ronnaldehyde. have been previously identified as TACs by 1hc CARB. nnd ore listed as 
carcinogens either under the State's Proposition 65 <>r under the Feder:'11 I Jazardous Air Pollutants 
programs. 

C' ARB has adopted and implemented a number of regulations for stationary nnd mobile sources 
to reduce emissions of Df>M. Several of these regulatory programs affect medium and heavy 
duty diesel trucks that represent the bulk of DPM emissions from California highways. These 
regulations include the solid waste collection vehicle (SWCV) rule. in-use public and utility 
neets. and the heavy-duty diesel truck and bus regulations. In 2008. C/\RB approved a new 
regulation to reduce emissions of DPM and nitrogen oxides from existing on-road heavy-duty 
diesel fueled vehicles. 1 The regulation requires affected vehicles to meet specific perfonnnnce 
requirements between 2014 and 2023. with nil affected diesel vehicles required to ha\·c 20 10 
model-year engines or equivalent by 2023. These requirements arc phased in over the 
compliance period and depend on the model year of the vehicle. 

The BAAQMD is the regional agency tnsked with managing air qunlity in the region. At the 
State level. the CARB (n r,art of the California Environmental i>mtection Agency [EPAJ) 
oversees regional air district activities and regulates air quality at the State level. The BAAQMD 
hns reccntJy puhlishcd California Environmental Quality Act (CEQA) Air Quality Guidelines 
that are used in this assessment to evaluate air quality impacts ofprojccts.2 

Sensitive Receptors 

There nre groups of people more affected by air pollution than others. CARB has identified the 
following persons who arc most likely to he nffeeted by air pollution: children under 16, the 
elderly over 65. athletes. and people with cardiovascular nnd chronic respiratory diseases. These 
groups are classified as sensitive receptors. Locations that may contain a high concentration of 
these sensitive population groups include residential areas. hospitals. daycare facilities. cider care 
facilities. elementary schools. and parks. The closest sensitive receptors are residences adjacent 
to the project site to the cost and south. Additional residences are located to the south. west. and 
cast. 

Greenhouse Gase~ 

Gases that trop heat in the atmosphere. GHGs. regulate the ct1rth's temperature. This 
phenomenon. known as the greenhouse effect. is responsible for maintaining n habitable climate. 
The most common GHGs arc carbon dioxide (COi> and water vapor tiut there arc also several 
others, most imponantly methane (CI-IJ). nitrous oxide (N10). hydrol1uorocorbons (HFC's). 

' A voilable on line: http:· 'ww,~ .t1rb.co.govlrruprog,lonroi~cl, onoJic,cl.htm. Accessed: June 9. 20 IS. 
; Bay Arca Air Quality Management District, 2011 . BAA()MD CJ-.(l,t Air Q11ulity G1mldine.,. \.lny. 
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perfluorocarbons (PFCs}. and sulfur he)\afluoridc (Sf,,). These are released into the carlli"s 
ntmosphere rhrnugh n vnricty of naturnl processes nnd human activities. Sources of GHGs arc 
generally as follows: 

• CO2 and N2O are byproducts of fossil f'ucl combustion. 
• NiO is associntcd with agricultural operations such as fertili7.ali<m of crops. 
• CHJ is cormnonly created by off-gassing from agricultural practices (e.g .. keeping 

livestock) and landfill operations. 
• Chloronuc1rocarbons (CFCs) were widely used us refrigerants. propellants. and cleaning 

solvents but their production has been stopped by international treaty. 
• HFCs arc now used as a substitute for CFCs in refrigeration and cooling. 
• PFCs and sulfur hexafluoride emissions 11rc commonly created hy industries such as 

aluminum production and semi-conduc1or manufacturing. 

Each GI-JG hos its own potency and effect upon the earth's energy balance. This is expressed in 
lcnns of a global warming potential (GWP). with CO2 being assigned a value of I and sulfur 
hexafluoriue being several orders of magnitude stronger with a GWP of 23.900. In GHG 
emission inventories. the weight of each gas is multiplied by its GWP and is measured in units of 
CO2 equivalents (CO2e). 

An expanding body of scicnti lie research supports the theory that global w11m1ing is currently 
affecting chnnges in weather patterns, overage sen level, ocean acidific:1tio11, chemical reaction 
rates. and precipitation rates. and that it will increasingly do so in the future. The climate and 
several naturally occurring resources within California could be adversely affected by the global 
wanning trend. Increased precipitation and sea level rise could incrense coastal flooding. 
saltwater intrusion. nnd degradation of wetlands. Mass migration and/or loss of plant and animal 
species could nl~o occur. Potential effects of global climate change that could adversely affect 
human health include more extreme heat waves and heat-related stress; an increase in climate
sensitive diseases; more frequent and intense natural disasters such as nooding, hurricanes and 
drought: and increased levels of air pollution. 

Significance Thresholds 

In June 2010, BAJ\QMD ndopted thresholds of significance to assist in the review of projects 
under CEQA. These Thresholds were designed lo establish the level al which BAAQMD 
believed air pollution emissions would cause signific11n1 cnvironmentol impacts under CEQA 
and were posted on BAAQMD's \Vehsile and included in the Air Di~trict's updated CEQA 
Guidelines (updated May 2011). The significoncc thresholds identilied 1,y BJ\J\QMD and used 
in this analysis are summarized in Table I. 

41Pn gl: 



Table l. Air Quality Significance Thrcsl1old!i 

Con,trudfon Threshold• Oncr1tloJU1I 'fhruholds 
1, PC'l111t11nt Averaae Dally Annual Average 

Awraar Dally Enalsslons Eml•lons El'lllulons 
Ob!Jdav, (lbsJday) (tonl/vear) 

Criteria Air rollulanb 

ROG 54 S.$ 10 

NO, 54 54 10 

PM1o 82 82 IS 

PM:, 54 54 10 

C-0 Not Applic11blc 9.0 ppm (8-hour overngc) or 20.0 ppm ( 1-
hour nvcrngc) 

Construction Dust Ordinance Not Applicable 
Fugitive Du5t or other Best Management 

Practices 

Heallh Risks and llnznrds for New S1Jurees 

Excess Cancer Ri5k :.10 per one million 

Chronic or Acute Huard >1.0 Index 

Incremental onnuol >0.3 µg,lm' 
average PMi, 

ncalth Rl,k.s and Haurds for Scnsiti\·e Rtctptors (Cumulative from nil sourcrs within 1,000 foot 
zon, or innuence) nnd Cumul111ive Thresholds (or Nrw Sourus 

Excess Cancer Risk > 100 per one million 

Chronic Hazard Index >10.0 

Annu:11 A vcrage PM: , >0.8 µg/m1 

Greenhouse G11s F.miuiom 

Compliance with a Qualified GHG Reduction Strategy 
OHG Annual Emissions OR 

I, 100 metric tons or 4.6 metric tons per capita 

Note: ROG ~ react iv~ organic gnscs, NOlt • nitrogen o.,idcs. PM ,n - course particul3tc moncr 11r panicul31es with 
:in aemd)'munic diameter of 10 micromelen (µm) or le~s. PM:, ~ fine pnrticulnte m~tlcr or p~rtirulnlc:5 with un 
acrod,·namic diameter l)f2.~µm or lcs.'\: and GHG • grttnhouse [la.,. 

BAAQMD's ador tion of significance thresholds contained in the 201 1 CEQA Air Quality 
Guidelines was called into question by an order issued March 5. 2012, in California Building 
Industry Association (CBIA) v. BAAQMD (A lnmcda Superior Court Case No. RGf0548693). 
The order requires the BAAQMD to set aside its approval of the thresholds until it has conducted 
environmental review under CEQA. The ruling made in lhe case concerned the environmental 
impacts of adopting the thresholds and how the thresholds would indirectly affect land use 
development patterns. In August 2013. the Appcllntc Court struck down the lower court's order 
to set aside the thresholds (Cal. Court of Appenl. First Appellate District. C:ise Nos. A 135335 & 
A 136212). CBIA sought review by the Cnlifomia Supreme Court on three issues. including the 



nppellate court's decision to uphold the 8/\I\QMD's adoption of the tl1r1:sholcls, and the Cou11 
granted review on just one: Under what circumslnnccs. if any, does CEQA require an analysis of 
how existing environmental conditions will impact future residents or users of n proposed 
project? In December 2015. the Supreme Court determined that an onnlysis of the impacts of the 
environment on u project - known as "CEQA-in-rcvcrse" - is only required under two limited 
circumstances: (I) when a statute provides an express legislative directive to consider such 
impncts; and (2) when a proposed project risks exacerbating environmentnl hazards or condition$ 
that already exist (Cul. Supreme Court Cnsc No. S2 I 3478). The Supreme Court reversed the 
Court of Appeal's decision and remanded the matter back to the appellate court to reconsider the 
case in light of the Supreme Cout1's ruling. Accordingly. the case is currently pending back in 
the Court of Appeal. Because the Supreme Court's holding concerns the effects of the 
environment on a project (as contrasted to the effects of o proposed project on the environment). 
and not the science behind the thresholds, the significance thresholds contained in the 201 1 
CEQJ\ Air Quality Guidelines arc applied to this project. 

Impacts and Projec:I Measures 

Impact I : Conflict with or obstruct implementation of the applicable air quality plan'.' 
Less tltott significant. 

The most recent clc1111 nir plan is the Bay Area 2010 Clean Air Pinn that was adopted by 
BAAQMD in September 2010. The proposed project would not conflict with the latest Clean 
Air planning efforts since I) the project would have emissions well below the BAAQMD 
thresholds (see Impact 2). 2) the project would be considered urban infill. 3) the project would be 
located near employment centers. and 4) the project would be located near transit with regional 
connections. The project is too small to exceed any of the significance thresholds and. thus. it i!; 
not required to incorporate project-specific transportation control measures listed in the latest 
Cleon Air Plan. 

Impact 2: Result in a cumulatively considerable net increase of any criteria pollutant for 
which the project region is non-attainment under an applicable State or 
federal ambient air quality standard (including releasing emissions which 
exceed quantitative thresholds for ozone precursors)? Le:,.t than signijicunt 
with comlrudlon peri11d cu11tro/ meusure.f.. 

The Bay J\rea is considered n non-attainment area for ground-level ozone nnd PMu under both 
lhe Federal Clean Air Act nnd the Cnlifomin Clean Air Act. The area is also considered non
at1ainment for PM 1n under the California Clean Air Act, but not the federal act. The area has 
attained both State and federal ambient air quality standards for carbon monoxide. As part of an 
effort to attain and mnintnin ambient air quality standards for ozone and PM 1o, the 81\AQMD 
has established thresholds of significance for these air pollutants and their precursors. These 
thresholds are for ozone precursor pollutants (ROG nnd NOx). PM 10• nnd PM~ ~ and apply to 
both construction period and operational period impacts. 

Due to the project size. construction- nnd opcrntional-period emissions would be less than 
significant. In the 2011 update to the CEQA Air Quality Guidelines. BAAQMD identifies 



screening criteria for the sizes of land use projects that could result in significant air pollutanl 
emissions. For operntional impacts. the screening project size is identified nt 451 dwelling units. 
For construction impacts. the screening si,e is identified as 240 dwelling units. 
Condo/townhouse projects of smaller size would be expected to have lcss-than-signilicnnt 
impacts. Since the project proposes to develop up to 21 dwelling units. it is concluded that 
emissions would be below the BAAQMD significance thresholds. Stationnry sources of air 
pollution (e.g .. back-up generators) have not oecn identified with this project. 

Construction activities. particularly during site preparation and grading would temporarily 
generate fugitive dust in the form of PM 10 and PM2 s. Sources of fugitive dust would include 
disturbed soils nt Lhe construction site and trucks carrying uncovered loads of soils. Unless 
properly controlled. vehicles leaving the site would deposit mud on local streets, which could be 
an additional source of airborne dust after it dries. Fugitive dust emissions would vary from day 
to day. depending on the nature and magnitude of construction activity nnd loenl weather 
conditions. Fugitive dust emissions would also depend on soil moisture. silt content of soil. wind 
speed. and the amount of equipment operating. Larger dust particles would settle near the 
source. while fine particles would be dispersed over greater distances from the construction site. 
The BAAQMD CEQA Air Quality Guidelines consider these impacts to be less than significant 
if best management practices are employed 10 reduce these emissions. Mitigntion Measure 1 
11"011/d implemenl BAAQMD-rcquired bes/ ma11ag,•ml.!nt practices. 

Mitigation Mea.rnre J: Include basic measures to control dust and exhaust during 
construction. 

During any construction period ground disturbance. the applicant shall ensure thnt the 
project contractor implement measure!; to control dust and exhaust. Implementation of the 
measures recommended by BAAQMD and listed below would reduce the air qualit)' 
impacts associated with grading and new construction to a less than significant level. 
The contractor shall implement the following best management practices that arc required 
of al I projects: 

I. All exposed surfaces (e.g .. parking areas. staging areas, soil piles. graded areas. 
and unpuved access roads) shall he watered two times per day. 

2. All hnul trucks transporting !.Oil. sand. or other loose material off-site shall be 
covered. 

3. All visible mud or dirt track-out onto adjacent public roads shall be removed 
using wet power vacuum street sweepers al least once per d:iy. The use of dry 
power sweeping is prohibited. 

4. All vehicle speeds on unpaved roads shall be limited 10 IS miles per hour (mph). 

5. All roadways. driveways. and sidewalks to be pa,ed shall be completed as soon 
as possible. Building pads shall be laid as soon as possible aficr grading unless 
seeding or soil binders are used. 
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6. Idling limes shall be minimized either by shutting equipment off ,-..hen not in use 
or reducing the maximum idling time lO 5 minutes (as required by the California 
airbome toxics control mensurc Title 13. Section 2485 of Cnlifomia Code of 
Regulations lCCR]). Clear signage shall be provided for construction workers nt 
al I access points, 

7. All construction equipment shall be maintained and properly tuned in accordance 
with manufacturer's specifications. All equipment shall be checked hy a certificJ 
mechanic and detennined to be ninning in proper condition prior ro operation. 

8. Post a publicly visible sign with the telephone number and person to contact at the 
Lead Agency regarding dusl complaints. This person shall respond and take 
corrective action within 48 hours. The Air District"s phone number shall also be 
visible 10 ensure compliance with applicable regulations. 

Impact 3: Violate any air quality :.tandard or contribute substantiully 10 an existing or 
projected air quality violation? Len tlta,r significant. 

As discussed under Impact 2. the project would have emissions lc&S thnn the BAAQMD 
screening size for evaluating impacts rel:ned to ozone and particulate matter. Therefore. the 
project would not contribute substantially to existing or projected violations of those standards. 
Carbon mcmoxide emissions from traffic generated by the project would be the pollutant of 
greatest concern nt the locol level. Congested intersections with a large volume of traffic have 
the greatest potential to cause high-localized concentrations of carbon monoxide. Air pollutant 
monitoring data indicate that carbon monoxide levels have been at healthy levels (i.e .. below 
State and federal standnrds) in the Bay Area since the early I 990s, As n result. the region has 
been designated as attainment for the standard. The highest measured level over any 8-hour 
averaging period during the lust 3 years in the Bay Area is less than 3.0 parts per million (ppm). 
compared to the ambient air quality standard of 9.0 ppm. Intersections affected by the project 
would have traffic volumes less than the BAAQMD screening criteria and, thus. would not cause 
a violation of an ambient air quality standard or have a considerable contribution to cumulative 
" iolations of these standards.J 

Impact 4: Expose sensitive receptors to substantial pollutant concentrations'? Le.fs 1l,a11 
slg11/jicant w/tlt opert1tlonal nnd construction period contml mea.rnre .... 

Project impacts relnted to increased community risk can occur either by introducing a new sensitive 
receptor. such as a residential use, in proximity to an existing source of T ACs or by introducing n 
new source of TA Cs with the potential to adverse!)' affect existing sensitive receptors in the project 
vicinity. ·n,e BAAQMD recommends using ti 1.000-foot screening radius around a project site for 
purposes of identifying community health risk from siting a new sensitive receptor or a new source 
ofTACs. Operation of the project is not expected to cause any localized emissions that could expose 

l For a lanJ-use project type. the BAAQMD CEQA 1\ir Quality Guideli11e~ Mnte 1hat a pror,oml project would result 
in a less than significant imp3CI to localized carbon monoxide concentmlions if1he projeci ,,,c111ld not increase traffic: 
at ofTecrcd intersections with more than 44,000 vd1iclcs per hour. 
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scns111vc rcccp1ors 10 unhealthy air pol11111mt levels. No stationary sources of !"/\Cs. such ns 
generators. arc proposed as part of the project. 111c r,rojcct would introduce new sensitive receptors 
to the nrea in the fo1m of fururc residences. ll1ere are thresholds that address both 1he impact of 
single and cumulative T /\C sources upon projects !hat include new sensitive receptors (see Table I). 
Construction activity would generate dust nnd equipment exhaust on a temporary basis that could 
afTect nearby sensitive rcccp1ors that include future planned residences. 

Operational Community Risk lmpact!i 

The project would include new sensitive receptors. Substantial sout\:CS of uir pollution can 
adversely affect sensitive receptors proposed os part of new projects. A review of the area 
indicates that El Camino Renl (SR-82) is within 1,000 feet of the site nncl can ndversely affect 
new residences, /\II other nearby roadways arc nssumed to have overage dnily traffic (AUT) of 
less than 10.000 and. according to BAAQMD guidance. would have a less than significant 
impact and arc not discussed further. A review of BAAQMD·s S1mio11ary Sn11rce Screening 
Analysis Tool did nol identify any slationary sources of TAC emissions within 1.000 feet that 
could adversely afTect the project site.~ 

Refined Hiehway Community Risk Impacts - El Camino Real 

The refined analysis involved predicting traffic emissions for the traffic volume and mix of 
vehicle types on El Comino Real. These emissions were input lo a dispersion model to predict 
exposure to TACs. The associated cancer risk was computed based on the modeled exposures. 
Attnchme11t I includes n description of how community risk impacts. including cancer risk are 
computed. 

A review of 1hc 1raffic infonnation reported hy Caltrans indica1cs that in the vicinity of the 
project area. El Camino Real has 4 1.500 /\OT. as reported by Caltrans. ~ This includes about 2.6 
percent trucks. of which 0.6 percent are considered heavy duty tnicks and '.!.O percent ore 
medium duty trucks.6 The analysis involved the development of DPM and organic TAC 
emissions for traffic on El Camino Real using the California Air Resources Ooard (CARB) 
EMFAC2014 emission factor model and the traffic mix on El Camino Real. based on the 
Caltrans traffic data. EMF AC2014 is the most recent version of the C ARB motor vehicle 
emission factor model. DPM emissions ore projected to decrease in the future and are renccted 
in the EMFAC2014 emissions data. CARB regulations require on-rood diesel trucks to be 
retrofitted with particulate matter controls or replaced to meet 20 IO or lnlcr engine standards 
that have much lower DPM and PM1.s emissions. This regulation will subslantially reduce 
1hcse emissions between 2013 and 2023. While new trucks and buses will meet strict federal 
standards. this measure is intended lo accelerate the rate at which the fleet either tums over so 
1here ore more clenncr vehicles on the road. or retrofitted to meet similar standards. With this 
regulation. older, more polluting tmcks would be removed from the roads sooner. 

' Sec hnp:!/www t,:i:igmd.g~w plans-and-dima1e/£afl(om1:i-tnv1ronn1ental-qualjt\ -~Cl•\c:gp ccgHooli, accessed 
March 17. 2016. 
' California Dcpartmcnl ofTrnnspona1ion. 20 I 5a, 1//1./ 7i·1{ffi•· 1 ·ot111nc,1' an the Ct1liP,mfr1 Stnrc 1/ighway System. 
• California Dcpar1mcn1 of Trunspor1:11ion. 20 I Sb. 1111./ . 111111111I frera1:e 1Jai(1· 1'n11:k 7i-r1llh- on California StClle 
/fig/M(J)',f 
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Emission factors for DPM (PM1 s exhaust from diesel vehicles) were developed for the year 
2020 using the calculated mix of cars and trucks on El Camino Real. Default EMFAC2014 
vehicle model yc:ir distributions for Santa Clore County were used in calculating emissions for 
2020. Emissions were bnsed on an average speed of 30 mph, 5 miles below the posted speed 
limit. for all hours or the day. Average hourly traffic distributions for Santa Clara County 
roadways were developed using the EMF AC modcl.7 which were then applied to the site-specific 
ADT volumes 10 obtain estimated hourly traffic volumes and emissions for El Camino Real. 
Year 2020 emissions were conservatively assumed as being representative of future conditions 
over the time period that cancer risks are evaluated (30 years), since. as discussed above. overall 
vehicle emissions, and in particular diesel truck emissions will decrease in the future. Emissions 
of total organic gases (TOG) were also calculated for 2020 using the EMFAC2014 model. 
These TOG emissions were then used in the modeling the organic TACs. TOG emissilms 
from exhaust ond for nmning evaporative loses from gasoline vehicles were calculated using 
EMFAC2014 default model values for Santa Clara County along with the trnffic volumes and 
vehicle mixes for El Camino Real. 

PM2 ,s emissions for vehicles traveling on El Cnmino Real were modeled using the same basic 
modeling approach that was used for assessing TAC impacts. All PMu emissions from nil 
vehicles were used, rather than just the PM2 s fraction from diesel powered vehicles, because all 
vehicle types (i.e., gHSoline and diesel powered) produce PM2.s. Additionally, PM2.s emissions 
from vehicle tire and brake wear and from re-entrained roadway dust were included in these 
emissions. The assessment involved, first, calculating PM2 5 emission rates from traffic traveling 
on the roadway. These emissions were cnleulated using the EMFAC2014 model and traffic 
volumes and were calculated in the same manner os discussed for the TAC modeling. PMis re
entrained dust emis!;ions from vehicles traffic were calculated using CARB emission calculation 
procedures.8 The emission rotes used in the analysis arc shown in Attachment 2. 

Dispersion modeling of DPM and organic TAC emissions was conducted using the CAL3QHCR 
model. which is recommended by the llAAQMD for this type of analysis. 9 East and west bound 
traffic on El Camino Real within about 1.000 feet of the project site were evaluated with the 
model. A fivc-yeor data set of hourly meteorological data (1968-1972) from Moffett Field 
obtained from BAAQMD was used in the modeling. The airport is ahout 3.5 miles northeast of 
the project site. Other inputs to the model included road geometry. hourly traffic volumes, 
and emission factors. The modeling included on-site receptors placed in the project residential 
areas on the first. second. :md third floor levels with 7-meter spacing (23 feet) between receptors. 
Receptor heights of 1.5 meters (4.9 feet), 5.3 meters ( 17.4 feet). and 9.1 meters (30 feet) were 
used for the first. second, and third floor receptors. respectively. The receptors closest to and 
most affected by El Camino Real traffic are those at the second floor. Figure I shows the 
roadway segments modeled and residential receptor locations used in the modeling. 

' The Burden output from tl\tFAC2007. CARB's previous version of the EMFAC model. WO$ used for this since 
the current web-based version of F.MFAC201 I docs not i11cludc Rurdcn type output with hour by hour traffic 
v<>lume infonn:11ion. 
i CARD. 2014. ,\lis,·1:lluncn11.~ l'l'<>1.'l'SS Me1hodolr>J!,.1• ~ 9. Emmlnr:d Rood Tra1'I!(, l'mwl /lt'l(1J V11.rr. Revised R11d 
updated. April 2014, 
" DAAQMD. 2012. R,•,·ummendcd ,\fetlmdr.for Sm·,•ninJ? 1111d /lfod,•ling l.ocal Risk.1· 11nd 1/a:ardr. May 2012. 
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Aflachmenf I includes :i description of how community risk impacts. including cancer risk are 
computed. The maximum increased cancer risk for first floor residents was computed as 2.7 in 
one million and the mnximum increased cancer risk for second floor residents was computed as 
3.2 in one million for the second floor. This wns modeled at a receptor in the residential area 
closest to El Camino Real. and is shown on Figure I. Increased cancer risks for residents of the 
third through lifth noors would be lower than the maximum cancer risk. 

The maximum annual PM2 5 concentrations for the first. second. and third floor levels would be 
0.3 µg/m3• 0.4 i1glm1• and 0.3 µg/m3

• respectively. PM2 5 concentrations ot the higher floors 
would be less than 0.3 pg/m3

• The concentration of 0.4 Jtg/m3 would exceed the BAAQMD 
PM2,s threshold ond require mitigation in the fom, of ventilation systems with high-etlieicncy 
flllrntion (sec Mitigntion Mensure 2). Figure 2 shows the maximum nnnunl PM2.s concentrations 
across the project for the first and second floors. The third floor would have lower 
concentrations thon the second noor. Shaded areas indicate where annual PM2.~ concentrations 
exceed thresholds. Non-cancer Hazard Index (HI) for El Camino Real traffic at the project site 
was computed as less thon 0.01. The modeling results and health risk cnleulations for the 
receptor with the maximum cancer risk from El Camino Real traffic arc olso provided in 
Atrachment 2. 

Miti,:atlt>n Mea.rnre 2: The project shall include the following measures to minimize 
long-term toxic air contaminant (TAC) and annual PMB exposure for new project 
occupunts: 

The project should install air filtration ot residential units on the second noor depicted in 
figure 2 where annual PMB concentrations are 0.4 µg/m 3

• To ensure adequate health 
protection to sensitive receptors. n ventilation system is proposed to meet the following 
minimal design standards: 

• Air filtration devices shall be rated MERV 13 or higher rating: 
• At least one nir cxchangc(s) per hour of fresh outside filtered air: and 
• At lcnsl four air exchange(s) per hour recirculation. 

As part of implementing this measure. an ongoing maintenance plan for the building's 
HVAC air filtration system will be developed. Recognizing that emissions from air 
pollution sources nrc decreasing. the maintenance period will last as long as significant 
annual PM2.s exposures are predicted. Subsequent studies could be conducted by an air 
quality expert approved by the City to identify the ongoing need for the filtered 
ventilation systems as future infonnation becomes available. 

In addition. it is important to ensure that the lease agreement and other property 
documents (I) require cleaning. maintenance. and monitoring of the affected units for air 
now leaks: (2) include assurance that new tenants or owners are provided information on 
the vcntilulion system: and (3) include provisions that foes associated with o\\<ning or 
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leasing II unit(s) in the building include funds for cleaning. maintenance, monitoring. and 
replacements of the filters. as needed. 

Effectiveness of Reduction Measure 

The U.S. Environmental Protection Agency (EPA) reports particle size removal efliciency for 
filters rated MERV I 3 nf 90 percent for particles in the size range of I to 3 µm and less than 75 
percent for particles 0.3 10 I µm. 10 Studies by the South Coast AQMD indicate that MERV 13 
filters could achieve reductions of about 60 pcrccnr for ultra-fine particles :111d nhout 35 percent 
for black carbon. 11 

A properly installed nnd operated ventilation system with MERV 13 air filters may reduce PM25 
concentrations from DPM mobile and stationary sources by approximately 60 to 70 percent 
indoors when compared to outdoors. The U.S. EPA reports that people, on average. spend 90 
percent of their time indoors.12 The overall effectiveness calculations take into effect time spent 
outdoors and away from home. Assuming 60-pcrccnt effectiveness for lhis filtration, with 21 
hours per day of exposure to filtered air and three hours per day to unfiltered nir (uncontrolled or 
0-pcrccnt effectiveness). the overall eflectiveness of filtration systems would be about 53 
percent Figure 2 also shows the annual concentrations for second floor exposures (where 
maximum impacts occur) with the filtration syslcm properly installed and operated. Note that 
maximum annual PM2.s concentrations arc reduced to 0.2 µg/m 3. Therefore. with 
implementation of Mitigation Measure 2. this impact would be reduce to n level of less than 
significant. 

11
' U.S. EPA 2009. Rl!sid,:ntial Air Cleaners Second Edition. A Summary o/Ava/lah/£' Information. Indoor Air 

fltmlity {l.4.Q). EPA 40:?-F-09-002 1 Revised Augu~ 2009 1 www.epa.gov/iaq 
1 South Coast AQMD. 2009. Pilol Study of High fer:fnrmanci> Air flltratitmfor C'lt1.UMOnt,1' , lppli<'iltinm. Draft -
October. 
•= Klcpeis, N.I! .. Nelsen, WC., On. WR. Robinson, JP., Tsang. AM .• Swit,:er, P .. Behar. JV .• I 1cm. SC.. und 
Engelmann. WH. 2001. Thi! X,11/onal Human Activi~1· l'altcm S11n·t>y ().'HAP5J: a re.s1111rC'<'/01· ,1.tSt'SSing expn.111re 
to environmemal pt>/1111,mts. J. Expo Anal Environ Epidemial. 200 I May-Jun; 11 (J);:?J 1-5:!. 
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Figure I . Project Site, On-Site Sensiti\•e Receptors, Roadway Segmcnti; Modeled, and 
Receptor with Maximum Cancer Risk nnd Annual PM2.~ Concentration Depicted 
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Figure 2. Maximum Annual Total PM2.~ Concentrations in µg/m3 from El Camino Real 
l Traffic (shaded nrcas > 0.3 ~Jdm ) 
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Summary of Combined Community Risk 

As discussed above. the project site is affected hy El Camino Renl. There 11re no other 
substantial sources of TA Cs within 1.000 feet of the project site. This would be a less than 
significant impact. 

Project Construction Activl~· 

Construction activities. particularly during site preparation and grading would temporarily 
generate fugitive dust in the fonn of respirablc particulate matter (PM10) and PM2 ;. Sources of 
fugitive dust would include disturbed soils ot the constniction site and tn1cks carrying uncovered 
loads of soils. Unless properly controlled, vehicles leaving the site would deposit mud on local 
streets. which could be nn additional source of uirbomc dust oiler it dries. The BAAQMD 
CEQA Air Quality Guidelines consider these impncts to be less than significant if best 
management practices arc employed to reduce these emissions. MiliRatinn Measure I would 
implement BAAQMD-rcquired best management wnctice.t. 

Construction equipment and associated henvy-duty tmck traffic generates diesel exhaust. which 
is a known TAC. These exhaust air pollutnnt emissions would not be considered to contribute 
substantially to existing or projected air quality violations. Constmction exhnust emissions may 
still pose community risks for sensitive receptors such as nearby residents. The primary 
community risk impact issues associated wilh construction emissions nrc cancer risk and 
exposure to PM25• Diesel exhaust poses both a potential health and nuisance impact to nearby 
receptors. A community risk assessment of the project construction activities was conducted that 
evaluated potential health effects of sensitive receptors at these nearby residences from 
construction emissions of OPM and PM:?S.'3 The closest sensitive receptors to the project site 
are residences adjacent to the southern and western boundary of the projccl site (sec Figure 3). 
Emissions and dispersion modeling was conducted to predict the ofT,site DPM concent:rntions 
resulting from project construction, so 1hat li fetime cancer risks and non-cancer health effects 
could be evaluated. 

Construction Period Emissions 

The California Emissions Estimator Model (CnlEEMod) Version 2013.2.2 was used lo predict 
annual emissions for construction. CalEEMod provides emission estimates for both on-site and 
off-site construction activities. On-silc activities ore primarily made up of construction 
equipment emissions. while off-site activity includes worker, hauling. and vendor traffic. The 
proposed project land uses were input into CalEEMod. which included 21 dwelling units entered 
as "Condoffownhousc:· and 47 spaces entered as .. Enclosed Parking with Elevator' on a 0.45-
acre site. A construction build-out scenario. including equipment list ahd phasing schedule was 
based on model dcfnults for a project of this type and size. It is expected that 6.300 cubic yard of 
soil export will be necessary. which was entered into the model. In 11dditlon. 380 tons of 
demolition is anticipated. It is eslimatcd tha.t there would be 8 one-way asphalt truck trips during 

" DPM is identified by Cnlifomia as n to.~ic air contaminnnt due to the potential to cause cancer. 



the paving phnse. Alluchmenl 3 includes the CalEEMod input and output Vftlucs for construction 
emissions. 

The CalEEMod model provided total annual PM2 ~ exhaust emissions (ossumed to be DPM) for 
the off-road construction equipment and for exhaust emissions from on-road vehicles. with total 
emissions from all construction stages of0.0633 tons (127 pounds). The on-road emissions arc a 
result of haul truck travel during demolition nnd grading activities. worker travel, and vendor 
deliveries during construction. A trip length of one mile was used to represent vehicle travel 
while at or near the constmction site. It was assumed that these emissions from on-road vehicles 
traveling al or near the site would occur lll the C(lnstruction site. Fugitive PM2 5 dust emissions 
were calculated by CulEEMod as 15 pounds for the overall construction period. For the purpose 
of predicting risk levels at or near the site, the CalEEMod modeling included emissions from 
truck and worker travel. assumed to occur over n distance of one mile at or near the site. 

Dispersion Modeling 

The U.S. EPA AERJvlOD dispersion model was used to predict concentrations of DPM and 
PM:!.5 concentrations at existing sensitive receptors (residences) in the vicinity of the project site. 
The AERMOD modeling utilized two area sources to represent the on-site construction 
emissions. one for DPM exhaust emissions and lhe other for fugitive PMl < dust emissions. To 
represent the constructicin equipment exhuust emissions, an emission release height of six meter.; 
was used for the area source. The elevated source height reflects the height of the equipment 
exhaust pipes and buoyancy of the exhaust plume. For modeling fugitive PM15 emissions. a 
near ground level release height of two meters was used for the area source. Emissions from 
vehicle travel around the project site were included in the modeled areo sources. Constn1ction 
emissions were modeled as occurring daily between 8 a.m. - 5 p.m. 

TI1e modeling used a five-year data set (2009 - 20 13) of hourly meteorologie11I data from Moffett 
Field prepared for ui.e with the AERMOD model by the CARB. Annual DPM and PM2 5 
concentrations from construction activities in 20 17 were calculated using the model. DPM and 
PM2.5 concentrations were calculated at nearby residential locations. Receptor heights of 1.5 
meters (4.9 feet) were used in the modeling to represent the breathing heights of nearby 
residences. Figure 3 shows the construction area modeled. and locations of nearby residential 
receptors. 

Predicted Cancer Risk and Hazards 

The maximum-modeled DPM and PM2 s concentrotions occurred at a residence just east of the 
project site. Using the maximum annual modeled DPM concentrations. the maxi~um increased 
cancer risks were colculutcd using the methods previously described. Due to the short 
anticipated duration of project construction activities (about I year). infnnt exposures were 
assumed in calculating cancer risks for residential exposures. Because :m infant ~O to 2 years of 
age) has a breathing rotc that is greater than the breathing rate for the 3' trimester the 
contribution to total cancer risk from an infanl exposure is greater than if the initial exposure 
assumed for the 3rd trimester is assumed. It w::is conservatively assumed that an infant exposure 
10 construction emissions would occur over the entire construction period. 
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Results of this assessment indicate that the 11111ximum increased residential cancer risks would be 
98.6 in one million for an infant exposure nnd 1.7 in one million for :m adult exposure. The 
locntion of the receptor with the maximum increased cancer risk is shown in figure 3. The 
maximum residential excess cancer risk would be brreater than the OAAQMD significance 
threshold of 10 in one million and would be considered a s;gniftcanl impnc:t 

The maximum-modeled annual rM2 s concentration. which is based on combined exhaust and 
fugiti\·c dust emissions. was 0.7 ~1g/m3

• occurring at the same location where mnximum cancer 
risk would occur. This anminl PM2s concentrntion would be greater rhan the BAAQMl) 
significance threshold of 0.3 µg/m3 and would be considered a signiflcanl impact. 

The maximum modeled annual residential DPM concentration (i.e .. from construction exhaust) 
was 0.6005 µg/mJ. The maximum computed HI based on this DPM concentration is 0.12. which 
is lower than the BAAQMD s ignificance criterion of n HI greater than 1.0. 

The project would have a signiflcanl impnrJ with respect to community risk caused by 
construction activities. lmplementntion of Milignlion Measures I and 3 would reduce this 
impact to a /e,·el ,~fies.,· than significanl. 

Atwchment 3 includes the emission calculntions used for the area source modeling and the cancer 
risk calculations. 

Mill,:atltm Mens11re 3: Selection of equipment during construction to minimize 
emissions. Such equipment selection would include the follo"fl•ing: 

All diesel-powered off-road equipment operating on the site for more than two days 
continuously shall. at a minimum, meet U.S. EPA particulate mailer emissions 
standards for Tier 4 engines or equivalent. 

Note that the construction contractor could use other measures to minimize construction period 
DPM emissions to reduce the predicted cancer risk below the thresholds. Such measures may be 
the use of alternative powered equipmenl (e.g .. LPG-powered lifts). nltcmative fuels (e.g .• 
biofuels). added exhaust devices. or a combination of measures, provided that these measures are 
approved by the City and demonstrated to reduce community ri$k impacts to less than 
significant. 

Implementation of Mlti}!.ation Measure I is considered to reduce exhaust emissions by 5 percent 
11nd fugitive dust emissions by over 50 percent. lmplementalion of Mil/Ration Mensure 3 would 
further reduce on-site diesel exhaust emissions. With mitigation. the computed maximum 
increased cancer risk for construction would be 2.6 in one million. The cancer risk would be 
he low the BAAQMD thresholds of greater than IO per one million for cancer risk. With 
mitigation. the annual PM2 s concentration would be reduced to 0.03 µg/m3

• which is below the 
BAAQMD threshold of 0.3 µg/m'. Therefore. afier implementation of these recommended 
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mearnres. the projt•c1 would hm·e a le.1·.1·-1/u111-.1·(~11ificanl impact ll'illt r,•.vx.·ct 10 community risk 
caused l>y consrr11ctiun activities. 
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Fi~ure 3. Project Construction Site, Locations of Off-Site Sensitive Receptors nnd 
Mnximum TAC Impact 
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Impact 5: Create objection11ble odors affecting II substantial number of people? Les:, 
thut1 slg11iftca11t. 

The project would generate localized emissions of diesel exhaust during construction equipment 
operation and truck activity. These emissions may be noticeable from time lo time by adjacent 
receptors. However, they would he localized and arc not likely to adversely affect people off site 
by resulting in confirmed odor complaints. The project would not include any sources of 
significant odors that would cause complaints from surrounding uses. This would be a /ess-thon
signiflcant lmpar.:I 

[mpact 6: Generate greenhouse gas emissions. either directly or indirectly. that may 
have a significant impact on the environment? Less titan signijicn11I. 

GHG emissions associated with development of the proposed project would occur over the short
term from constniction activities, consisting primarily of emissions from equipment exhaust and 
worker and vendor trips. There would also be long-tenn operational emissions associated with 
vehicular traffic within the project vicinity, energy and waler usage, and solid waste disposal. 
Emissions for the proposed project arc discussed below and were analyzed using the 
methodology recommended in the BAAQMD CEQA Air Quality Guidelines. 14 

Construction Phase 

Neither the City nor BAAQMD have an adopted threshold of significance for construction
related GI-JG emissions. though BAAQMD recommends quantifying emissions and disclosing 
that GHG emissions would occur during constniction. BAAQMD also encourages the 
incorporation of best management practices to reduce GHG emissions during construction where 
feasible and applicable. Best management practices assumed to be incorporated into 
construction of the proposed project include, but are not limited to: using local building materials 
of at least IO percent and recycling or reusing nt least 50 percent of construction waste or 
demolition materials. 

Operational Impacts 

Due to the project size. operational period GHG emissions would be less than significant. In 
their May 20 11 update to the CEQA Air Qual ity Guidelines, BAAQMD identified screening 
criteria for the sizes of land use projects that could result in significant GHG emissions. For 
operational impacts. the screening project size is identified at 78 dwelling units. 
Condo/townhouse projects of smaller size would be expected to hnve lcss-than-~ignifieanl 
impacts with respect to operational period GHG emissions. Since the project proposes to operate 
21 dwelling units. it is concluded that emissions would be below the BAAQMD significance 
threshold of 1. 100 MT of C02e annually nnd. therefore, this impact is considered less than 
significant. 

'' BAAQMD. 2011. Op cit 
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Impact 7: Contlict wi1h an applicable plnn. policy. or regulation nc.loptcd for the purpose 
of' reducing the emissions of greenhouse gases? Le.,·:r than sig11(fica11t. 

The projecl would be subject Lo new requirements under rule making developed nt the State and 
local level regarding greenhouse gas emissions nnd would be subject to local policies that may 
affect emissions of greenhouse gases. 
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Attachment 1: Health Risk Calculntion Methodology 

A health risk nsscssment (HRA) for exposure to Toxic Air Contaminntcs (TACs) requires the 
npplication (1f n risk characterization model to the results from the air dispersion model to 
estimate potential health risk at each sensitive receptor location. The State of California Office 
of Environmental Health Hnzard Assessmenl (OEHHA) and California Air Resources Board 
(CARB) develop recommended methods for conducting health risk assessments. The most 
rcccnl OEHHA risk assessment guidelines were published in Fchruury uf 2015. 15 These 
guidelines incorporate substantial changes designed to provide for enhanced protection of 
children. as required by State law. compared to previous published risk assessment guidelines. 
CARB has provided additional guidance on implementing OEl-n-lA 's recommended methods. 1" 

Thi:; HRA used the recent 20 15 OEHHA risk tisscssment guidelines and CARO guidance. While 
lhc OEHHA guide lines use substantially more conservative assumptions than the current 0ay 
Area Air Quality Monngement District (BAAQMD) guidelines. BAAQMD hns not formally 
adopted rccommend1..-d procedures for applying the newest OEf-niA guidelines. BAAQMD is in 
the process of developing new guidance and hns developed proposed HRA Guidelines as part of 
the proposed amendments to Regulation 2. Rule 5: New Source Review of Toxic Air 
Contaminants. 17 Exposure: parameters from the OEHHA guidelines and newly proposed 
13AAQMD HRA Guidelines were used in this evaluation. 

Concer Risk 

Potentiol incrcnscd cancer risk from inhalation of TA Cs arc calculated hased on the TAC 
concentration over the period of exposure. inhalation dose. the TAC cancer potency factor. and 
an age sensitivity factor to reflect the greater sensitivity of infants and children to cancer causing 
TA Cs. The inhalation dose depends on a person ·s breathing rate. exposure time and frequency of 
exposure, and the exposure duration. These parameters vary depending on the age. or age range. 
or the persons being exposed and whether the exposure is considen:d to occur at a residential 
location or other sensitive receptor location. 

The currenl OEHi-iA guidance recommends that cancer risk be calculated by age groups to 
account for different hrcothing rates and sensitivity to TACs. Specifically. they recommend 
evaluating risks for the third trimester of pregnancy to age zero. ages zero to less than two (infant 
exposure). ages two to less than 16 (child exposure). and ages 16 to 70 (ndult exposure). Age 
sensitivity factors (ASFs) associated with the different types of exposure are an ASF of IO for 
the third trimester and infant exposures. an ASF of 3 for a child exposure. and an ASF of I for an 
adult exposure. Also associated with ench exposure type nre different breathing rates. expressed 
:is liters per kilogram of body weight per day (L/kg-day). As recommended hy the BAAQMD. 
95th percentile breathing rates arc used for the third trimester and infant exposures, and 801h 

11 OEJ-U1A, 2015 . ..tlr 1'n:rics 1/01 Spots Program UM.: AJ.vi:ssment Guideline.<, T/11: Air Tnxic:s /lo/ Spots Program 
G11ida11ce Mam,a/ for rrepara1/o11 of I /eafth Ri.,Jr. A.,.tl!.uments. Office of Environmental Health Hazard Assessment. 
P'cbruary. 
•~ CARB. 20 IS. Ri.\A ,\lt11tt1>!J!nll!llf G1,itl11ncefor Statfnnury Soutces of A Ir To.tic.<. July 23. 
" BAAQMD.2016. H'nr~/111p Report Proposed ,Jmcndmcnt., to , lir District Re~11/ation Z. R11h: 5 . .\',•w So,m•,• 
Re,·iew of Toxic Air { ',,nr11mlmtnt.f. ,lppcndi..r C Prnf'nJ,•d Air DJJ'fric1 /IIU Guidelines . .lnnu~ry 2016. 



percentile breathing rates for child and adult exposures. Aclditionnlly, CARB and the BAAQMD 
recommend the use of a residential exposure duration of 30 years for sources with long-term 
emissions (e.g .• roadways). 

Under previous OEHH/\ and BAAQMD I-IRA guidance. residential receptors arc assumed to be 
at their home 24 hours :t day. or I 00 percent of the time. In the 2015 Risk Assessment Guidance. 
OEl-ll·IA includes adjustments to exposure duration to account for the fraction of time at home 
(F Al-I). which can be less than I 00 percent of the time. bused on updated populntion and activity 
statistics. The FJ\.H factors are age-specific and are: 0.85 for third trimester of pregnancy to less 
than 2 years old. 0.72 for ages 2 to less than 16 ycan:. ond 0.73 for ages 16 to 70 years. 
BAAQMD recommends using these Ft\H factors for residential exposures. 

Funclionully. cancer risk is cnlculntcd using the following parameters and fonmdas: 

Cancer Risk (per million) ~ CPF.'< lnha/mion Do.fe .v-ASFx EDIATx FAHx Jrf' 
Where: 

CPF = Cancer potency factor (mg/kg-<layf 1 

ASF = Age sensitivity factor for specified age group 
ED= Exposure duration (.years) 
AT= Averaging time for lifetime cancer risk (years) 
FAH = Frnction of time spent at home (unitlcss) 

Inhalation Dose = c,,,.r DBR X AX (EF/365) X /(/
6 

Where: 
Cn1r = concentration in uir (~tg/m3

) 

DOR= daily breathing rote (Ukg body weight-day) 
A = Inhalation absorption factor 
EF = Exposure frequency (days/year) 
Io·" = Conversion factor 

·nie health risk parameters used in this evaluation nrc summarized as follows: 

I Exnosure Tvnt ~ Infant Child Adult 
Parameter I ARtRanR~ ~ J"Trimbter 0<2 2< 16 16-JO 

DPM Cancer Potency Fac1or (mg/kg-day)"1 1. IOE+OO l.lOE+oO 1.IOE+OO I.IOE+OO 
Daily Breathing ~ate (L/k~-dnyJ• 361 1,090 572 261 
Inhalation Absorption Factor I I I l 
Avera~ing Time (years) 70 70 70 70 
Exoosure Duration (vears) 0.25 2 14 14 
Exposure Freciuency (davs/vt-ar) 350 350 350 350 
Aee Scnsitivi1y Factor 10 10 3 I 
Fraction of Time at I lome 0.85 0.72 0.72 0.73 

,. •!h '" . ,. 95 pcrccnttlc: breath mg rates for J trimester ond infants and 80 pcrccnule for children and ndults 



Nc111-Cancer Hazards 

rotcrllial non-cancer hcallh hazards from TAC exposure a.re expressed in terms of a hazard index 
(JH). which is the ratio of lhc TAC concentration to a reference exposure level (REL). OEHIIA 
has dclincd acceptable concentration levels for contami1111nts that pose non-cancer health 
hazards. fAC concentrations below the REL are not expected to cause ndverse health impacts. 
even for sensitive individuals. The total HI is calculated ns the sum of tJ1c H Is for each TAC' 
evaluntcd and the total HI is compared to the BAAQMO significance thresholds to determine 
whether a significant non-cancer health impact from a project would occur. 

Typically. for residential projects located near roadways with substantial TAC emissions. the 
primary TAC of concern with non-cancer health effects is diesel particulate matter (DPM). For 
DPM. the chronic inhalation REL is 5 micrograms per cubic meter (~1glm\ 

Annual PM,~ Concentrations 

While not a TAC. fine particulate mauer (PM2 5) has been identified by the BAAQMD as a 
pollutant with potenti:il non-cancer health effects that should be included when evaluating 
potential community health impacts under the Califomia Environmental Quality Act (CEQA). 
The thrc!lholds of significnnce for PM25 (project level and cumulative) arc in tenns of an 
increase in the annual avcrnge concentration. When considering PM2 s impacts. the contribution 
from all sources of PM~ 5 emissions should be included. For projects with potential impacts from 
nearby local roadways. the PMv impacts should include those from vehicle exhuust emissions. 
PMu generated from vehicle tire and broke wear, and fugitive emissions from re-suspended dust 
on the roads. 



Attachment 2: El Camino Real Emissions and Risk Calculations 



-1880 El Camino lteal, Los Alto.~ CA 
El Camino Rul (SR 82) 
PPM /\lodrllng - Ro111lwny I.inks, TrHffic Volumes, and Dl',\I Emissions 
\'ear = 2020 

Link I.Ink 
No, Ltn~b Wldlb 

Ro111Jllnk Dt.urlplinn Dirulion I.ant, (m) (ft) 

ED-El Camino liaslbounJ 1:1 l'ommu r J 667 56 

WIJ.1::1 Cammt• W~1hounJ El Cnmmo \\' J fiM 56 

F. C umlnu 2020 llnurlY lllutl 'fn1mc Volume, l'tr Dlrtcllon and OPM Eml~slon• • •:n- .I 
V• r,r ¼ Per 

!lour llour VPII kfmllt !lour Hour \'PII g/mlle Hour 

I 2.12% 6 11.0261 9 7.73% 24 0.0197 17 
'.'. l 98'-'o (, 00221 10 5 92~, IR 00244 18 
3 L94o/o 6 0.11147 II S 13•,. I(, oon6 19 
~ o 59'. :? o 024 1 12 563~~ 11 00238 20 
5 0.66~',, 2 0020~ 13 .D-1•~ 16 0.0238 21 
II O.!m'o ·' 0 0357 1-1 S.JS,\ If, 00232 22 
7 4.17'!·~ '-' 002.17 15 7. 1-1% 22 00202 2J 
II 5.98¾ 18 0.0178 16 6.42 .. , 20 0.0185 24 

To1al 

I.ink HtlU•t 
Witllh lltlghl 

tm) (m) 

17.0 J.4 

170 J4 

"/o l'fr 

llour \'rll 
7.35¾ 22 
659', 20 
J ~~-~ II 
21126

/1 1) 

3.76~. II 
J 47'\ M 
J()ll% 12 
0.44~. I 

JUS 

202 II rt 01 IT rn \' I 0 nu 1y t$t hi r o um,~ r DI er I lll':\-1 r. I I reel nn 11n, ,m .,.~on.•. WB EiC 11m no 
v, rtr .,,.. rtr •✓• nr 

!lour llnur \ 'Pl! 11/mlle Hour llour ,·rn g/mlle Hour llour \'Pl! 

I 2 12,. f, 00261 q 7 73~. 24 00197 17 7.35'• 22 
2 1.9~• r, 0.0221 HI !1.92•• I~ 0,0244 18 6 59"1, w 
J I 94o/o (i 00147 II 5 13•. lfl 00226 19 3Sm II 
4 o.~9'~ 2 002-H 12 563% 17 00238 211 2.1m.-. ., 
s 0.66¾ 2 0 0211-1 13 534% 16 0,0238 21 3.76~~ II 
C, 0,93"• ~ ll.0357 1-1 5.35% I(, 00232 ~2 447\~ 14 
7 4.lm IJ 00237 15 7.M~o 2:? 0.0202 23 3,98~ .. 12 
8 5.98¾ IR 0.111 711 16 6.-12!0 20 0.0185 24 ().,l,1l:, I 

Tola! Jm 

/\nr11a, 
lllt1tl Spud 
AOT (mph) 

305 30 

105 JO 

i:,'milt 
0.0207 
0.0169 
0.0168 
o.om 
0,0188 
0.0222 
0 0197 
0.020-I 

Kfmile 

0.0207 
0.0169 
0.0168 
0 015S 
O.OIA8 
0 0222 
0 0197 
0 0204 



4880 El C nmlno Rt11I, f ,os Altos, CA 
El Cnmino Rtal (SR 82) 
PMl.5 & TOG Modtlln~ - n ondway Links, Traffic Volumes, nn<I PM2.5 Emission~ 

Ytnr = 2020 

I.ink Link I.Ink 
No. l~ni:1h Widlh Wldlh 

Gmupl.lnk r>tnrlpllon Di"rllon 1 .. n,. (nt) (R) Intl 
ED-El C':imino (::151hound l:L l'Am1no E ' 667 56 17.0 

WB-EI Cammo Wc~lhound Fl Comino w 3 664 56 17.0 

2020 llourh' Tramr \ 'olumr, l'rr Dlrtellon and PM2.5 Emloclon, - i:8-EI Camtnn 
"/• l ' tr •✓-rrr .,,. rtr 

Hour llntrr Vl'fl i?/mllr "°'" llnur \'rll a,'mllt Hour flour 

I 1 01• . 236 0 0212 9 7.07''• I SS<, 0.0204 17 7 41°0 
2 036% i9 11.0225 10 ,US~~ 934 0.0209 18 8.3)% 
l o~~ (,~ om10 I I •l.59% lllf)() 0.020$ 19 ,.1ti•. ,, 0 15% 3-1 0(12!1 12 5 8-1'- 1i11-1 0 0205 10 4.3.,,~ 
5 o . .w,,. 91:, 0.010-1 IJ 6.18% 13~'1 0.0203 11 J 29'~ 
6 0.79% 174 0021 7 1-1 6_().I,. l.l27 0 0204 21 JJW• 
7 3.75~~ R24 0,020-1 I 5 7.09% 1560 0.0201 23 :?As,~ 
8 7,Q3% 174-1 (11)200 '" 7,2~~- 1595 fl 0201 24 1.90% 

l'otal 

2020 llourly Tra m r \ '11lunin tr ortd100 an r o· - m unns -dPMl ~E I I WOEI C amino ~- "" .,,. l'tr .,._ rtr 
!lour flour \ 'PII ic/mllt Hour llour \ 'Pit lfmilt Hour llour 

I 1.070.;, ?J(i 0021.2 y 1.om mr, 0.0204 17 u m 
:? 0.36¾1 70 no22s 10 4.250;;. 1n4 00209 18 t(,:I:;,~ 
3 0.29":0 t,J 0.02 10 II UIJ0/4 l[l()Q 0.0205 19 U 2% 
.s 0 15~~ 3-1 00221 12 S.84t. 12114 0.0205 20 4.39¼ 
5 0.44% % 0.0W-1 IJ 6. 18111. l.1SY 0 0203 21 3,iq,,,. 

6 0.79':. 17-l 0.02 17 14 6.04,~ 1.l27 0.0204 22 J.31~~ 
7 3.75% R2-I 0 0204 I S 7.0CJ0/4 1560 ()0202 23 2.4~'1. 
8 7.93% 1744 0,0200 I~ 1.2m 1595 0.0201 24 l ,Q()•t, 

ro101 

RtltMt Anral!,t 
lhlllhl S,wtd 
I 111) Al)'I' (ml'h) 

1.3 21.995 .10 

I) 11.995 30 

\'PU a,'milt 

1(,29 0 0202 
IUI 0.0201 
12RO 0 0200 
1165 0.0200 
724 0.0201 
727 0.0204 
S-16 0.0203 
41S 0,()199 

.l l ,IJYl 

\ ' I'll lfmilc 
1629 0.0202 
Ill.II 0.0201 
1180 0.0200 
'lllS 0.0200 
72-1 0.0201 
727 0.020·1 
546 0.0203 
41H 0.0199 

.!l,•l'n 



4880 El C11n1lno Real, Lo~ Altos, CA 
t:I Camino Rnl (SR 82) 
En1.-.lnrd P:\12.5 Ro11d Dust l\lodtling- Road~11y I.inks, Traffic \'olunm. And P:\12.5 F.mis,ion\ 
nnr= 2020 

Link I.Ink I.Ink Rel,a.~t 
No. Length Whllh Wl~th IMghl 

Gruup lJnk Oucrlptioa Olrtctlnn l ,1nu (m) (fl) (m) ( m) ADT 
Ell,f:1 l'nm1110 EI\Stoound Fl. C:omino I' 3 667 S6 17.0 1.3 21.995 

\V13-C:I Camino Westbound Fl C:om,m, " J 664 5c, 17.0 1.3 21.99~ 

2020 llnurlv Trame Voh1mu l'tr llfncllnn ind RoNd 1)11~, l'.\12.!i f.misslon~ - •:ll-EI Camino 
.,, rcr .,. t'Cr ·/o rtr 

llour llour \'Pl! i:/mllt llnur llour \'I'll g/mllc llnur lfour \ 'PII g/mllt 

I I 07"/4 23& 011153 9 7.un~ 1~$1> 0.0153 17 7.41"- 162<1 OOISJ 
2 0.3W, 7<) 0.01~3 10 4.2s,• 9J,1 0.0153 IS 8.33% 18)1 0.0153 
J 0.29'0 63 11.0153 II 4.SI/% 100'> 00153 I'> 5.12,~ mo 00153 
4 0.15¾ 34 0.01~3 12 sm, 1184 0.0153 20 4.3~~ %S o.om 
5 0.44,,,, 9/i 0 015J 13 6.llC% 1359 0.0153 21 3.29% 724 00153 
(, (1,79"/o 17J 0.01~:I 14 6,0,1,, 1327 0.0153 22 3.31% 727 0.015J 
7 3.75% 824 O.OISJ 15 7.()()% l~li(l 0.0153 23 2.48% S46 0.0153 
8 7.0J~~ 1744 OOIS3 16 1.2~,~ 1595 O.OISJ 24 I.~. 418 00153 

lllllll .1 ..... , 

02011 I T ffi VI 2 onnr r• r oumN P OI rrcllon wn ,r 01 u~• - m ons-dR dO rm~E wl wn•·rc wmm11 
.,. nr ,. rrr "/• rcr 

l1011r flour \1'11 1tlmllr Hnur If our vrn wmll~ flour Uour VPII g/n1llt 

I 1.07% 236 0.0153 9 7.07% 15~6 0.015.l 17 7.41% 162Y IJ.OIH 
2 0.36% 79 0.0153 !O 4.2S"lo 934 0.0153 ,~ 8.33'!/o 18JI 0111~3 
) 0.29% 63 00153 II -I 5()~~ I ()()Q 0 0153 Ill u m 1280 0.0153 
4 0.1~,,,, 34 fl 01~.' 12 5.84¾ l:?U OOIH 20 <139''1. 9M 00153 
~ ll 44•. 96 O.OIH 13 6.111~. 13$9 0.0IS) 21 3.29% 724 0.0153 
f, 0.79% 174 O,OIH 14 6.04,~ IJ27 O.O!SJ 22 3.31•,. 727 0.0153 
7 3.75% 824 0.0153 15 7 09"/4 1560 O.OISJ 23 2.4BY• 541, 0.01S3 
8 7.93,i. 1744 0.0l~J 16 7.25¾ IS9S o.om 24 1.90¾ 418 0.0153 

1u1nl ll.lN~ 

AvrrAi:e 
S11nd 
(mph) 

30 

10 



4880 El Camino Real, Loa Altos, CA 
El Camino Roal (SR 82) Traffic Data and PM2.5 & TOG Emission Factors • 30 mph 

A I na,ysls ear= y 2020 

2014 Caltrans 
Number 

Vehicle VthlclH 
Type (vehld1y) 
LDA 24,1145 
LOT 15 71!9 
MOT B31 
HOT 236 

Total .,.soo 

Mix Av11 Emission Factor 
Increase From 2014 
Venleles/OiretUon 
Avg Vehlclea/HoUr/Oll'eC!lon 

Trarnc Data Year• 2014 

2020 
Number 
Vohlclea 
(vehlday) 

26,123 
115,736 

880 
250 

•3.990 

1.06 
21.995 

916 

C./fr.tns 2014 Tl'llffic AAOTs & 2014 Trvclt AADTs 
I Total 

RI~ 82. Bl~ Al!os, San Anlonto A~ J ◄1.500 
I 

2020 
Perc:enl 
011111 
1 09'/4 
0. 17% 
10 35'/4 
82.31% 

Total 
True~ 
1,067 

~I of ToCal Vehicles 2 57%. 
Tnfflct,..,.nporY1orf'II• ,.-

I 
I 
I 

Number 
Diesel 

VthlclH 
lv1h/davl 

284 
~9 
91 
208 

610 

305 
13 

2 
831 

77.58% 
200% 

01,ur 
Vehicle VehlCIH 
Spetd DPM 
{mph) (g/VMT) 

30 0.01:Jl; 
30 0.0093 
30 00130 
30 003S7 

30 

0.02079 

Trvcl< oy AIIIII 
3 .. 

185 9 
17.34% 080% 
045% 002% 

EmlHIOn Faclol'II 
All Vehicles GIi VthlCIH 

Total Exhaust Exhaust Runnll'lg 
PM2.5 PM2.5 TOG TOG 

111/VMTI (g/VMT) (g/VMT) laNMT) 
00198 0.0020 0.0192 00!1 
00197 D0019 0.022, 0071 
00233 00026 0.0390 0 152 
0101, 00294 0.1330 0 IOS 

0.02029 0.00214 0.02090 0.06090 

6 
•2 

3.118"• 
010% 



1701 El Camino Real, Mountain View, CA 
El Camino Real Traffic Data and Entrained PM2.5 Road Dust EmlHlon Factors 

E: ~ = (k(sl)"°'' x (WJ•' 01 x ( 1-P/4N) x 453.59 

where 
E2 s" PM,.5 emission factor {g/VMT) 

k = particle size mullipher (gNMT) [kPM2., = k,..,. 10 .x (0 0686/0 4572) = 1 0 x 0 15=015 gNMT)" 
sl "' roadway specific silt loading (g/m2

) 

W = average weight ot vehicles on road (Bay Area default = 2 4 tons)" 
P = number of days with al least O 01 Inch of prec,pilahon in the annual averaging period 
N = number or days m the annual averaging period (default = 385) 

Notes· • CARB 2014, MisecllantO\JS Prcces, MelhodolO!l'I 7 9 , Enlt■OMKI Road Travel, Pa~ Roacl Dusi (Ravi$CO and uPdaled, Apnl 2014) 

SFBAAB' 

Collector 

Freeway 
Local 
Ma·or 

Silt 
loading 

lm1 

I 

Loading 
lm2 

0.032 
002 
0.32 

0.032 

Average 
Weight 

tone 

2" 

SFBAAB" 

>0.01 Inch 
Cournv pnclpllation 
Alameda 61 
Contra Costa 60 
Marin 66 
Napa 68 
San Francisco 87 
San Maleo 60 
Santa Ciani 84 
Solano 54 
Sonoma 69 



~11/lfl •:1 C11rnino Rrnl, Lo., AltM, ('A - Et Camino llrnl l>rM, ri\f2-~ .~ TO(; TAC! 
C \I.JQIICR Risk Modt line 1'11r1mc1m, nnd i\la, imum C-onccnlrit1ion, 

Ru rprnr lft[prmalion 
Numhcf ,,r Hcerpror<: 

ltcccr,lor tlcigh1~ ~ 
Rcccplor dl\lnn,c5 ~ 

~1,1,nrotn,:lc•I Condition• 

tk 

u IIICICr ( Isl FIM r) 

7 mcltr (23 Itel) J!rlrl Sl"'Clnjl 

BAA()Mn M<11!',·tt t'i<ld A1J11 llnu1I, '>1<1 196~-1 Q7! 

llnJ U\t'Clu.,ficlunn 

Wrnd <r,ct<I 
W ,nd J ircttion ~ 

url>nn 

\'Arioblr 

,·arinblc 

:\IF.IM . '• numurn .unccn r1111on~ - ccrplor II I I C Jl 11 • I !I •• m 
t;a, Vtb 

or.,1 r..i11u,11·oc 
Cr1nculration ('011ro1ratl11n 

Mt1rornlo~lul (~ m') 11wm' 1 
l>AtA l'r■r 2020 :mo 

19(,8 0.0026 0. I9'1 I 
1969 00024 0.117'1 
1970 0,0023 0,1800 
1971 0.0023 0,1789 
1'171 0.0023 0,1784 

,\Hr■tr O.ot24 o.,us 
\ l1dmum 0.0026 0.1991 

PM2.!'i Conccnln1tions 
:\lu lmum J\lulmum 

'loi.l PM2.~ HOid On\l PM2-~ 
Conrtntratloa C'nnunlnllloo 

\lrttOrt)loCir•I .... JmJ) IH•lnt.JI n.,. \ "ur 2020 20ZO 
1968 O.l38Q O.W <, 
1969 0.3190 0.1371 
1970 0.3125 0,1377 
1971 (I 304/1 I) IJ(lQ 

1972 0.3037 o IJO~ 
Avtratt 0.)2 o.u 

M n lmum 0.J4 0.1~ 

C:1• \ t h 

r,·1po1111h·r roG 
t·onnfttratlon 

flllllm11 
2020 

0.$79!1 
0.5<1.W 
0.Sl,U 

0S:.!1I 
o.~106 
MJII? 
M798 

Mnlmum 
\ 'thitlt P,\ll.!'i 
C:ontt■lr11loa 

ln./mJI 
2020 

0.19.ll 
0.1~20 
0.17,1R 
U 17.17 
111732 
0, 111 
ll,19 
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Attachment 3: Construction Schedule, CalEEMod Input and Output 
Worksheets, and Risk Calculations 



CalEEMod Version: CelEEMod.2013.2.2 

1.0 Project Characteristics 

1.1 Land Usage 

I .: 
1t 00 

1.2 other Project Ctiorac:terlsllcs 

Page 1 of 1 

4880 El Camino Real Construction 
Santa Clara County, Annual 

I : 
0.,,,lfloO UM I ta;;o: 

04' 

\M>an Wind $,-0 !mis) 2.2 hKlp/lallbn """(Doyo) le 

U6111y eomi, .. , 

COJ l•t-lY 
(lb/MWlwJ 

6,0 I JS 

1.3 User Entered Comments & Non-Default Data 

Profect Charactetistics -

0029 

Land Use - Loi acreage and af lrom construction spreadsheet end plan drawings 

Construction Phase • Default 

Ofl-r08d Equipment • 

Off-road Equipment • 

Off-road Equipment -

Off-road Equipment • 

Off-road Equlpment • 

Off-road Equipment • 

Ope,atloNlY-

Trips and VMT . Paving 8 aaphaft 111ps One mile trip lengtt>s lo calrulate nsk from on- end near-Site lrll\11!1 

201C 

O()()I; 

Date: 3/18/201611:50 AM 

l t@== ?;: I I I 

32.084 00 ro 



Demolillon • 360 tons demo 

Grading • 6,J0Ocy sou e•por1 

Archltectullll Coaling. 

Construction Off-road Equipment Mltlgallon. Tier 4 engines for equip> 50hp. BMQMO BMPs 

·-- ................ 
,...,.,..., .t,oatod DW 

tl>IConilf(IUIIIM,"90'""' NlrnberOIEq,,,omontM.l(OMid 000 

rt>ICo,,'1Equ~,t,gOI"'" NllntierOll:a,11i,mfflM1,oet"1 000 

lblCottltE~t~ N...,1-0IE-entMl,gllOd 000 

IIIICeNtfqucMt,ga,on N""t>erOl'E-entt.ll'IIO'od 000 

tllltol'o1E~'gollon N""l>e<OIE-onlMol,ol!od 000 

lbl<,i0mlEQUJ:Mi"1"'lon Nun~EQUlj)<118nCM,t,oe1od 000 

lblConotEquii,1,1!~■110,, N\lflbet()IEqu,pmllnlMl!IQl1od 000 

U.Con,11fqu~;gatJor, N\11\batOIEQU~fnlM,t,oltid 000 

ll>IConllflJJ~- ~ NoOWlge 

ltllConslE~""' r« No Change 

IOK:onllE~<IIV'fflJ" T,.,. NOC/lroe 

11>1Co<o'1E..,..M"'91it""' r..,, Noc-. 

""""""EIJJ~"'" T• NoCh■rq9 

11,IC....,E~,on '"" NaC!>onoe 

iblConsl E QUIJ)M~,gat,on ""' NoChor,ge 

tOIConttEQU,l)t,l. igolior, Tier No Cn.,nge 

ID.,,.,._tfqulpM.Clgll,on f,o, NoCtwnoe 

lblwUnlln.cbonPt1'11 PMMEndOl!f &118/2017 

lblConttr\iCIJOnPnot■ 
_,,,. 111:l/2017 

tl>fConolNct,al'Plwse PftbtEnclOIIO 2117/2017 - P-.&«>-.■ ll!,/2017 ~- l'!IIIMS...0.o J/»2017 

ll>Ulrxlll .. LreftJ1oS~FN1 18,1100.00 

lbU . .lndUM lond\JMS_,,F_ 21 000.00 

NN•-

I DD 

200 

100 

200 

, 00 

100 

100 

200 

e00 

r'°'•FoNI 

T"" • Ff\81 

T_, • Fnal 

r,.-•FM 

T..,•F-
, • • r..., 

Tltr 4 Frill 

T11t 4 Flnll 

T'°' f Fno1 

&'2:l'2017 

1/f/2017 

311912017 

211,...,,, 

4'6/'101'1 

12. ,,, 00 

32,01)4 00 



lbll811dl.lse 

lbll.ar'dUse 

lbrTtopoAnd\/Mr 

lblT,1psAnd\/MT 

lbrTlll)IMd\/MT 

lblT~ 

lbfrt,pMrdl/MT 

tblT~ 

lblTnptAndl/MT 

lblTtoptAnd\lMT 

lblTl1p5Ard\lMT 

lbfTrrpSAnd\lMT 

lblTOl)IAndl/MT 

tblTri>IAMIIMT 

!bllrc,tAnd\lMT 

tblTr,poAnd\lMT 

lblTrlpsAndVMf 

ll>rTnpoAnd\lMT 

lbfTriplAndVMT 

lblTrc,oMd\lMT 

lbrT~ 

2.0 Emissions Summary 

2.1 Overall Construction 

unmlttaeted coo1trucuon 

I& 

LOIActHgll 

l""""-
HdngTtlpl.enQlh 

Ha,1jngTnpl.anglh 

Haulr,gTriPLongth 

HIUln;IT""-er,gt, 

HaJinvT~1h 

HMJ>ngTnpl.o,,oth 

H~T ... Number 

VeMcrTrfJ>lengtl, 

Verdoo-Tnplenglh 

VtndorTr1plengltl 

V.,._l!l>l"'1gltl 

V-T~h 

l/-"Tt1>1A1nott> 

Wo<1twTnpl.ongth 

Wo1<WTnpl.onglh 

WotttwTnplonglh 

WOtl!e<Trfl)longth 

W..korTnpLongtt, 

Wlrteff!l)lona,t, 

&I 

042 000 

1.31 0,45 

2000 , 00 

2000 , 00 

;roOO 100 

2000 100 

2000 1 00 

2000 100 

000 8.00 

7 3J 1.00 

130 1,00 

7 30 1.00 

130 100 

7,Jll 1.00 

7 3ll I 00 

1240 100 

1240 100 

124Q 1,00 

12 ◄0 I.DO 

12 ◄0 1.00 

12 ◄0 1,00 

IGS 
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00< 001 
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""' O<>I 

Mltlgatod construcuon 

I: I: I: I: l"=T="I:. 1=1-=1:q::1:r:1: I: I :1 
3.0 Construction Datall 

con,tructton Pl!,111 
,.,_ t"f1111 Na,,I r-•--•YPI ~-•u- ~•~u•~ ,,_,_,.. ._ .. _,, -·--'I"-

N\l,li,.,. w.11 

1 -"-'""' Oemol<M "'""" uo,,ull t H 

2 SAtf'twpnl,on S•t• P,11pa,wuan 1/512017 :2/15/2017 ! 1 

J c,-,.,g Gr""""9 :VIB/2017 J/2W2017 . • 
• BIJlldlnQ C<lnl10,1:Mn 8"'.ld<IQCoMITutt>On 4'612017 wni2017 e IOC 

IS A1tn1ea.n1 eo-.nci -•-CoMng ln'Ol2017 !l'J()t2017 e : 



r IP"""'g 

Acre, of Grading (Site Preparation Phase): 0.5 

Acros of Grading (Grading Phaso): O 

Acres of Paving: O 

IB/311;017 

Resldonllal Indoor: 84,970; Resldenllal Outdoor: 21,657; Non-Residential Indoor: 18,227; Non-Resldontlal Outdoor: 6,076 (Archltectural 

OffRoad Egulpmont 

·~ .... .,,. vm-~.,,..,-. ,>'J)II I i 1"!10Ul11 lJ .. .,.,... ~•· POWllf - -"' 
1uemo1ti0n MCMleJr>cMl/tal :SIIWS 1 • U< 01 u., 
Demolition Rvbber T1red Oozo,a ' 100 255 0.'ll 

DemoMlon TrlciOB/1.-.iB-• 2 6,U< 97 0'31 

~11e Prepan,110,, Orad8(1 1 a,.._ 174 0 41 

Site Preparation Tr.octoml.08dor'!/ll8dd>OH 1 8,0C 97 0,3, 

Grading Ccno-e4e/lndustnlll Saw, ' 8,0C 81 0.7, 
Clradlr,g Rubi>« rftld oo~ , 1.01 25: o ... 
l"'aaiov Tradora/1.ooders/Beckhoe• 2 6 ,00 97 03 

Buf1dlt"lg CortslnJClo, en,,, .. I 4,0( = o,, 
&Akflng Construct1 on ~011<Nn, 2 6v. 89 o,. 
Building Construcllon Tr1ttofll'l.oaders/Backhoet ' 8.U< 97 0.31 

Ncl>!eclU'al Co8lr,g MComl)(Hsor, ' 6.0C 78 0•1 

p~ Cemttnt and Mort• Mocers 4 6 CC 9 0.!ll 

Paving P-• , 700 125 0,4 

Pamg Raler• 1 7,0: BO o.~ 
Pa"'ng TrlCIOSII.-Ad<t>o .. 1 7.0C gi 0.3, 



S,te PtttfWltlllJon 2 MO 

G<&dlf!Q .. 1D<ac 

Buld,nQ Ccn,tn,ci""' 5 200( 

Altl>1ectural Coohng , • oc 
P•\/lnQ 7 16 OC 

3.1 Mitigation Measures Construction 

Use Cleaner Ellglnes ror Construction Equipment 

Use Soll Stabilizer 

Reptaoe Ground Cover 

Water Exposed Area 

Reduce Vehicle Speed on Unpaved Roads 

Clean Paved Roads 

3.2 Oomolltlon • 2017 

Unmitigated Construction On-Sitt 

unmttlgated constrycllon Off-Sit• 

000 

O.oc 

40C 

O,OC 

000 

0,00 1 00 1 00 1(1() LO_Mlx HOT_Mbc HHOT 

0.00 1 00 100 1 00 lD_M~ HDT_M<> Ht«>T 

ooc 1U<J 100 '00 LO_M'm HOT_M.; HHOT 

o.oc , oc 10( ,.oc: LO_M~ HOT_,_., HI-OT 

6 oc 1 00 1.0C 1W LO_Mol HDT_Milt HHOT 
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00$ oos ... 00$ eos 
1 ... , ··- · L-• 

, ___ ·- ~- •--~ ··- ·- ··- ·- ·- , ..... ..... O,vvuv ....... ...... 
DOI oo, OU ... ... 

Mltfg•t•d Construction On-Sit• 

UQI 

... 

Mltlgated con1truct100 9tt:Stte 



v.- 0 0000 00000 00000 
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3.3 Site Preparation • 2017 
Unmitigated Con.tructlon On-Sit• 

...... " 
Ofl'fltOld 

... 

UnmltJQptfd Construction Off-Site 

~ 

,. __ 
= 

---· - ·- ·- ..... 
v- 00000 0 000, 00,,W 

w ..... ·- ·- ·-.... 005 "°' , ... , ··-· ---· ,,_ ... - ... 

00000 00000 00000 

""""" ·- 00000 
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OOI 
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- ~-- -l'UIO PM1D 

_...,. 
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00000 0 0000 00000 

00000 ·- 00000 
OOf 

··- --- o ...... ... 

oooco 00000 00000 00000 0 0000 00000 00000 0 0000 00000 0 <XIQI 

10000,,. 00000 00000 00000 00000 D012t 00,11 oooco 00000 00,21 ... 
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001 
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MHlqated Conatruc:tlon On§ltJ 

... 

MIUaUed Con1tructlon OH-Site 

... ... ON 00& ... "" IOI 

3.4 Grading • 2017 

Unmntatttd CoM trucUon On§ltt 
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4880 ECR, Los Altos, C A - Project Construction Health Impact Summary 
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Unn1ltt2ntcd 

Maximum Concentrations Mlulmum 

F.xhnust fugiti\'t Cnnctr Risk Hm:nrd Annunl PM2.5 
Construction PM.2.5/DPM PM2.5 (per mllllon) Index Conccnlrotion 

\ 'tar (u1!/ m3) (U1!/ m3) Child A&ilt (-j (Ut!/ m 3) 

2017 0.6005 0.11 22 98.63 1.72 0.120 0.71] 

fotal - - 98.6 1.7 - -
Ma.,imum Annual 0.6005 0.1122 - . 0.120 0.71J 

"" ,.,.. .. 
,__ 

.,.,, - ....... ·- -rJ, .,..., 
,,, , ..... ri-



~1180 ECR, Lo, Allfls , CA • Co••trvcllon lm('tl<h . l 'nmlt11:a1rd Eml"lnn, 
.\ h 1hn11m orM C'nnur Riik C alcula1lnn• Fmm C11n,1ru,1lnn 

Olf-!-lt• Ruldtntlal Rtrop1or Lnutlnn~ • 1.5 mrl•n 

r.,,rn R.LIJ>ffmlt.,nl• ('f>f, lnhol.lhon llo« • ,\SF •Enl,\ T, r ,\11\ 10£6 

ll'hn, CPf '"""' pormc:y r.rrn,r,..1kp-d,yl 
1 

I\Sf - /\5r ""'""•>' 61e1or '•"~"""d •s• ,mur 
ED • f.,.-i~•ure duratk,n (Jnr,,~ 
AT .. A,·mput!l t.ric for hfttnn: cancer ml ()C'Jtf'I) 

FA U • Frac11()n nfrimt spe-n1 nl horfll:' (unitle~s) 

lnh,bl!On Uosc •Cu,• l>Ull xi\ •fll'/:>651, 10
4

· 

Whrrr. Ct1rt - c:nn,,n1111uon "' • irt).llfn,'l 

\'1lut1 

DBR • doil), b~•th11~ rate (I.J~ hodi "<'llhl-dl)'l 
A • lnh•bhon 1h1nrpti,,n ,.,,,or 
EF • f ... 'ftotun: Rquc=nc:,- (di)'■') uu 

lO"' ... C'onvtti.M:>n ftt<'lur 

.. c.n.-C'h llJ 

... , -> JrdTrl.,,.11tr D-2 
l'anfl'lflff 

/\Sf • 10 10 
(1'!' ~ I 10€+-00 I l0E•OO 

OOR• 361 lfl'XI 
I\ • I I 
lf • \<O J"' 

AT 71) 111 

tAII • 100 IM 

2-U 

J 
1.IOE•OO 

571 
I 

llO 
70 

1.00 

~It 

t6 . Jo 

I 
I lllE♦OO 

2<,1 
I 

3511 
70 

073 

C on<lrucllon C anrtr Rhk h• Yur - ~h11fmum lmoMt llruolor l,oratlon 
.. wl/Olld-~urt .,,-..,.,;, .r.,1/Cl,tld 

Ekp.Nt:trt A&• C•nre, 
f .tp,allTr Oun,d,- o,,,c_,_,_,, s ... 111,1~ iu.• 

\.,..,. ....... ..... v .. , l\ulllll fat tor 11 ... , million I 

0 0,2.l -02.l ·O• 0.0000 10 

I I 0- I l017 0.6005 10 91.6J 

2 I I · 2 00000 10 000 

' I l· 3 0.0000 ) 000 

J I J-4 0.0000 J om 
l I .. , OOOOII J 000 

6 I l •6 000(,(l l oro 
, I (,. 1 0.0000 ' 000 

• I 7-8 0.0000 1 000 

9 I 8•9 0.0000 J 000 

,o I 9. 10 0.0000 , 000 

II I 10 • 11 00000 ' 000 

I! I 11 • IZ o.ooon J ouo 
13 12 - D 0.00011 ' 000 

I• l.l . 14 00000 l 000 

ll \ ,t .fl 0.0001) ·' 000 

l h 15 • 16 00000 l Oflll 

" 16-17 O 0000 I 000 

•• 17-18 00000 I 000 

I? 111-19 0.0000 I 000 

lCl l?-20 00000 I 000 

JI 2fl-21 0.0000 I 000 

n 21·22 00000 I 000 

lJ 22-ll 00000 I 000 

~J .U-2J O(lll()() I 000 

2, lH~ 0.0000 I 000 

26 U-26 0.0000 I 000 

?7 21>-?7 0.0000 I oon 
n 27-28 O.OOl)(l I 000 

29 lll-2'1 00000 I 000 

\0 29-'0 00000 I 000 

·rec.I Wntu11 fatur Al,l ,u 
• TlunStnmeu« o(rt«1'·11LCY 

A•lt • f..,...,., .. ro. ... t1ae 
Modfl ,4 "'· o,~,c-•-'w s ... 111-,, 

\ 'Hr """""' fMlw 

2017 O&kll 1 
OOOO(I I 
onmo I 
OOOOI/ I 
00000 I 
00000 t 

0 0000 I 
O.IX.00 1 
00000 I 
00000 I 
00000 I 
00000 I 
00000 ' 00000 1 
0 0000 I 
00000 I 
0 oo:xi I 
OCRO I 
oooon I 
00000 I 

00000 I 
0 0000 I 

OOOJO I 
00000 I 
Ooo» t 
00000 I 

00000 I 
00000 I 
~ 0000 I 
O.lnXI I 

"""" c .. ,,, 
Rh~ 

, ... , .,1111 ... , 

1.72 
Of() 

UOO 
oou 
000 
Olkl 
000 
0,00 
000 
000 
000 
000 
000 
000 
000 
000 
000 
000 
0 00 
000 
0,00 
000 
000 
0(111 
000 
000 
000 
000 
000 
000 
1.71 

F-sltho T
P~Q~ P~Q.• 

01122 om 



WILSON IHRIG 
ACOUSTICS. NOISE & VIBRATION 

CCR TITLE 24 NOISE STUDY 

1gRo FL ( AMINO REAL 

!.05 l\l_ TOS. CALI FORNI A 

March 2, 2016 

Revised April 20, 2016 

Prepared for: 

Lola, lLC 
Jeff Taylor, Peggy Galen 
12340 Saratoga-Sunnyvale Road 
Saratoga, California 95070 

Prepared by: J 
~~ ~ 
WI Project 16-018 

<.. f .,,-

;f,.. (~ --
Anl S. Toncheva 

ATTACHMENT F 

CAUFOII.NIA 
W-'SHNGTON 

N(W'IOII.K 

6001 SHElLMOUNO STREET. SUIT£ 400 I EHEIIYV1Llt CA t◄601 mo1 u, . .," I wwww1LSON1H1t.1G co11 



WILSON IH81G 
"'- f:\t, • ,.,, ; •.("HSE & .-1~'1 AT iQt, 

1 Introduction 

4880 EL CAMINO REAL 
EXTERIOR TO INT£RIOR TITLE 24 NOISE STUDY 

This report presents an acoustical evaluation of the exterior noise and exterior to interior sound 
isolation for the proposed 4880 El Camino Real multi-family residential projccl to be constructed 
along El Camino Real between Los Altos Square and Jordan Avenue in the City of Los Altos, CA. The 
proposed project is a five story residenti.:il development of 21 units over one level of parking garage. 

Inter-unit noise mitigation provisions, also required by CCR Title 24, include acoustical design and 
installation details for party walls, corridor walls, noor-ceilin~ assemblies, and other components. 
This design work is not included in this report. 

The purrose of this noise study is to assess the exterior noise environment of the subject property 
and to provide recommendations on the control of exterior-to-interior noise with respect to the 
requirements of the California Code of Regulations (CCR), Title 24 (included in the California Building 
Code Section 1207 • .Sound Transmission Control) and the City of Los Altos General Plan 
Environmental Management Element. This report provides a description of the environmental noise 
survey methodology, a discussion of appllcahle noise standards, noise survey results, future noise 
level projections, and exterior-to-interior noi!,e mitigation recommendations. The current Study is 
based on the Permit Submitl'al drawing set dated 4 February 2016 by Dahlin Group. 

The project site's existing noise environment is primarily dominated by vehicle traffic along El 
Camino Real (State Route 82) on the north s ide, and by far away sources s uch as Showers Drive to 
the northwest. The City of Los Altos Geheral Plan indicates that traffic volumes along El Camino Real 
are not expected to increase over the next 10 years and the traffic study for this project by Hexagon 
Transportation Consultants (dated 25 February 2016) indicates that there will be a net decrease in 
tra rnc hrought about by the conversion of this parcel from restaurant use to residential use. As such, 
the measured noise levels at the site today arc expected to persist for the next 10 years. 

Noise mitigation recommendations for project glazing, exterior assemblies, and exterior doors are 
presented, along with important installation details. 

2 Noise Level Descriptors 
The noise exposure .tt a site, measured using the Day-Night Level (LJn) metric, represents the 
A-weighted equivalent continuous noise exposure level for a 24-hour period and includes a 
10 decibel (dB) penalty added to sound levels during nighttime hours (10:00 pm lo 7:00 am). The 
tern, "Equivalent Continuous Sound Exposure Lever (L.q) refers to a decibel level that equals the 
level of a steady noise containing the same total sound energy as the nuctuating community noise 
level for a given period of lime. The 10 dB penalty added to sound levels during the nighttime hours 
is meant tu account for higher sensitivity of people to noise during nighttime and evening huu!'s, 
relative to the daytime. The A-weighted scale, used for community noise measurements, causes the 
measuring instrumentation to respond to noise in a manner closely correlated with the auditory 
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response of the average person. A-weighting Is implicil In noise levels reported in terms of Ldn

More complete definitions for these and other acoustical terms can be found in the "Description of 
Acoustical Tenns Relevant to Title 24 Projects" at the end of this report. 

3 Applicable Noise Standards - Noise Study Criteria 
Noise Insulation Reguirernents, California Code of Regulations (CCR) Title 24 - included in the 
amended California Building Code (CBC), Section 1207, ·sound Transmission" - .specifies the 
maximum level of interior noise due to exterior sources allowable for new residential developmcnt.c;. 
Division JI of the CBC, Appendix 12 presents acoustical requirements in general terms, with more 
specific language provided in Division !IA of Appendix 12. CCR Title 24 also defers to local 
rt'quircments where applicable. 

CCR Title 24 requires that the building be designed to have sound insulation so that, with all exterior 
doors and windows in the closed position, the interior noise level attributable to exterior sources 
shall not exceed an annual L.in of 45 in any habitable room. 

The Natural Environment and Hazards Element or the Los Altos General Plan reference the State or 
California noise Insulation standards, expllc:itly citing the 45 Li1n interior noise standard for 
residential space. The Element requires acoustical studies such as this one for developments where 
the noise level exceeds 60 Ldn from industrial or transportation sources. The study must demonstrate 
compliance with the Interior noise standard. 

The Natural Envlro11ment & Hazards Element of the City of Los Altos Genernl Plan also states that 
new development can be made compatible with the noise environment by utilizing the Land Use 
Compatibility Guidelines. Land uses and their compatibility with various noise criteria. as adopted 
hy the City of Los Altos, is shown graphically in Figure l. below, reproduced from the Natural 
Environment & Hazards Element. 

As sec:n in Figure l, residential development is considered Normally Acceptable in areas where the 
exterior noise expm;ure ls less than 60 Ldn. Areas between 60 and 70 Ldn are considered 
Conditionally Acceptable, and detailed noise analysis is required to substantiate that proper noisl! 
reduction measures are included in the project design. Areas between 70 and 75 Ldn arc considered 
Normally Unaccc1>tablc for new residential development. hut is allowed provided that a detalled 
noise analysis is tlonc and adequate noise reduction measurements arl! included in the project 
design. 

The City of Los Altos Municipal Code at Chapter 6, Section 16.050. Exterior Noise Limits, contains 
absolute noise limitc; for various categories of land use under differing conctltions. For the purpose 
of this study, these limits will be applied lo HVAC and other mechanical noises associated with the 
project, and we arc assuming that this equipment will, at times, have duty cycles that exceeded 30 
minutes of use per hour. As such, the most restrictive noise limits will apply. At lhe neighboring 
commercial properties (C Zoning). the applicable limits are 60 dBA between 10 PM and 7 AM and 65 
dBA between 7 AM and 10 PM (Code Section 6.16.050, Table I]. For the neighboring residential units, 
the limits in Section l 6.050 Table 1 are modified because they border another type of zoning. Per 
6.16.050.A.4, when two zones abut, "the noise level limit applicable to the lower noise zone, plus five 
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dB, shall apply." As such, the applicable limits at the residential properties are 55 dBA between 10 PM 
and 7 AM and 60 dBA between 7 AM and 10 PM. 
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Figure l: Land Use/Noise Compatibility Chart (from Los Altos' Natural Environment & Hazards Element 
of the 2002 General Plan, page 10) 
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Yentjlatjon ReQujrements. Provision of artequnte ventilation falls under the purview of the project 
mechanical engineer. However, It is related to acoustics because the requirement for acoustically
rated windows also lri~gers a requirement for mechanical ventilation. Specifically, for areas of the 
Project where the exterior noise exposure exceeds 60 Ldn, an alternative means of ventilation is 
usually required. We rt!commend you bring this to the attention of the project mechanical engineer. 

4 Environmental Noise Survey Methodology 
The Environmental Noise Survey consisted of both short-term noise recordings and long-term noise 
measurement effort~ at several locations in the project vicinity. Table I summarizes the noise 
measurement locations, wilh distances to adjacent sources and the types of measurements 
performed at each. Figure 2 presents this Information in graphical form. 

Loa&•Ierm Measuceroeot.s 

Long-term, statistical noise levels were measured at the site by means of four precision, calibrated, 
Type I logging sound level meters left unattended at the site to monitor complete days between 
Thursday, 18 February and Tuesday, 23 February, inclusive. Long-tenn meters were placed at the 
locations indicated In Table I and Figure 2 (indicated as L T-1 to L T-4), where they could be secured 
to light poles and a tree. Microphone heights are approximately 12 ft to 15 ft above grade in this 
mounting arrangemcnL The sound meters monitored noise levels continuously during the survey 
period. providing hourly-averaged and statistical noise levels over six complete days. The hourly 
equivalent noise data (L...,) were then used to calculate the daily and typical Day-Night Levels (L,1.)1 

as required by the CCR Title 24 and the City of Los Altai; General Plan Natural Environment & Hazards 
Element 

Short-Tenn Measurement 
At short-term location ST, calibrated, tllgltal recordings were made on Tuesday, 17 February for 
approximately 10 minutes to determine the spectral content of the noise. 

Table l: Environmental Noise Survey Measurement Locations 

Label Measurement Type location Description 

LT-1 Long-Term light Pole at North Property line 
- 75' from El Camino Real CL 

LT-2 & ST Long & Short-Term Light Pole at North Property Line 
~ 72' from El Camino Real CL 

LT-3 Long-Term Tree at East Property Lloe 
~ 175' from El Camino Real Cl 

LT-4 Long-Term Light Pole at South Property Line 
~ 283' from El Camino Real CL 
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4880 EL CAMINO REAL, LOS ALTOS, CA 
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Exterior-to-interior noise isolation requirements were determined by evaluating the existing and 
projected future noise levels at the project site. 

S. l Measured Existing Noise levels 

The results of the environmental noise su rvey reveal that existing noise levels across site range from 
71 Ldn near El Camino Real to 58 Ldn near the rear property line. This puts the majority of the site 
in the Conditionally Acceptable category for residential land use. The day-night noise levels over the 
course of the long-term noise survey are summarized by location in Table 2. Figure 3A to 3D present 
the hourly averaged L.,, and calculated Ldn levels. The data show marginally higher noise levels on 
weekdays, when car and truck traffic in the vicinity are presumably greater. Lower levels are 
particularly evident on weekend mornings, due to the absence of a defined commute period. 

The noise frequency spl'ctrum provided by the short-term (ST) measurement is consistent with noise 
environments domin.ltcd hy vehicle traffic. The spectrum is shown Figure 4. 

Table 2: Summary of Measured EK/sting Day Night Noise Levels By Measurement Location 

(See also Figure 3A to Figure 3D) 

Location Location Location Location 
LT-1 lT-2 LT-3 LT-4 

ldn - Tue, 18 Feb 71 72 62 59 
ldn - Wed, 19 Feb 70 72 62 58 
ldn - Thu, 20 Feb 69 70 60 57 
ldn - Fri, 21 Feb 69 70 61 57 
Ldn - Sat, 22 Feb 70 72 62 58 
Ldn - Sun, 23 Feb 70 71 62 59 
Existing Average Ldn 70 71 61 58 

S.2 Projected Future Noise Levels 

According to the City of Los Altos General Plan, average daily traffic along El Camino Real in front of 
the project site is expected to increase from 44,500 vehicles in 2001 (Table NEH-2} to 50,000 in 2025 
(Table NEH-3). The mix of automobiles, medium trucks, and heavy truck is not expected to change. 
Given this information, the expected increase In noise due to traffic increase over the 24 year period 
is 0.5 dB. However, because the current date is 15 years into the 24 year period, it is expected that 
0.3 dB of this increase has already occurred, implying that the increase between noise and 2025 or 
2026 is on the order of 0.2 dB, a negligible amount. Therefore, for the purposes of this study, future 
noise levels are taken to be the same as today. 

The noise contours developed for this study take into account the shielding provided by existing 
buildings on other pmperties for each level of the subject project. The lower floors of the project 
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building hcncfit more from shielding than the upper levels. figures SA to SC shows the noise 
contours after development of the project site. 

6 Noise Mitigation Recommendations 
6.1 Exterior Glazing 

Windows are inherently the weak link of a residential project's exterior acoustical envelope. 
Therefore, proper scler:tion and installation of exterior glazing elements are pnramount to achieving 
CCR Title 24 interior noise limits. Frames of windows and doors must be caulked with resilient, 
acoustical sealant to provide an airtight seal. Also. a bead of resilient, acoustical caulking must be 
applied to window casings before installation. Manufacturer's instructions for installation of 
acoustically rated window assemblies must be followed cardully, so that installed windows retain 
their rated acoustical performance. 

Recommendations are presented in terms of the Outdoor-Indoor Transmis!:ion Class (OITC) and 
Sound Transmission Class (STC) acoustical performance ratings, either of which may be used to 
specify windows for the project, though the OITC rating is preferable. The window manufacturer 
shall provide laboratory test data for the specific window assembly types submitted for this project. 
Laboratory test reports should include third octave band sound isolation performance data for the 
specific gla7.ing system proposed. Window manuracturcrs may provide alternative glazing 
configurations which might he more appropriate for this project, provided that these possess the 
minimum recommended OITC ratings. 

Traditionally, manufacturers of exterior doors and windows have used the single-number Sound 
Transmission Class (STCJ metric to rate the acoustical performance of their producrs. However, STC 
is a metric optimized for the spectral shape (or tonal quality) of human speech, as it was originally 
developed as a means to rate the degree of sound Isolation between dwelling units In the late 1950's. 
The Outdoor-Indoor Transmission Class (OITC), as defined in the ASTM Standard E1332, is the 
preferred metric for rating the sound performance of building shell materials. OITC ratings are tied 
to a typical noise spectrum shape from transportation sources, which are rich In low frequency, bass· 
type sounds, as opposed to the frequencies of human speech or television audio. Both OITC and STC 
rating values are calculated from 1 /3-octave band transmission loss data for specific building shell 
components. 

Our acoustical glazing recommendations for the project al'e shown in Figure 6/\ fur FICJor 1, Fir,ure 
68 for Floor 2, and Figure 6C for floors 3, 4, and 5. Two classes of exterior glazin~ art! indicated for 
windows and balcony doors In Figures 6A to 6C: 

• Gla7.ing Class I with a minimum OITC 24 / STC 32 rating 

• Gla7.ing Class II with a minimum OITC 22 / STC 30 rating 

The recommendations assume that the condominium units will have hard surfacc finishes, leading 
to a high level of reverberation in comparison to rooms that arc carpeted. If the units in the project 
arc going to be carpeted, the recommend OITC/STC ratings m:1y be relaxed by 2 points. If this Is done, 
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the projects Conditions. Covenants. and Restrictions should prevent future owners from replacing 
the carpet with hardwood flooring. 

These recommendations are uniy for habitabir rooms within residential units ("R' occupancy) and 
do not apply to common rooms and areas. corridors, public stair wells, stor:ige areas. commercial 
s paces. garages, etc. All other fa~ade sections where no specific OITC/STC recommendations arc 
given do not require acoustically-rated glazing. 

Many glazing configurations are produced that meet the above minimum requirement.~. In addition, 
glazing systems with dissimilar thickness panes are strongly recommended, unless one of the layers 
is made out of laminatedglnss. 

6.2 hterior Walts 

The proposed main exterior wall construction per Dahlin Group Architecture is an exterior finish of 
a four-coat sh1cco system., 2x6 wood studs, Rl 9 fiberglass batt insulation in the stud cavity, and one 
layer of 5/8" gypsum board on the interior face of the wall. Assemblies s imilar to the assemblies 
listed above have been tested to have a sound insulation rating of at least OITC 37 (comparable to 
STC 46), which will not compromise the sound isolation of the huilding envelope, making it suitable 
for all noise exposures expected with this project. 

The ultimate degree of sound isolation provided by the building shell is highly dependent on the 
quality of workmanship and attention to detail that Is followed during construction. The following 
recommendations are aimed at delivering the full sound isolating potential of the building shell: 

• If possible, avoid electrical outlets in exterior walls, If this is not possible, apply outlet hox 
pads such as those manufactured by Lawry's or Dottle (#68 pads) to all electrical hoxcs in 
exterior walls, as one would in all corridor, party and other sound rated interior walls. 
Thoroughly caulk around all edges of electrical outlet boxes and other penetrations with 
non-hardening acoustical sealant. 

• Carefully caulk the intersection between the interio1· layer of gypsum wall board at the noor 
and ceiling with resilient, non-hardening acoustical sealant. 

• fully fill the stud cavities with batt insulation, as the improvement in sound isolation 
provided by the partition is directly proportional to the percentage of the cavity filled with 
Insulation. For exterior walls constmcted with 8" studs, the use of two layers of slightly 
compressed R- 13 batt insulation !s highly recommended. 

6.3 Supplemental Ventilation 

As mentioned above. any habitable room that is required to have an acoustically-rated window (see 
Figures 6A through 6C are also required to provide for alternative ventilation so that the windows 
may remain closed for nuise reduction purposes. This requirement should be addressed by the 
project mechanical engineer. 
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Supplemental ventilation can he provided in several forms. A ducted fresh air system could he 
incorporated inlo the liVAC system. Other projects have used passive, ducted air Inlets that extend 
from the building's rooftop to soffits within each unit. Ducted air inlets should he acoustically lined 
through the first 10 feet in length away from the exterior opening and incorporate one or more 90-
degree bends between openings, so as to not compromise the noise insulating performance of the 
residential unit's exterior envelope. Instead of serving unit stacks with a vertical duct drawing air 
from the room, air could also be drawn through the noor-ceiling assembly to a register in the ceiling. 
In either system, ducts should be locate<l witllin gypsum shaRs so as to not create a direct noise path 
from exterior penetration to the unit Interior. We will gladly review and comment on designs 
provided l>y the project's architect or mechanical engineer. 

Another means of providing fresh air ventilation without compromising the degree of acoustical 
isolation is to incorporate a •z-duct" fresh air Intake device in the building fa~ade. If a Z-duct method 
is chosen to provide outside air intake at individual units, th<' vertical duct should be at least S ft in 
length, and lined with t/2" or 1" thick acoustical liner. These requirements are essential to make the 
Z-duct provide adequate noise insulation and not compromise the noise insulating performance of 
the Wlnclow and wall assemblies. Commercially available units include the Vibro-Acoustics model CT 
silencer (http://www.vibro-acoustics.com/). 

6.4 Mechanica, Equipment Noise Control 

The project design is not far enough along al this point to select mechanical equipment that will 
service the building. Such equipment will include MVAC equipment and may include an emergency 
backup generator. The current plans indicate that the mechanical equipment will be located in a 
room al the Garage Level, which will contain most of the noise, but the equipment will also require 
inlet anti exhaust ducts that will themselves be noise emitters. During detailed liesign of the 
project. noise m itigation measures will be employed as necessary to ensure compliance with the 
Municipal Code Section 6.16.050 noise limits. No equipment is anticipated for a project of this scale 
that would make meeting the applicable noise limits with standard noise control measures difficult. 
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Figure 2: Present day, open lot day-night noise levels (Ldn) and noise survey locations 
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Figure 6A: 

Figure 68: 

Minimum recommended glazing ratings for Floor 1 
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Class I -- .J 
<: ,, .. 
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STC32 a:: - 0 

Class 11--- z 
OITC 22 ~ 
STC 30 <: 

(..) 
_J 

UJ -· 
Windows and exterior doors not flogged require no acoustical rating 

Minimum recommended glazing ratings for Floor Z 
Windows and exterior doors not flagged require no ocoustlcol rating 
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Figure6C: Minimum recommended glazing ratings for Floor 3, Floor 4, and Floor 5 
Windows and exterior doors not flogged require no acoustical roting 
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Appendix A: Description of Acoustical Terms 

A-Weighted Sound Level (dDA): 

4880 El CAMINO REAL, LOS ALTOS, CA 
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The sound pressure level in decibels as measured on a sound level meter using the 
internationally strndardized A-weighting filter or as computed from sound spectral data tu 
which A-weighting adjustments have been m:tde. A-weighting de-emphasizes the low and 
very high frequency components of the sound in a manner similar to the response of the 
average human ear. A-weighted sound levels correlate well with subjective reactions or 
people to noise and are universally used for community noise evaluations. 

Airborne Sound: 
Sound that travels through the air, as orposed to structure-borne souncl. 

Ambient Noise: 
The prev:1iling general noise existing at a location or in a space, which usually consists of a 
composite or sounds from many sources near and far. 

Community Noise Equivalent Level (CNEL): 
The L,q or the A-weighted noise level over a 24-hour period with a 5 dB penalty applied to 
noise levels between 7 p.m. and JO p.m. and a 10 dB penalty applied to noise levels between 
10 p.m. ancl 7 a.m. 

Day-Night Sound Level (Ldn): 
The L,q of the A-weighted noise level over a 24-hour period with a 10 dB penalty applied to 
noise levels hetween 10 p.m. and 7 a.m. 

Decibel (dB): 
The decibel Is a measure on a logarithmic scale of the magnitude of a particular quantity (suc:h 
as sound pressure, sound power, sound intensity) with respect to a reference quantity. 

Energy Equivalent Level (L.q): 
The level of a steady noise which would have the same energy as the Oucluating noise level 
integrated over the time period of interest. L.q Is widely used as a single-number descrlptor 
of environmental noise. L,q is based on the logarithmic or energy summation and it places 
more emphasis on high noise level periods than does L,o or a straight arithmetic average or 
noise level over lime. This energy average is not the same as the average sound pressure 
levels over the period of interest. bul must be computed by a procedure involving summation 
or mathematical integration. 

Field Impact Insulation Class (FIIC): 
A single numher rating similar to the IIC l'xcept that the impact sound pressure levels are 
measured In the field. 
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Field Sound Transmiss ion Class (FSTC): 
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A single number rating similar to STC, except that the transmission loss values used to derive 
the FSTC arc measured in the field. All sound transmined from the source room to the 
receiving room is assumed to be throu~h the separating wall or noor-cclling assembly. 

Frequency (Hz): 
The numher or oscillations per second of a periodic noise (or vihrntion) exprcssl'd in Hertz 
(abbreviated Hz). Frequency in Hertz is the same as cycles per second. 

Impact Isolation Class (IIC): 
A single number rating used to compare the effectiveness of noor-ceiling assemblies in 
providing reduction of impact generated /iountls such as footsteps. It is clerivcd from the 
me;isurcmcnt or impact sound pressure level!. across a series of 16 test bands using a 
standardized tapping machine. 

Noise Isolation Class (NIC): 
A single numher rating derived from measured values of noise reduction between two 
enclosed spaces that are connected hy one or more paths. The NIC Is not adjusted or 
normalized to a standard reverberation lime. 

Normalized Noise Isolation Class (NNIC}: 
A single number rating similar to the NIC, except that the measured noise reduction values 
are normalized to a reverberation time of 1/2 second. 

Outdoor-Indoor Transmission Class (OITq: 
A single number classification, specified by the American Society for Testing and Materials 
(ASTM E 1332 issued 1994), that estahlishcs the A-weighted sound level reduction provided 
by building facade components (walls, doors, windows, and comhinatlons thereof), hased 
upon a reference sound spectra that is typical of air, road, and rail transportation sources. 
The OITC is the prefer red rating when exterior facade components are exposed to nnise 
environments dominated by transportation sources. 

Octave Band • 1/3 Octave Band: 
One octave Is an Interval between two sound frequencies that have a ratio of two. For 
example, the frequency range of 200 Hz to 400 H1. is one octave, as is the frequency range of 
2000 Hz to 4000 Hz. An octave band is a frequency range that is one octave wide. A standard 
series of octaves is used in acoustics, a nd they a re specified by their center frequencies. In 
acoustics, to increase resolution, the frequency content of a sound or vibration is often 
analyzed in terms of 1/3 octave bands. where each octave is divided into three 1/3 octave 
bands. 

Sound Absorption Coefficient ('cf): 
The absorption coefncient or a material I~ lhc ratio of the sound absorbed by the material to 
that absorbed by an equivalent area of open window. The absorption coefficient or a perfectly 
absorbing surface would be 1.0 while that for concrete or marble slat(' is approximately 0.01 
(a perfect renector would have an absorption of 0.00). 
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Sound Pressure Level (SPL): 
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The sound pressure level of sound in decibels is 20 times the logarithm to the base of 10 of 
the ratio of the RMS value of the sound pressure to the RMS value of a reference sountl 
pressure. The standard reference sound pressure is 20 micro-pascals as Indicated in ANSI 
S1.8-1969, "Preforred Reforence Quantities for Acoustical Levels". 

Sound Transmission Class (STC}: 
STC is a single number rating, specified hy the American Society for Testing and Materials, 
which can be used to measure the sound insulation properties for comparing the sound 
transmission capability, in decibels, of interior building partitions for noise sources such as 
speech, radio, and television. It is used extensively for rating sound insulation characteristics 
of building materinls and products. 

Structure-Borne Sound: 

Sound propngating through building structure. Rapidly nuctuating elastic waves in gypsum 
board, joists, studs, etc. 

Statistical Distribution Terms: 
L 99 and L9o are descriptors of the typical minimum or "resid1111I" background noise (or 
vibration) levels observed during n measurement period, normally made up of the 
summation of a large number of sound sou rces distant from the measurement position and 
not usually recognizable as individu;il noise sources. Generally, the prevalent source of this 
residual noise is distant street tr:iffic. l.,m and (.q9 are not strongly influenced by occasional 
local motor vehicle passbys. However, they can be influenced by stationary sources such as 
air conditioning equipment. 

Lso represents a long-term statistical median noise l!-!vel over the measurement period and 
does reveal the long-term influence oflocal traffic. 

L111 describes typical or average levels for the m;iximum noise levels occurring, for example, 
during nearby passbys of tra ins, trucks, buses and automobiles, when there is relatively 
steady traffic. Thus, while L10 does not necessarily describe the typical maximum noise levels 
observed at a point, It is strongly influenced by the momentary maximum noise level 
occurring during vehicle passbys at mosl locations. 

L1, the noise level exceeded for 1 % of the lime is representative of the occasional, isolated 
maximum or peak level which occurs in an area. Ll is usually strongly influenced by the 
maximum short-duration noise level events which occur during the measurement time 
period and ;ire often determined by aircraft or large vehicle passbys. 
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1.0 
AFFADAVIT 

Don Araki of The Tree Specialist is an ISA CcrtifiedArborist: WE-6547A having 
authority to offer advice and suggestions accumulated from industry standards and 
working knowledge hascd on 20 years of experience in residential and commercial tree 
service. This report is respectfully submitted to Lola LLC. for work to be done at the 
location: 4880 El Camino Real. Los Altos. CA 

Don Aruki 

Date 

2.0 
EXECUTIVE SUMMARY 

Please be advised that the City of Los Altos, CA hos established a strict code of 
compliance regarding tree work in your area titled "Heritage Tree Ordinance". For more 
infonnation you may access this three page text 111. 

http://www.losoltosca.gov/communitvdc, clopment/page/tree-remo\'al 

The Community Development Department's "Permit Submittal Requirements .. advise the 
submittal of two (2) copies of the Arborist Report pertaining to heritage trees in the 
\'icinity. You may also have access to these requirements at 

https://\..,w,, .googlc.eom/'?cws rd=ssl=g==los+altos+heritage+trec+ordin:mec 

Since the design team has planned around this project"s significant trees. the Heritage 
Trees can generally be preserved with the usual tree protection measure~. 

3.0 
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TREE PRESERVATION PRF.CEPTS 

r Books have been written on this topic - but if J had to choose three basic concepts to 
highlight: 

Start early to preserve trees thnt arc assets, but preserve whole trees (including 
roots. 1101 merely tnmks. 

The owner(s) must have the entire team committed to preserving coch tree 
evcrydny (from the designer to the project manager to the guys with the nail bags). 

Minimize impacts, or the tree will require you to mitigate, lest you destroy its 
rootlets or its structure or its environment. I 

4.0 
SITE.SPECIFIC INFORMATION 

Loc.,tion: 4880 El Camino Real. Loi; Altos. CA 94022 

4.1 Existing Conditions (Tree Inventory) 

{tree list spreadsheet) 
Observation Definition Guideline., 

Tree Numbering System: We have tree identifiers attached to the tree with assigned 
numbers from I -10. 

Names: We utilize the common Sunset names whenever possible or scientific/botanical 
t<l minimize confusion. We may describe a tree using Sunset or McMinn's key when 
neccssnry. 

DSH: Diameter :11 Stondard Height: 'lllis measurement is the tn1nk diameter measured at 
the standard height defined by the jurisdiction in which the tree trunk grows. The 
indllstry standard is 54 inches above ground level. taken with n standard surveyor's 
dinmeter tape, recorded in inches (DOI-I: diameter at breost height). Exceptions to the 
54" level are called out in several jurisdictions (to wit: San Mateo at 48": Redwood City 
between 6 .. - 36 .. : San Jose at 24''). r-or multi•trunked trees, measurements were t:iken 
below the lowest branch swelling and/or individual stems at 54" inches. or an average 
depending on which height measurement is deemed to produce the best representative 
figure. 

Crown Radius: The average radius measurement is shown in feet. 

Ht (I leight): Estimated distance foliage crown extends ahove grade. recorded in feet. 

Vigor: Rigor for tree's growth and vitality as a blend of clements like lenf or bud size 
and color. twig growth ( elongation). accumulation of deadwood. cavities. wound wood 
development. tnmk expansion (growth "cracks"), etc. 

The Tree Specialist/ Don Araki (408) 209· 1007 FAX (408) 971-4614 
Office: 1198 Nevada Avenue. San Jose. CA 95125 

Copyright Don Araki 2008 



Structure: Structure rating for tree's nrchitecture as a composite of factors like branch 
attachment, lean and balance. effects of r,rior breakage. crossing-tangled-twisted limbs. 
co-dominant tmnks and/or branches. decay and cavities. anchorage (roots). etc. 

Overall Condition: Percentage rating ussessing the tree's overall vigor, recent growth. 
insects/diseases, and structural defects. Relative text rating included in the same cell as: 
Excellent. Good. rair. Poor, Very Poor. This corresponds to the "Condition Percentage" 
foc1or in tree valuationi. per the Council or Tree and Landscape Appraisers (CTLA) 
system used by the International Society of Arboriculture. (CTLA. 1992) lt combines 
foliage. branches. limbs. and trunk and root ratings into n composite condition score. 
This roting is used in the calculation of these trees· appraised value required by the City 
of Palo Alto. 

Suitahilitv for Prcscrvntion: Considers tree's condition (vigor and structure). 
longevity/age. adaptability. and aesthetics. This rating takes into account any announced 
intentions of changes in area/lot use. Degrees: High, Moderate, Low. And Very Low. 

J:ligh: Tree in great condition nnd nny existing defects or stresses ore minor or 
cnn he easily mitigated. 

Moderate: Notable vigor and/or stahitity problems hut which can be moderated 
with treatment and /or increased tree protection zone. 

Low: Significant problems. including shorter life expectancy. Difficult to retain 
but hos potential with a much larger tree protection zone. 

Very Low: Suhstantial. existing problems. defects. stresses: unlikely to survive 
the impact of any project. 

Age/ Longevity: Rntes tree's relative age: Young (long)/ Semi• Mature / Mnturc / 
Over-Mature. 

Comment: Notes: most obvious defects, insects. diseases or unique characteristics. 
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4.2 Site Plan of Existing Trees bnsecl on submitted property plan created by: 

Van Dorn Abed, landscape Architects, Inc. 
81141h Street. SF. CA. 94103 
415-864-1921 
hoanglan@valainc.com 

#12 
#13 
#14 - #15 

#1 

Tree Description Table 
Cre11ted by Scott Araki, Tree Specialist 

I I 

I I 

, ! ! 
-1 i 
!l:H 

,uu•·••.,,.· 

Tu hie includes Tree Number (corresponding to Previous Poge site plan), 
Species name, Diameter at Standard Height, Canopy height, Canopy Width, 
Suitability of Preservation Rating, 11nd Gcncrnl Description of tree condition 

Tree 
/I 

I 

Specie!. D.B.H. Cnnopy Canopy Preservation Health/Description 
411'' Height Width Suitability 
above 
2rade 

Walnut 18" 15' 15' Fair low 
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2 Coastal Live 33" 20· 25' Hig.h High 
Oak 

3 CC1astal Live 12"' 20' 5" High Moderate 
Oak 

4 Monterey Pinc 18" 35' IS' low low 

5 Monterey Pine 24" 35· 20' Moderate Moderate 

6 Constal 14" 3.5· s· high high 
Redwood 

7 Coastal 16" 36' 6' high high 
Redwood 

8 Coastal 25" 38' 10· high high 
Redwood 

9 Dote Palm 44•· 8' 10' hil?l1 high 
10 Gink~o 8" 25' 5' low Moderate 
11 Linuid Amher 8 .. 25' 10' hiJ?.h hiidi 
12 Liquid Amber 8 .. 25' 6' hil!h hi2h 
13 Date Palm 44" so· 15' his?.h high 
14 Liquid Amb~r 8" 25' 8' high high 
15 Liauid Amber 8" 25' 6" hif!h hil?h 
16 Liquid Amber 12" 28' 12· high high 

D.13.H. - Diameter nt Breast Height 

4.J Basic Tree Preservation Measures (TPMs) 

The basic tree protection fencing is just the first step in tree preservation. Mnny 
additional tools and procedures come into play. Usually restriction of space and time 
curtail the use of the more esoteric ones. but those below are significant. Ideally. the 
owner or designer makes decisions well ahead of the project's start so that only trees 
which can realistically be preserved are retained. 

Tree Protection Fence (TPF) 

· We have inspected the property: Type I fence is lo be installed to protect 5. 6. 7. 
and 8. as shown in attached i;ite plan. 

· Kccpfc11ce In tact until ready for final landscaping. 

· Use a cnntin11011s 6' foot ltiph ch11in linkfe1tce wit!, an allowed 2' foot opming 
to pNwide ,u:ces.~Jflr in.~pect/om;. The Posts = 8 ft . tall X 2" inch diameter galvanized 
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posts driven 2 feet into the soil. Post Signs on the fence (8.5'" X 11 ··) warning of "penalty 
for working inside of fence or removal without wriuen permission of Project or City 
Arhorist (specific sign wording can be provided in memo form). 

· Fence as mucl, of the root ;.nne.'f a.'f po.'f.~il,le. ideally 5' feet beyond the drip 
lines (branch tips) or including the entire TPZ. For this project's design constraints. the 
fence locnlions arc pulled back to hardscape perimeters (with supplemental root zone 
protection described below). 

· Prohibit all cm,struction imp11ct from disturbing the root zone arc:i which can 
effect tree preservation. 

·The "clinical" nrca of the trees are the trunk and the branch structures that we see 
above the ground. however to ensure the health of the tree and facilitate preserv:ition we 
must also acknowledge nnd take into consideration the complex structures (1fthc root 
system under the ground responsible for structural and nutritional health; therefore, 
.'ilmuld work be required wil/1in Ille TPZ the (1("1/ce ctnd guidance <if a PrQjecl Arbori!tt 
sltould he employed. 

The Tree Specialist / Don Araki (408) 209-1007 FAX (408) 971-4614 
Office: 1198 Nevada Avenue. Snn Jose. CA 95125 

Copyright Don Araki 2008 



-·=~ 

·-----· .... ~------ ____ ... --- --- · -·-·- ·-·· .... ----·· ··---.. --

... _ -·- ··-- --- ...... ·---·-···-·-- ....... -- -·- --··-· . --- ·---
...... ----· -·-· -·-- .... -.. _ .. _ . ·-• - .., __ .......... , ..... . --·--------•·-·· 

• tt U.I • ., I , -·--____ .. .. _. 
.. ---.. --··-·---- ---· .. -·........ _ --·-·- -- - ---- ------.. -- --· 
--·· --· --=-::; :;;:===-j-..: 
.... _ - -- - ----·- --· ...... .. ·•"'9 •• -----· ·-·--- -·---------- ·----·--..... -.. - ·---· - -. - .. ..,_, __ 

... 
'• m 

I - , 
... 

• 
,. l .. 
.. 

~ 

.. 
:- f 

-> .. 

·-·- ----·--·- ----·---·-·-- ·- .. 

------ - =-
-------·---··-·-------·-····--·--·-·-·--.. -............ .,....._,~ 

... __ - ----------... ·-------·-.... .. -... .-. - ·--- ....,_ ...... -··- ,._ -_...__. ______ , ____ _ 
·--.. ·-·-···--·- ----------·--- ... ,__. ·-----•-◄•-··-------··----••,-,•·-·------ ------4•--- - .. -· - . ---··-·-------- "'•····---------------~·----·-· --- - - _,.,__ .. --·· --- -·· ···----- ... _, ____ _ 

-- ·---·--· ---- .. ------.. ·- .. . -- -- --- _ .. ______ , __ _ 
- -- --- -- ---- . ---·•-·-- ·. -•-- ·--·-- -- -------- .... -·----_ ..... - --·------- ... _ .. _ ...... -·-·-- ---- -··--

,_, ... 11, ... 

. " 

"' ., 

--- ----.•---- -·-- - - ------- ----- ---------...- -·-· -·- ---- --· -------- .. ··- ------·---. ----·· -------------- --· ..... ->P••···-·· ..... ---·--··-----·----- ----·--··- -·-·---- ___ ... ···--_ ...... ..- ---··-·- ..... - ........... -.............. ·--· 
·-- ·------.. ·--- .. -~· - ---

·-· ... _..,. -. - ... ·- · ·---- .... -·-----· -------
-·---- ----------·-·. - -·--·---- -·---- -·- -- . --- ------·· --· --·-·-------· -···--- -- -···-·· ·-- -
- ---· --··- ------#" ·- ... 
. ----·----- -·- ·- __ .,_ .. 

---·-----•-.. - ... -- - ........ -·"' 

-- --- ·-·- ··-·· -- -·-· -··-- ----- - ··- -· -·----- - ··-- -... _ .. ____ , ---- --.... --·-·--·--·--
·--··--·- --::-:· .. ·::~:: --·•··· 

-·----. -··-·---·---·-·•---·--.. -
.. ---- -----·--· -... ~ .. ---- - .-..... ---~----· ·-
---- - .. --·------ --···-- ---... - --· ···----· --··- ·--- ·- . ·----

- " ---... -···-·"' " 

' c..-

:.. 

EJIISTINC 1~£ D•SPOSlflOI< ~'I 0 ..----: L1 2 f"_ ..... 

The Tree Specialist / Don Araki (408) 209-1007 FAX (408) 971-46 14 
Office: 1198 Nevnda Avenue. San Jose, CA 95 125 

Copyright Don Araki 2008 



T rtt Prottctio■ M111danh 
, .. ,__._.,.,_.,,.,._. ______ lffl'f..,. __ ....... ,.,. __ .,....,.. • ..,_ 
....,._._..., • .....,_...._ __ .. ~ ••an-•_._ ........... -~------........ ___, _______ __,. __ .,. ____ ... 

.. ...... ~ .... 

f-~n.m.ct-•tlt>• 
n,-.rr, .. ,. 

... -... 
SUPPLEMENTAL PROTECTION - MULCH- ROOT ZONE BUFFER 

Wood chip mulch shall be applied ovcropen room zones (beneath trees· drip 
lines) 10 a depth of 4-6 inches. tapering to soil level within the 9 inches nearest the tree 
trunk. 

Wood chips from tree pruning operations arc ideal - they make a mulch that 
provides exceptional benefits to all trees - modifying the soi l environment to conserve 
moisture. promote beneficial soil microlles. buffer against weather (desiccnting sun. 
drying winds. pounding raindrops. temperature extremes). cushion the soil slruclurc from 
fool (or vehicle) traffic . 

Provide this for all trees- even inside ofTPFs. 

Where this buffer is used when TPFs cannot be pluccd at a drip line. ndditional 
supplemental matcrinl(s) may be required. When pre-existing driveway asphalL or 
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similar d11r.1ble surface can be maintained intact. that may suffice. Otherwise for lhose 
cases. orborist sign-off is required. but generally depends on 1hc traflic load: 

-fool trnffic and wheelbarrows: sheets of 5/8-inch plywood tacked together. 
-Small bobcat-type vehicles and ·'Fergic·• - si1.e tractors: increase chip depth to 9 

inches with I-inch plywood sheet~. 
-Occasional full-size vehicles (cars. pickups. service vans): 9-inches of chips. 
-Cement trucks. haulers. loaded dump trucks. heavy duty delivery trucks 

["construction site tcmpornry access rond"]: a layer of hi axial geogrid (e.g. Tcnsar 
BX 1200, or equal) on top of existing grade. topped with 12 inches of chips with I-inch 
trench plate. tack welded together to avoid slipping apan. 

Removal of any existing driveway or parking lot asphalt from over root zone 
areas must he performed with care. The excavator/tractor/trucks must keep all 
tires/tracks on the existing asphalt. picking it up as it goes. Re-laying the paving 
surfacing is done in reverse path. again keeping nil tires/tracks on the hard surface above 
any root zone. 

ROOT-SENSJTIVE DESIGN 

Additional preservation suggestions and techniques to consider can include: 
-Pier and grade beam (on top of existing grade) to suspend constn1ction 

ohove the roots. 
-Trcnchless technology to place utilities beneath roots without severing by 

trenching. 
-Porous concrcce, porous asphalt. open pavers con be used for some 

surfaces to lei both air and water into root zones. 
-Re-route the layout in a different location to avoid tree roots. 
-Ramp over tree roots to avoid compacting their soil or severing them. 

SUPPLEMENTAL WATERING AND FERTILIZING 

Objective: To provide moisture to promote vigorous. healthy root gro....,th. 
Procedures: 

for Heritage Trees Number 5.6.7. and 8. 2-4 inches of mulch is to cover as much of the 
root system ns possible. 

Water application hints cnn be found in the TSA BMPs (Fertilization). 
Generally. a basic rule is to provide n deep soaking once a month during 

the hottest monlhs of the year. Start before construction commences. Continue for a ycnr 
after project completion. Modify by on-site arborist observations. especially during the 
.. dry season·· or in "drought conditions~. 

One application of water can be made to be included with a fertilizer application 
by surface application or soi I injected to a depth of 6-8 inches. 

Rules of thumb: 
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-10-20 gallon5 ofwmcr per trunk diameter incher per month. applied evenly over 
the root zone. 

-Applying one inch of water will wet a moderate clay soil to about a depth of I n. 
-Soil samples should be lab tested to dctennine nutrients laeking-lnh fcrlilizer 

recommcnd:itions should be followed. 

PRUNING 

General: The care of trees is the ohvious domain of tree core contractors. Any 
clearance pruning. removals. aesthetic trimming. removal of limbs. root pruning. stump 
grinding. and/or remedial repair must be performed by a tree core contractor with a 
current California Contractor's License - the appropriate classification is C6 I /049, with 
workers being WC-ISA Certified Tree Workers supervised by nn ISA Certified Arborist. 
This includes removal of trees and/or stumps with intertwining/overlapping branches or 
roots. 

Routine: Typically trees would benefit from pruning near the end of n project, 
sometimes to improve the health and structure of some, but also to remove any 
deadwood. establishing n benchmark against which one can measure changes n the trees· 
status (c/g/. accumulation of new deadwood. hence decline). 

Project-Criticnl: Ofporticular impo11once here may be a project clearance issues. 
Depending on the owner's decision nbout which trees to retain. crown cleaning, thinning 
and raising may be needed. especially structural pruning for the near at hand perimeter 
trees. 

Standards: All tree work must comply with applicable tree-specific ANSI Standards 
and be pcrfonned within the guidelines of the ISA Best Management Prnctices
qualified tree care contractors will be thoroughly familiar with those published industry 
standards. 

Typical pruning types to be used nre described in the cited standards. 
Most of the trees would henefit from "cleaning" to remove deadwood and diseased or 
superfluous branches: plus. they can be improved structurally by "thinning" to reduce 
foliage branch end weights: many will require "raising•· for project clearance. 

Over-Pruning: Care must be taken to avoid over-pruning trees that one seriously wants to 
preserve. Not only does that ruin trees' structure. but it also removes so many food 
producing leaves tJ1at it stresses the trees ( puts them on a diet). sometime irrecoverably. 

Generally. one can prune 2S% from a young. vigorously growing onk or redwood 
without resulting in a stress reaction. Mature trees usually show stress when IS% is 
pruned nut. Over-mature specimens can readily show decline when even S% of the live 
foliage is removed from an area of the foliage canopy. 

Pruning Specifications: Objectives ond procedures must be project-specific. As project 
details take shape. the Project Arborist can drafl tree-specific pruning specs in line with 
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those general guidelines, depending on the extent to which the project is designed to 
accommodate tree preservntion. 
Root Pruning: Any roots that must be severed must be cut cleanly (no shatter. rip. tear). 
A tree cnrc contractor must root prune nlong any line. cut. or trench will disrupt roots 
larger thac I-inch in diameter. This root pruning is best scheduled prior to the installation 
contractor"s work - this actually both speeds up the work for the contractor nnd cause 
less damage to the trees. 

CUTS I FILLS 

Cuts into the root zones must be minimized. per roots and root zones discussions above. 
Preview hy Project or City Arborist required before commencing. 

ROOT CROWN CHANGES/ DISTURBANCES 

Root crown: the base of n tree - where the trunk ends and scaffold roots fl:m: off into the 
surrounding soil. No change or disturbance may occur in nny root crown area nnd all 
materials inadvertently or intentionally accumulating there must be removed. 

ATTACHMENTS 

No construction apparatus shall be attached to any tree (braces. signs. slings. etc.). 

TRENCi lES 

Proactivcly avoid routing any trench under any tree's drip line (including utility, sewer. 
phone. cable. electric. drainage. irrigation. decorative lighting. pool supply, etc.). 

In the unlikely event that a trench must cross a root system. the plan must be reviewed by 
the Project Arborist before that work con be done. 

Consider alternatives - Tunnel with trenchless technology equipment? 1-lnnd dig? Trench 
straight toward a tree's trunk from both sides and then fo llow tunneling procedures for 
the short distance between (tree-specific distances recommendations can be made. based 
on an individual subject tree·s size)? 

When trenching across n root zone is necessary on-site monitoring by Project Arborist is 
required. 

EQUIPMENT CLEANING 
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Establish u .. Clean Out .. site for such equipment ns concrete trucks, cement fonims. 
plastering apparatus. paint tools. etc. This must be located well awny from any lree's root 
zone - or even any future planting areas. 

All (sub) contractors must be on-notice that equipment must never be cleaned out over 
any trcc·s root zone - only within the designated "Clean 0111" site. 

STORAGE 

No storage of gasoline. oil. or other chemicals over any tree's root zone. 
No storage of any construction materials inside of any tree protection fence. 

CHEMICAL SJ>ILLS 

Promptly confine and clean up any chemical spill over any root zone. 

PARKING 

No parking under tree canopies unless the root zones are protected. This will be 
precluded ir they can be fenced at the drip lines. F.vcn ore impor1ant is the root zone 
wood chip mulch. 

Traffic cnuses irreparable harm to the soil structure nnd to the tree's roots due to the 
compaction. 

Root zone compaction under a traffic load can be reduced by thickening the toot 
zone buffer- say, beefing up 10 6-8 inches of wood chips. A ltcrnative buffer surfaces 
might include (alone or in combination): crushed rock. plywood sheets, steel plate, etc. 

And one still must be careful of clearances to avoid hark bn,ising, trunk scrapes 
and limb breakage. 

PUBLICATION & NOTICE 

A copy of lhese tree protection measures must be on ~itc. available to all workers. so they 
will be on notice regarding the tree·s requirements. 

One effective method is to paste up these pages on a sheet (usually titled .. Tree 
Preservation Pinn. Sheet T-1 ··. or equivalent) and be certain !hat it is included in every set 
of constniction drawings issued. 

LANDSCAPE PLAN 
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A well-though-out landscnping plnn con he essential. It must take into account the status 
and longevity of this site's existing trees. Plan for the irrigation lines to be laid on top of 
existing grnde. placed beneath the wood-chip-mulch layer, Expect no irrigation or water
loving pl:int~ within IO feel of any mature tree's tnmk. 

MONITORfNG 

Project Arhorist inspections begin with a sign-off to confirm that initial tree protection 
measures ore in place before commencement of ony other part of the project. 

The City of Los Altos requires periodic monitoring inspections by the Project Arborist 
verifying that the tree preservation measures continue to be efTective. with monthly 
reports faxed to the owner nnd the City Arborist. 

PENALTIES 

All (sub) contractors and their personnel must understand that they nre responsible for 
their actions around these trees. 

Circumventing tree protection measures will most cenainly cnusc the trce(s) additional 
stress. This cnn be calculntcd as a change in the tree's stntus and there are fot•mulae for 
assessing damage dollar nmounts (see CTLA. Council of Tree and Landscape 
Appraisers). 

Besides penalties derived from action on the City Ordinance. court have required 
contractors to pay pennllics directly to the property owner suffering the damnge/loss 
(diminution in tree value). sometimes assessed as double or triple if intentional action. 

s.o 
CERTIFICA TlON 

I certify that all the statements of fuct in this report ure true. complete. and correct to the 
best ofmy knowledge, ability, and belief and arc made in good foitJ1 . 

Thank you for the opportunity to be of service to you. Should you have any questions or 
concerns please feel free to contact me ot any time of the day. 

Respectfully submitted. 

Don Araki 
ISA Cetuned Arbomt #WG-65471\ 

The Tree Specialist 
( 408) 209-1007 
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Meeting Date: 

Subject: 

Prepared by: 
Reviewed by: 
Approved by: 

Attachments: 

AGENDA REPORT SUMMARY 

i\ugust 23, 20 16 

4880 El Camino Real Development t\ pplirnrion 

David Kornfield, Advance Planning Services Manager 
Jon Biggs. Community Development Director 
Chris J ordan, lnterim City Manager 

I. Resolution No. 2016-27 o f Findings and Conditions 
2. Density Bonus and Concession Analysis, dated August 12, 2016 
3. Revised T raffic Report, dated 1\ugust 12. 2016 

DISCUSSION ITEMS 

Agenda Item # 9 

4. l\lemorandum to the Planning and Transportation Commission, dated May 19. 2016 

Initiated by: 
1\ pplic:111 t 

Fiscal Impact: 
The project provides three fiscal benefits: traffic impact fees. in-lieu of parkland fees and increased 
property tax. The traffic impact fees total $79,3 17 ($3,777 per unit). The park fees total S745,S00 
($35,500 per unit). The estimated property tax revenue to the C ity from the project is approximately 
$20,000 per year. 

Environmental Review: 
Categorically exempt per Section 15332 of the California I ~nvironmental Quality Act Guidelines 

Policy Questions for Council Cons ideration: 
• Do the requested incentives and waivers meet the standards contained in th e State's Density 

Bonus law? Is the requested incentive required to provide for affordable housing costs and 
are the waivers needed to permit the physical development of the proposed development 
with a density bonus? 

Summary: 
• The concession anaJysis shows that the proposed height concession is needed to offset the 

cost of the three affordable h ousing units. T he height incentive is economically justified 
under both the five-story and four-story a lternatives. 

• The five-story alternative is the preferred alternative by the applicant. From a sta ff 
perspective the five-story alternative minimizes the project's impacts on the surrounding 
residential neighborhood. 

• The Planning and Transportation Commiss ion (PTC) held a hearing on the proposed project 
on D1\Tr: and recommended approval by a vote of 6-1. 



Subject: 4880 El Camino Real Development Application 

Staff Recommendation: 
In accordance with the recommendation of the PCT, move to approve design review, use permit 

and subdiv1sion applications 16-0 -01, 16-UP-02 and 16-SD-0l subject to the recommended 
findings and conditions of approval in Resolution No. 2016-27. 
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Subject: 4880 El Camino Real Development Application 

Background 
This is the continued review for a 21 -unit, multiple- family residential condominium building. On 
.June 28, 2016 the City Council reviewed the project and continued its review subject to addressing 
the following 9uestions: 

I. Do reyucsted incentives and waivers meet the standards contained in the State's Density 
Bonus law? [s the requested incentive required to provide for affordable ho using costs, and 
are the waivers needed to permit the physical development of the proposed project with a 
densitv bonus? 

2. Can the City require additional affordable housing units? 

3. Can the City require a different mix of unit types (e.g., include one bedroom units)? 

The Council also raised the following issues/ concerns: 

4. Consider a four-story alternative that uses exceptions to the rear yard setback area to 

minimize building height: 

5. Clarify the trash service and staging; 

6. Provide more landscape planting area in the front yard and reconsider the choice o f using 
palm trees; 

7. Clarify the storage unit sizes: 

8. Provide more information on the parking srtem including the maintenance schedule, 
service response, access timing, etc.; 

9. Clarify the location of the loading space: 

I 0. Clarifr other l\lunicipal Codes related to the project such as required site area and open 
space. 

In response to the Council's direction, staff commissioned an economic analysis of the requested 
concession (discussed below) and the applicant prepared a four-story alternative set of plans for 
consideration. The four story alternative project has: a roof height of 54 feet compared to the roof 
height o f 62 feet in the original proposal: an elevator tower that reache~ 69.5 feet versus the 73 feet 
o f the original project: and interior ceiling heights in the units of 12 feet versus the o riginally 
proposed IO feet, nine inches. The four story alternative has its third and fourth floors set back 50 
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Subject: 4880 El Camino Ren! Development 1\pplication 

feet from the rear property line, where a minimum of l 00 feet is required. T he applicant favors the 
original five-story proposal. 

Discussion/ Analysis 

Dc11si(y Hrmm, Cr111tc.r.rio11, and lv'niver / /11a!J.r,:r 
The applicant's original proposal includes an incentive, or concession, to exceed the overall building 
height limit by 17 feet (45 feet to 62 feet). The additional height incentive or concession allows the 
project to have taller internal ceilings than the City's height code would normally permit and allow 
the four density bonus units on a fifth story. By definition, a development incentive or concession is 
a reduction in site development standards or change to zoning resulting in "identifiable, fU1ancinlly 
sufficient, and actual cost reductions." To deny n request for an incentive, the City must find that it 
"is not required in order to pr01·ide for nffordable housing costs." 

111e original proposal also includes a waiver to allow the rooftop structures to exceed eight feet 
above the rooftop and to exceed the four percent area limit for such structmes. By definition, 
waivers are different from incentives or con cessions. Waivers ::ire necessary when a development 
standard has the effect of physicaUy precluding the construction of the proposed development. In 
this case, a fifth floor is needed to accommodate the additional four units. The waiver for the height 
and area of the rooftop structures is necessary since the project relics on taller ceiling heights and 
rooftop amenities to make up for the development cost of the affordable housing units, where a 
taller elevator cab and further enclosure of the rooftop strnctures is necessary to provide for the 
rooftop amenities. 

r\t the request of the City Council, staff commissioned it Density Bonus and Concession ,\nalysis 
prepared by Kerer Marston Associates, dated August 12, 2016. The analysis concludes that the 
proposed height concession is necessary to offset the cost of the three affordable housing units. The 
report analyzed the original five-story project, the developer's four-story alternative, a conforming 
project and an alternative without a density bonus. The concession analysis is included as 
Attachment 2. 

AccorcLng to the analysis, under both of the applicant's project alternati,·es, a height concession to 
allow 11 or 12 foot floors is needed to off~et the cost to provide the three affordable housi_ng units. 
According to the analysis, the cost of providing the three affordable housing units is approximately 
$2 million. Considering the height concession for both alternatives, the report calculates the value 
increment between Sl .35 and $1 .7 million. This supports the conclusion that the height concession 
for railer floors is reasonably necessary to address the cost of the tJ1rec affordable housing units. 
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Subject: 4880 El Canu.no Real Development Application 

/ ldditio11al ./1.ffordahlc Units 
The applicatio n provides enough affordable units to entitle the project to the density bo nus 
requested, and it meets the re9turements o f the City's affordable housing ordinance. Given this, the 
City docs not have a basis to require additio nal affordable housing units. 

1-/ou.ri,{~ L111il Mi.v 
The City Council inquired about diversifying the housing unit size, or mix o f bedrooms, specifically, 
whether one bedroom units could or shoLJld be added to the mix. Although there an: no zoning 
regulations requiring a specific size of housing units, Housing Element Program 2.1.1 supports 
encouraging a djversity o f housing: 

Require diversity in the size o f un.its for project in mixed-use or multifamily zones to 
accommodate the varied housing needs of families, couples. and individuals. 
Affordable housing units proposed within projects shall re flect the mix of 
community housing needs. 

Tb e general mix o f housing units 111 each project is clependenr on the pennitted density and the 
allowed building area. In Los Altos. typically the lower density districts have smaller units (mostly 
one and two bedroom units) largely due to the limited building envelope area o f the lot. with the 
exceptio n of single-family clistricts. Downtown and along El Caniino Real, where more buildmg 
area is allowed, the City has typically seen larger units mostly ranging from two, tluec and sometimes 
four bedrooms. 

The original five-story plan has nine, two-bedroom units and 12 three-bedroom units. The original 
plan o ffers th.rec affordable housing units: one. th.tee-bedroo m, moderate income; and two, two
bedroom low income. The applicant revised the origimil plan to relocate one of the two-bedroom 
affordable units from the cast side to the west side of the third level, which increases the size of the 
affordable unit by 44 square feet. 

The alternative four-sto ry plan has two, one-bedroom units, 10, two-bedroom units, and 9. three
bedroo m units. The alternative plan o ffers the same mix and orientatio n o f affordable housing units 
as the original: o ne, moderate-income, tl1ree-tl1rec bedroom unit: and two, low-income, two 
bedroom units. 

1\ 17-unit project entirely conforming to the existing zoning could have units averaging 1,545 sf in 
size. The units in the proposed project average approximately 1,527 sf in size. This supports the 
need for a fiftl, s tory to accommodate the additional four un.its, in tl1at the increased height is no t 
due to an increase in unit size over what could be included in a conforming project. 
Setback /11ce11tive or Co11ce.r.rio11for./ll!emoli1,e Pr~jerl 
The applicant prepared a four-story alternatjve for the project at the request of the City Council. 
The four-story alte rnative reduces the building size by approximately 1,300 square feet, incorporates 
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Subject: 4880 El Camino Real Development 1\pplication 

two, one-bedroom units and distributes two full units and four partial units into the regLtired rear 
yard setback area. 'l11e four-story alternative proposes a SO-foot rear yar<l setback for the third and 
fourth floors, where a setback of I 00 feet is reguired. 

In 20 10 the City increased the height limit in the subject Commercial Thoroughfare district to 45 
feet to facilitate mixed-use commercial and housing potential. In doing so, the City also increased 
the setback requirement for buildings over 30 feet tall to a minimum 100-foot rear yard setback. 
The increased rear yard setback was to help mitigate the more intensive development impacts from 
the adjacent residences. 

Based on the intent of the setback reguiremenr, staff recommends the applicant's original approach 
that maintains the l00-foot rear yard setback. 1\lthough the proposed four-story alternative is eight 
feet lower than the original proposal, its 54-foot roof height is roughly a one-to-o ne setback 
(horizontal to vertical) from the rear property line, which will appear massive and difficult to buffer 
from the two-story residential apartments behind. r-rom the sides, the approximately I SO-foot long 
four story building is less articulated (more uniform in height appearance) and appears out of 
context for the scale of the smaller, narrow property. 

Tm.rhScmire 
The applicant clarified that the trash area will use three->•ard dumpsters instead of 96-galJon bins. 
Thi~ is to majnrain an adequate service for the building and to facilitate and minimize the frequency 
of pick-up. The trash room is designed to accommodate a service cart to deliver the dumpsters to 

the street. The dumpster staging area was changed to the street to the cast of the driveway where 
there will be no parking allowed. A condition of approval reguires that the dumpsters would only 
be allowed in the street on their scheduled se1vice days and must be removed before 5 P"tvl on the 
same day as service. According to Mission Trail Waste Systems, the trash service along El Camino 
Real occurs from 6 AM to 10:30 AM and mostly o n the early side. The on-street staging locntion to 
the east o f the driveway minimizes disruption to the street and allows the applicant to increase the 
planting area in the front yard. 

Lt, 11dscap1• 
The applicant added approximatclr 100 square feet of planting area to the front yard. In addition to 
replacing the decomposed granite o nsite trash staging area with plantings, the applicant minimized 
the walkway paving. The sofcscape was increased from 52 to 57 percent in the front ya rd not 
including the driveway and turnaround. The Commercial Thoroughfare (Cl) District reguires 
landscaping at least 50 percent of the front yard and docs not define the term landscape. Other 
commercial districts such as the OA-1 and CD / R3 define re9uired front yard landscape to allow 
hard and soft surfaces. 

The proposed landscape concept maintains the specimen palm trees. The project landscape 
architect indicated that the palm trees will not conflict with the 1.ondon plane street trees noting that 

August 23, 2016 Page 6 



Subject: 4880 El Camino Real Development Application 

the palm trees arc offset enough, their canopy is significantly different, and the palm trees will be 
railer than the street trees. ,\t the time of phtnting the palm trees will be 14 to I 6 feet mil; the 
I .ondon plane trees will be nine to IO feet tall. 

Stomg<' [ I nits 
The project provides 2 1 storage units, one for each residential unit. Sixteen storage units range from 
140 cubic feet to 200 cubic feet. Four arc 250 cubic feet; one is 375 cubic feet. T hey generally 
reflect the progression in sizes of the residential units. The storage unit access doors are three feet 
wide. The ceilings are nine feet tall. 

The smallest storage unit is 45 percent larger than the 96 cubic feet required in the R3- l.8 District. 
The zoning code requires the 96 cubic feet of storage in tl1c R3-1.8 District due to the generally 
smaller dwelling units where it was determined that the storage was a necessary clement to help 
preserve the garage parking for ,·chicles. 

l'ark.i11g ~·yste111 
T he parking lift system is organized into two bays, one o n each side of the garage. Each bay allows 
a minim of one car to access the lift a t a time, which makes the minimum parking potential two cars 
at a time with botl, bays. According to the manufacturer, more than one car may be accessed at a 
time if they arc located at the parking level. J\ccorcling to tI,c revised traffic report, the parking Lift 
takes approxjmately two minutes per car, which eguates to a maximum service rate of 60 vehicles 
per hour o r one car per minute. The traffic report (Attachment 3) acknowledges tl1at the parking 
system may have user imposed delay~ such as for unloading groceries but that tI,ey would be 
infrequent and generally occur during non-commute periods when traffic accessing the garage is 
lower. 'lhe traffic report concludes that the parking system would maintain a sufficient hourly 
capacity. The applicant has included a battery back-up power supply for the parking system. 

fJJadi11g Spacr 
Off-street loadjng spaces are not required for multiple-family residential uses. '111e City's off-street 
parking rcguircmcnts, Municipal Code Section 14.74.160, requires on-site loading spaces for 
permitted commercial uses when determined necessary. This is to support the typically more 
frequent and expansive loading associated with such commercial uses. In staffs view, it is 
appropriate, however, to include an o n-street loading space due to the limited potential of on-site 
parking opportunities. By condition of approval, tJ1e project would be retitti.red to establish a 
loading space adjacent the project, which would double HS guest parking after nonnal business hour:. 
on weekdays and unrestricted parking on weekends. 

Site Artt1 
' ll1e site area of tl1e subject property is slightly no ncon forming. Sectio n 14.50.070 of the Municipal 
Code rec1uires a minimum site area of 20,000 square feet and 75 feet of frontage. The subject parcel 
has 19,533 square feet and 75 feet of frontage. T he minimum site area is to ensure an appropriate 

August 23, 2016 Page7 



Subject: 4880 El Camino Real Development J\pplication 

parcel size to facilitate.: development. Municipal Code Section 14.66.0:rn provides that 
nonconforming lots m ay be used but subject to the district regulations. 

Open Sprier 
The 1.oning code has no requitcmcms for open spact: for projects. Subdivisions. however. require 
developers to set aside parkland , provide in-lieu park fees, or both, at the discretion of the City 
(Chapter 13.24 of the Municipal Code). To require a land dedication, however, the City must have.: 
an identified need for a park in thc General Plan. In-lieu fees are required when there is not an 
identified need for a park or recreational facility; when dedication is impossible, impractical or 
undesirable; or when the subdivision contains 50 o r fewer parcels. Staff's evaluation is that in-lieu 
fees are reguircd to satisfy the p ark land dedicf!tion ret1uirement. 

Options 

!) Approve the project as recommended by the Planning and Transportation Commissio n and 
staff. 

Advantages: The project replaces an underdeveloped commercial property with a high
quality residential development that helps the City meet its goals for intensive 
development in th e commercial thoroug hfare. t\ lso the project helps the 
City meet its housing and affordable ho us ing goals. 

Disadvantages: "foe project displaces a commercial development o pportunity. 

2) Remand the project to the Planning and Transportation Commission and ret1uire desired 
changes to meet the required findings including design. use permit and/ or subdivision 
requirements, and/ or direct the applicant to consider a mixed-use project that includes 
commercial development. 

Advantages: The changes might provide more commercial area. 

Disadvantages: The project might include a difficult to lease or sub-par commercial use and 
less housing. 

3) ,\pprove altematc ' IV. This goes into 100' rear yard setback but eight feet lower than the 
original proposal 

Advantages: Results in a lower building. 
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Disadvantages: Encroaches 50' imo the 100' rear yard setback. Results in a 54' tall building 
closer to an adjoining residential use than permitted by the site development 
standards. 

4) Req uest a peer review of the economic analysis. 

Advantages: Provides a review of the economic analysis and conclusion~ reached in that 
report. 

Disadvantages: May result in differing opinions on the need for the requested incentive. 

Recommendation 
The stiiff recommends approvmg the project as originally recommended by the Planning and 
Transportation Commission. 
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RESOLUTION NO. 2016-27 

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF LOS ALTOS FOR 
DESIGN REVIEW, USE PERMIT AND SUBDIVISION APPLICATIONS 

FOR A 21-UNIT, MULTIPLE-FAMILY PROJECT 
AT 4880 EL CAMINO REAL 

WHEREAS, the City of J ,os Altos received a development application from LOJ .A. LLC 
for a multiple-family residential condominium building, which includes Design, Use Permit and 
Subdivision applications l 6-D-01, 16-UP-01 and 16-SD-01, referred herein as the "Project"; and 

WHEREAS, the applicant LOLJ\, LLC, offers one Moderate-Income and two Low-Income 
affordable housing units; and 

WHEREAS, the applicant LOLA, LLC seeks a development incentive to allow the building 
to have a height of 62 feet, where the Code allows a height of 45; and 

WHEREAS, the applicant LOLA, J ,LC seeks waivers to allow a) rooftop structures 11 feet 
above the roof, where the Code allows such structures to be eight feet above the roof; and c) 
enclosed roof top structures at six percent of tJie roof area, where the Code limits such structures to 
four percent of the roof area; and 

WHEREAS, under Government Code 65915 said Project is entitled to a development 
incentive and 21.5 percent density bonus; and 

WHEREAS, said Project is exempt from environmental review as in-fill development in 
accordance witl1 Section 15332 of tl1e California Environmental Quality Act of 1970 as amended 
("CEQJ\''); and 

WHEREAS, the Planning and Transportation Commission held a duly noticed public 
hearing on Project on May 19, 20'16, and recommended approval of the Project; and 

WHEREAS, the Design, Use Permit and Subdivision applications were processed in 
accordance witl1 the applicable provisions of the California Government Code and the Los Altos 
Municipal Code; and 

WHEREAS, the location and custodian of the documents or otl1er materials which 
constihJte the record of proceedings upon the City Council's decision was made are located in the 
Office of the City Clerk. 

NOW THEREFORE, BE IT RESOLVED, that the City Council of the City of Los 
J\ltos hereby approves the Project subject to the findings and conditions of approval attached hereto 
as Exhibit "A" and incorporated by this reference. 
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I HEREBY CERTIFY that the foregoing is a true and correct copy of a Resolutio n passed 
and adopted by the City Council of the City of Los 1\ltos at a meeting thereof on the 23rd day of 
r\ugust, 20 I 6 by the following vote: 

AYES: 
NOES: 
ABSENT: 
ABST1\ fN: 

Jeannjc Bruins, Mr\ YOH 
1\ttcst: 

Jon Maginot. C~IC, CTTY CLERK 
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EXHIBIT A 

FINDINGS 

16-D-01, l6-LfP-02 and 16-SD -01-4880 l •'.l Camino Real 

I. With regard to environmen tal review, the City Council finds in accordance with Section 15332 
of the Califomia Environmental Quality Act Guidelines, that the following Categorical 
Exemption findings can be made: 

a. The project is consistent with the applicable Ceneral Plan designation and aU applicable 
General Plan policies as well as with applicable zoning designation and regulations, including 
incentives for the production of affordable housing; 

b. The proposed development occurs within city limits on a project site of no more than five 
acres substanrially surrounded by urban uses; there is no record that the project site has 
value as habitat for endangered, rare or threatened species; 

c. 1\pproval of the project would not result in any significant effects relating to traffic, noise, air 
tJuality, or water quality; and the completed studies and staff analysis reflected in this report 
support this conclusion; and 

d. The project has been reviewed and it is found that the site can be adequately served by all 
required utilities and public services. 

2. With regard co commercial design review, the City Council makes the following fi ndings tn 

accordance with Section 14. 78.040 of the Municipal Code: 

A The proposal meets the goals, policies and objectives of the General Plan with its level of 
intensity and residen tial density within the El Camino Real corridor, and ordinance <lesign 
criteria adopted for the specific district such as the stepped building massing and the 
h1ndscape buffer at the rear: 

B. ' L11e proposlll has architecniral integrity and has an appropriate relationship with other 
structures in the immediate area in terms of height, bulk and design: the project has a 
mi."<ture of scales relating to the larger street and vehicles and the smaller pedestrian 
orientation; 

C. Building mass is articulated to relate to the human scale, both horizontally and vertically as 
evidenced in the design of the projecting bay windows, overhangs and balconies. Building 
elevations have variation and depth and avoid large blank wall surfaces. Residential projects 
incorporate elements that sign:-tl habitation, such as identifiable entrances, overhangs, bays 
and balconies: 

D. Exterior materials and finishes such as the stained mahogany entry, narural limestone, 
ccmentitious horizontal siding, C-channcl stt:cl and architecr-urnl glass railings, convey 
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guality, integrity, permanence an<l durnbility, and materials arc used effectively to define 
building clements such as base. body, parapets, bays, and structural clements: 

C. Landscaping such as the specimen palm trees, timber bamboo. hedges and groundcover is 
generous and in,·iting and landscape and hardscape features such as the limestone pavers, 
precast cement planters and benches arc designed to complement the building and parking 
areas and to be integrated with the building architecture and the surrounding srreetscape. 
I .andscaping includes substantial street tree canopy including three street trees and two 
specimen palm trees, either in the public right-of-way or within the project frontage; 

F. Signage such as the laser cut building numbers is designed to complement the bLtilding 
architecture in terms of style, materials, colors and proportions; 

G. Mechanic:11 e9uipmcnt is screened from public view by the building parapet and is designed 
to be consistent with the building architecture in form, material and detailing; and 

1-1. Service, trash and utility areas arc screened from public view by their location in the building 
garage and careful placement to the side of the building consistent with the building 
architecntte in materials and detailing. 

3. With regard to use permit, the City Council finds in accordance with Section 14.80.060 of the 
t-.[unicipal Code: 

a. That the proposed location of the multiple-family residential use is desirable or essential to 

the public health, safety, comfort, convenience, prosperity, or welfare in that the zoning 
conditionally permits it and the project provides housing at a vatiety of affordability levels; 

b. That the proposed location of the multiple-family residential use is in accordance with the 
objectives of the zoning plan as stated in Chapter 14.02 of this title in that the project 
provides for community growth along sound line; that the design is harmonious and 
convenient in relation to surrounding land uses; that the project does not create a significant 
traffic impact; that the project helps meet the City's housing goals including affordable 
housing; that the project protects and enhances property values; and that the project 
enhances the City's distinctive clrnrncter with a high-quality building design in a commercial 
thoroughfare context; 

c. Thar the proposed location of the multiple-family residential use, under the circumstances of 
the particular case and as conditioned, will not be detrimental to the health, safety, comfort, 
com·eniencc, prosperity, or welfare of persons residing or working in the vicinity or injurious 
to property or improvements i.n the vicinity; 

d. That the proposed multiple-family residential use complies with the regulations prescribed 
for the district in which the site is located and the general provisions of Chapter 14.02; 
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4. With regard to the subdivision, the City Council finds in accordance with Section 66474 of the 
SubdiYision Map Act of the Srnrc of California: 

a. That the proposed subdivision is consistent with the (;eneral Plan; 

b. ·n,at the site is physically suitable for this type and density of development in that the project 
meets all zoning requirements except where development incentives have been grnnted; 

c. That the design of the subdivision and the proposed improvements arc not likely to cause 
substantial environmental damage, o r substantially injure fish or wildlife; and no evidence of 
such has been presented: 

d. That the design of the condominium subdivision is not likely to cause serious public health 
problems because conditions have been added to address noise, air 9uality and li fe safety 
concerns; and 

e. That the design of the condominium subdivision will not conflict with public access 
casements as none have been found or identified on this site. 

5. With regard ro rcqucsrcd incentive and waivers, the City Council makes the following findings: 

a. The economic analysis by Keyser Marston and Associates commissioned by the City to 
evaluate the requested height concession demonstrates that the proposed height concession 
provides identifiable, financially sufficient, and actual cost reductions and is needed to offset 
the cost of the three affordable housing units. According to the analysis, a height concession 
to allow I I foot floors is needed to offset the cost to provide the three affordable housing 
units, in tl1i1t the cost of providing the three affordable housing units is approximately $2 
million, and the height concession provides a rnlue increment of S 1.7 million. This suppo rts 
the conclusion that the height concession for taller floors is reasonabh· necessary to provide 
for the cost of the three affordable ho using units. 

b. The re9uested waivers to allow the rooftop structures to exceed eight feet above the rooftop 
and to exceed the four percent area limit for rooftop stnictures are necessary since the 
project relics on taller ceiling heights in the dwelling units and rooftop amenities. A taller 
elevator cab is re9uired to accommodate the taller ceiling heights in the dwelling units and 
further enclosure of the rooftop structures is necessary to provide for and accommodate the 
rooftop amenities. W'ithout the tcl1ucsted waivers, the City's development standards would 
"physically preclude" the development of the project with the density bonus units and the 
rc9uested height concession. 
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CONDITIONS 

16-D-0I, 16-UP-02 and 16-SD-01--4880 El Camino Real 

GENERAL 

1. Approved Plans 

The project approval is based upon the plans received on ,\ugust 12, 2016, except as modified 
by these conditions. 

2. Public Right-of-Way, General 

All work within the public right-o f-way shall bt: done in accordance with plans to be approved by 
the City E ngineer. 

3. Encroachment Permit 

The applicant shall obtain an encroachment permit, permit to open streets and/ or exca,·ation 
permit prior to any work done within the public right-of-way and it shall be in accordance with 
plans to be app roved by the C ity Engineer. N ote: /It!)' 111m-k withi11 b'/ Camino Real will reqlfin, 
11pplim11! lo ohlt1i11 a11 e11cmarhmenl pmnil 111ilh Cal/rans p,ior lo to1111mnce11w1I qf work. 

4. Public Utilities 

"lhe applicant shall contact electric, gas, communication and water utility companies rebrarding the 
installation of new utility services to the site. 

5. ADA 

J\11 improvements shall comply with Americans with Disabilities Act (A DJ\). 

6. Sewer Lateral 

1 \ ny proposed sewer lateral connection shall be approved by the City I 1,ngineer. 

7. Upper Story Lighting 

Any upper story lighting o n the sides and rear of the building shall be shrouded or directed 
down to minimize glare. 

8. Indemnity and Hold H armless 

T he property owner agrees to indemnify and hokl City harmless from all costs and expenses, 
including attorney's fees. incurred by the City or held to be the liability of City in connection with 
City's defense of its actions in anr proceeding brought in any Sr.ate or Federal Court, challenging the 
City's action with respect ro the applicant's project. 
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9. Plan Changes 

17,e Planning and Transportation Commission may approve minor changes to thl'. develo pment 
plans. Substantive project changes require a formal amendment of the application with review 
by the Planning and Transportation Commission and City Council. 

PRIOR TO FINAL MAP RECORDATION 

10. CC&Rs 

The applicant shall include pmvisions in the Covenants, Conditions and Restrictions (CC&Rs) 
that: a) restrict storage on the private patio and decks and outline rules for other objects stored 
o n the pri,·ate patio and decks with the goal o f minimizing visual impacts; and b) require the 
continued use and regular maintenance of the KJaus i\[ultiparking vehicle parking system and a 
power back up system for the parking system. Such restrictions shall be approved by and run in 
favor of the Citv of J ,os Altos. 

I I . Public Utility Dedication 

The applicant shall dedicate public utility casements as required by the utili ty companies to serve 
the site. 

12. Fees 

The applicant shall pay all applicable fees, including but not limited to sanitary sewer impact fees, 
parkland declication in lieu fees, traffic impact fees and map check fee plus deposit as rec.1uired by 
the City o f Los 1\ltos Municipal Code. 

PRIOR TO BUILDING PERMIT SUBMITTAL 

13. Subdivision Map Rccordation 

"11,e applicant shall record a final map. Plats and legal descriptions of the final map shall be 
submitted for review and approval by the C ity J ,and Surveyor, and the applicant shall provide a 
sufficient fee retainer to cover the cost of the final map application. 

14. Public Improvements 

The property owner or applicant shall design the project to install remove and replace with 
current C ity Standard sidewalk, vertical curb and gutter, and driveway approaches from property 
line to property along the frontage of El Camino Real. Such work shall restore the existing 
driveway approach to be J\ DA compliant and to the current City Standard vertical curb and 
gutter a long the northerly corner o f the property. 

The applicant shall design the project to include no parking red curbs on either side of the 
driveway, and a loading zone 1·0 the west of the driveway as approved by the Transportation 
Services Manager. Such design shall include appropria te signagc including but not limited to 
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permitting ,·eh.ick parking in the loading zone during non-business hours (e.g., 6 Pt\l to 8 /\i\1) 
on weekdays and anytime on weekends. 

15. Street Trees 

The street trees shall be installed along the project's U Camino Real frontage and include two 
rrees in front of 4896 El Camino Real, as Jirected by the City l~ngineer. 

16. Sidewalk Lights 

The owner or applicant shall maintain and protect the existing light fixture in the 1,:1 Camino 
Real sidewalk, as directed by the City Engineer. 

17. Performance Bond 

The applicant shall submit a cost estimate for all improvements in the public right-of-way and 
shall submit a 100 percent performance bond (to be held until acceptance of improvements) and 
a 50 percent labor and material bond (to be held until 6 months after acceptance of 
improvements) for the work in the public right-of-way. 

18. Right of Way Construction 

The applicant shall submit detailed plans for any construction acttv1tte~ affecting the public 
right-of-way, including but not limited to excavations, pedestrian protection, material storage, 
earth retention. and construction vehicle parking, to the City I ~ngineer for review and approval. 
The applicant sha!J also submit on-site and off-site grading and drainage plans that include drain 
swales, drain inlets, rough pad elevations, building envelopes, and grading elevations for 
approval by the Ciry. 

19. Sewer Capacity 

The applicant shall show sewer connection to the City sewer main and submit calculations 
showing that the City's existing 8-inch sewer main will not exceed two-thirds full clue to the 
additional sewage capacity from proposed project. For any segment that is calculatcc.l to exceed 
two-thirds full for average dail)' flow or for any segment that the flow is surcharged in the main 
due to peak flow, the applicant shall upgrade the sewer line or pay a fair share contribution for 
the sewer upgrade to be approved by the Director of Public Works. 

20. Trash Enclosure 

The applicant shall contact Mission Trail \.Xlastc Systems and submit a solid waste, recyclables 
(and organics, if applicable) c.lisposal plan indicating the type, size and number of containers 
proposcJ, and the freguency of pick-up service subject to the approval of the Cngineering 
Division. The applicant shall also submit evidence that l\[ission Trail Waste Systems has 
reviewed and approved the size and location of the proposed trash enclosure. The appro,·ed 
trash staging location sha!J be maintained as reguircd by the City P,nginecr. 
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TI1e trash staging area shall only be allowed in the strcer adjacent to the curb to the cast o f the 
drivewa)' on scheduled trash and recycling service days only. Any trash and recycling containers 
staged in the street shall be returned to the on-site storage area in the parking garage by 5 PM of 
the same day as serviced or be subject to rowing. 

21. Stonnwater Management Plan and NPDES Permit 

TI1e applicant shall submit a complete Stonmvater Management Plan (SWtv0)), a hy<lrology and 
hydrnulic report for review and approval showing that I 00% of the site is being treated; is in 
compliance with rhe lv[unicipal Regional Stormwater NPDES Permit (lvfRP). The proposed storm 
water media filter is not considered to be an LID treatment measure per the C.3 Technical 
Guidance Handbook of the Santa Clara Valley L1rban Runoff Preventio n Program. The 
implementation of I ,ow impact D evelopment ("LID") per the current i\lRP such as using 
evapotrnnspiration, infiltration, and/ or rainwater harvesting and reuse shall be used. Applicant shall 
provide a hydrology and hydraulic study, and an infeasible/feasible comparison analysis to the City 
for review and approval for the purpose to verify that MRP requirements arc met. Please complete 
in detail the attached Provision C.3 Data Form. 

22. Green Building Standards 

The applicant shall provide verification that the project will comply with the City's Green 
Building Standards (Section 12.26 of the Municipal Code) from a qualified green building 
professional. 

23. Property Address 

The applicant shall provide an address signage plan as required by the Building Official. 

24. Landscape 

The applicant shall provide a landscape and irrigation plan in conformance to the City's Water 
E fficient Landscape Regulations in accordance with C hapter J 2.46 o f the j\ f unicipal Code. 

PRIOR TO ISSUANCE OF DEMOLITION AND/OR BUILDING PERMIT 

25. Construction Management Plan 

111e applicant shall submit a construction management plan for review and approval by the 
Community D evelopment Director. T he construc tion management plan shall address any 
construction activicics affecting the public right-of-way, inclucling but not linuted to: prohibiting 
dirt hauling during peak traffic hours, excavation, traffic conu·ol, truck routing, pedestrian 
protec tion, appropriately designed fencing to limit project in1pacts and maintain traffic visibility 
as much as practical, material storage, earth retention and cons truction and employee vehicle 
parking. 
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26. Sewer Lateral 

The applicant shall abandon additional sewer laterals and cap at the main if they arc not being 
used. 1\ property line sewer cleanout shall be installed within 5 feet of the property line within 
private property. 

27. Solid Waste Ordinance 

111c applicant shall comply with d1e City's adopted Solid Waste Collection, Remove, Disposal, 
Processing & Recycling Ordinance, which requires mandatory commercial and multi- family 
dwellings to provide for recycling, and organics collection progrnms as per Chapter 6. 12 of the 
t-.[unicipal Code. 

28. Air Quality Mitigation 

The applicant shall implement and inco rporate the air quality nut1gat.ions into the plans as 
required by staff in accordance with the report prepared by lllingsworth & Rodin, Inc., dated 
March 18, 2016. 

29. Noise Mitigation 

The applicant shall implement and incorporate the noise m.itigation measures into the p lan!- as 
required by s taff in accordance wid1 the report by W ilson Ihrig, dated March 2, 2016 :111d revised 
o n April 20, 2016. 

30. Tree Protection 

The applicant shall implement and incorporate the tree protection measures into d1e plans and 
o n-site as required by staff u1 nccordancc with the report by 'l hc Tree Specialist, dated April 2 1, 
2106. 

31. Affordable Housing Agreement 

The npplicant shnll offer for a minimum 30-ycar period, one, three-bedroom unit at the 
moderate-income level, and two, two-bc<lroom units at the low-income level, in accordance with 
the City's Affordable Housing Agreement, in a recor<lcd document in a form approved by the 
City Attorney. 

PRIOR TO FINAL INSPECTION 

32. Maintenance Bond 

'Tl1e applicant shall submit a o ne-year. I 0-perccnt maintenance bon<l upon acceptance of 
improvements in the public right-o f-way. 
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.H. Stonnwatcr Facility Certification 

The applicant shall have a final inspection and certification done and submitted b)' the Engineer 
who designed the S\'Vt\[P to ensure that the treatments were installed per design. The applicant 
shall submit a maintenance agreement to City for review and approYal for the stormwater 
treatment methods installed in accordance with the SWMP. Once approved, the applicant shall 
record the agreement. 

34. Stonnwater Catch Basin 

·n, e applicant shall label all new or existing public and private catch basi.n inlets which arc on or 
directly adjacent to the site with the " 0 DUt\lPTNG - FJ .OWS TO THE BAY" logo as 
required by the City Engineer . 

. 15. Green Building Verification 

The applicant shall submit verification tl1at the structure was built in compliance with tl,e 
California Green Building Standards pursuant to Section 12.26 of the Municipal Code. 

36. Landscaping Installation 

The applicant shall install all on- and off-site landscaping and irrigation, as approved by tl1e 
Commt111-ity Development Director and the City Engineer. 

"J7. Signagc and Lighting Installation 

The applicant shalJ install all requited signage and o n-site lighting per the approved plan. Such 
signage shall include the disposition of guest parking, the turn-around/ loading space in tl,e fron t 
yard and accessible parking spaces. 

38. Acoustical Report 

The applicant shall submit a report from an acoustical engineer ensurmg that the rooftop 
mechanical equipment meets the City's noise regulations. 

39. Landscape Certification 

·111e applicant shall provide a Certificate of Completion conforming ro the City's Water l<'.fficient 
J .andscape Regulations. 

-W. Condominium Map 

The applicant shall record the condominium map a~ required by the City Engineer. 

41. Public Improvements and Street Damage 

The applicant shall install all public improvements required herein, and shall repair any damaged 
right-of-way infrastructures and otl,erwisc displaced curb, gutter and/ or sidewalks and City's 
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storm drain i.nlct shaU be removed and replaced as directed by the City 1 •:ngineer o r his designee. 
·n,e applicant is responsible to resurface (grind and o,·erlay) half of the street along the frontage 
of El Camino Real if determined to be damaged during coni;rruction, as directed by the City 
Engineer or his designee. 

42. Stormwater Management Plan Inspection 

"l11e applicant shaU have a final inspection and certification done and submitted by the Engineer 
who designed the SWMP to ensure that the treaunents were installed per design. The applicant 
shall submit a maintenance agreement to City for review and approval for the stormwater 
treatment methods installed in accordance with the SWMP. Once approved, the applicanr shall 
record the agreement. 

43. Driveway Visibility and Loading Zone 

'lbc applicant shall provide no parking areas on either side of the driveway and a loading ;,;one to 
the west of the driveway as approved by the City Engineer. 
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ADVI SO R S IN rUBLIC/rRJVATE REAL ESTATE D EVELOPMENT 

MEMORANDUM 

Jon Biggs 

Community Development Director 
City of Los Altos 

Keyser Marston Associates, Inc. 

August 15, 2016 

Density Bonus & Concession Analysis - 4880 El Camino Real 

In accordance with your request, Keyser Marston Associates, Inc. (KMA) has prepared a 

real estate economic analysis related to the proposed residential project at 4880 El 

Camino Real in the City of Los Altos. The economic analysis addresses the proposal by 
the Developer of the project, LOLA, LLC, to obtain a density bonus and height 

concession as provided for by the State Density Bonus law (California Government 
Code Section 65915). 

In summary, the finding of the analysis is that the proposed height concession is needed 
in order to offset the cost of the three proposed affordable units in the project (two at 

Low Income and one at Moderate Income). In other words, including three affordable 
units in the project would satisfy the provision of the State Density Bonus law that the 
height concession is economically justified. 

I. Background 

The proposed project is located on an approximately 0.45-acre site at 4880 El Camino 
Real between Los Altos Square and Jordan Avenue. Existing zoning for the site allows 

for 17 units, a density of 38 units/acre. The building height limit for the site is 45 feet. In 

terms of affordable housing requirements, the City's inclusionary housing ordinance 

requires that one of the project's units be sold to a Moderate Income household and one 
sold to a Low Income household (households earning up to 120% and 80% of area 
median income respectively). 

160 PACIFIC AVEN UE,SUITE 204, SAN FRAN CISCO ,CALIFORNIA 94111, PH O N E : 415 396 3050,, FAX :415 397 5065 
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The Developer has prepared two project alternatives. In the first alternative, the building 
would be 5-stories and 62 feet in height, not including rooftop mechanical equipment. 

Parking would be in a subterranean parking garage with a mechanical parking lift 

system. The project is proposed to include 21 units, resulting in a density of 47 

units/acre. Three affordable units are proposed - two Low Income units required to 
qualify for the density bonus and one additional affordable unit at Moderate Income. 

The Developer's second project alternative is similar to the first alternative except the 
project would have four stories rather than five. The 21 units are still achieved in this 

alternative despite the loss of the fifth story by reducing the building setbacks on the rear 
of the property. It is noted that the 4-story alternative has about 4% less sellable building 

area than the 5-story alternative (30,768 vs. 32,074 square feet). 

The Developer is seeking a density bonus pursuant to the State Density Bonus law to 

increase the unit count from 17 to 21 units. In addition to the density bonus, the 
Developer is also seeking a height concession in order to exceed the site's current 

height limit. The height concession is needed in order for the Developer to achieve 
approximately 11 foot floor-to-ceiling heights in the proposed 5-story project alternative 

and 12 foot floor-to-ceiling heights in the proposed 4-story alternative. As described later 

in this memorandum, the analysis also considers a project alternative under current 

zoning and an alternative with the density bonus only (without the height concession) 1 . 

Development Alternatives _ 

Project Under Current Zoning (Base Case) 
Project w/ Density Bonus Only (no Height Concession) 
Proposed 5-Story Project w/ Height Concession 
4-Story Project Option w/ Reduced Setback 

'excludes rooftop n-echenical equipm&nl 

II. Approach 

Peres Urnls DU/Acre Bldg Height" Floors Fl to Ceihng 

0.448 17 37.9 45 feet 4 floors ~10 feet 
0.448 21 46.8 ~57 feet 5 floors ~10 feet 
0.448 21 46.8 62 feet 5 floors 11 feet 
0.448 21 46.8 54 feet 4 floors 12 feet 

Government Code Section 65915 requires cities to approve density bonuses when 

developers provide certain amounts of affordable units. A project qualifying for a density 
bonus is also eligible for one to three "concessions and incentives". These are defined 

as modifications of development standards that result in "identifiable, financially 

sufficient, and actual cost reductions" . The proposed project is eligible for one 
concession and has requested an increase in building height from 45 to 62 feet. The City 

1 The height concession relates to the proposed floor-to-ceiling heights in excess of 10 feet. It is 
assumed that the fifth floor is needed in order to physically accommodate the 21 proposed units 
in the project (without the reduction in rear yard setbacks in the Developer's 4-story alternative). 
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must approve the height increase unless it can make a written finding, based on 

substantial evidence, of any of the following: 

a) The concession or incentive is not required in order to provide for affordable 

housing costs, as defined in Section 50052.5 of the Health and Safety Code, or 

for rents for the targeted units to be set as specified in subdivision (c) of Section 

65915. 

b) The concession or incentive would have a specific adverse impact, as defined in 
paragraph (2) of subdivision (d) of Section 65589.5, upon public health and 

safety or the physical environment or on any real property that is listed in the 
California Register of Historical Resources and for which there is no feasible 

method to satisfactorily mitigate or avoid the specific adverse impact without 
rendering the development unaffordable to low- and moderate-income 

households. 

c) The concession or incentive would be contrary to state or federal law. 

The purpose of KMA's analysis is to analyze the economics of the proposed project in 
order to determine whether the height concession requested, in addition to the density 

bonus, is required to fulfill the subsection A criteria noted above. To that end, KMA 

prepared an analysis which (1) quantifies the affordable housing cost, also known as the 
below market rate housing (BMR) cost, and (2) quantifies the value increment generated 

by the density bonus and height concession. This two-step approach is a means of 
assessing, in as objective a manner as reasonably possible2

, whether the requested 

height concession is "required in order to provide for affordable housing costs" as 
specified in the State Density Bonus law. 

Ill. Economic Analysis 

The following describes the analysis of the two elements of the pro forma analysis: the 
BMR cost analysis, and the value increment generated by the density bonus and height 

concession. 

a) BMR Cost 

The first task of the analysis is to quantify the cost of the BMR units. The gross BMR 

cost is the development costs of building the BMR units including direct labor and 

2 The approach taken minimizes the analysis impacts that could result from disagreements with 
the Developer regarding pro forma inputs (sale prices, costs, returns, etc.). 
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materials costs of project construction, and indirect (soft) costs of development such as 
architecture and engineering, fees and permits costs, taxes, insurance, marketing, and 

financing costs. On this basis, the gross cost of the three BMR units in the 5-story 

alternative is estimated at $715/square foot of net livable area ($520/square foot of gross 
floor area3

) , or approximately $2.6 million for the three BMR units (average unit size of 

1,225 square feet). A portion of the $2.6 million gross BMR cost is then offset by the sale 

proceeds from the three BMR units, averaging $215,000/unit (see the attached Table 3 
and Table 4 for detail on the sale price estimates). After the sale proceeds have been 

accounted for, the net cost of the three BMR units in the 5-story alternative is estimated 

at $1 .98 million. 

Total BMR Cost•, . . . " --~ h • 

Units Net Sg. Ft ~ $/NSF Total 

Gross Cost of BMR Units $875,667 $715 $2,627,000 
(Less) Low Income Unit Sales (2BR) 2 2.338 ($138,000) ($118) ($276,000) 
(Less) Woderate Income Unit Sales (3BR) _1 _ 1,337 {$369,000} ($276} $369,000 
Net Cost of BMR Units 3 3,675 $660,667 $539 $1 ,982,000 

'To be conservative, the BMR cost is based on the 5-story el/erneltve The costs of the a//ernalive wt/Jou/ the height concession and 

the 4 -story altemallve are shghly /o,,er 

"S52(Ysqu11re tool of gross floor ar1111 

The construction costs of the project are high relative to some lower density projects due 
primarily to the subterranean parking garage. First class design, construction, and 

materials are also assumed in the analysis to correspond with the projected market rate 

sale prices. 

b) Value Increment from Density Bonus & Height Concession 

The next step in the analysis is to quantify the value increment (potential additional 
profit) generated for the Developer as a result of the density bonus and height 
concession. In order to justify the height concession, the value increment from the 

density bonus plus height concession should be proportionate to the cost of the BMR 
units. If the value increment is substantially higher than the BMR cost, the height 
concession could be determined to be unnecessary. 

In order to estimate the value increment, a development pro forma has been run for a 
project alternative under current zoning (17 units, 4-stories, 45 feet), a project alternative 

with the density bonus only, i.e. without the height concession (21 units, 5-stories, 

approximately 57 feet}, and the proposed project (21 units, 5-stories, 62 feet). By 

subtracting the estimated development costs from the estimated condo unit sale 

3 Gross building floor area includes hallways and other common areas but excludes the parking garage. 
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proceeds, an estimated project return can be calculated for each alternative. The value 
increment is the amount by which the project return exceeds the project return with the 

current zoning alternative. In other words, the value increment is the additional profit the 

Developer could potentially realize by building the project with the density bonus and 

height concession compared to the project under current zoning. 

The development costs have been based on third party construction cost data such as 
RS Means, by general contractor cost estimates for similar projects in the market, and 

by project pro formas from other Bay Area projects KMA is involved with (estimates are 
shown in the attached Table 1A and Table 1 B). Condo sale prices have been estimated 

at approximately $1 .17 million for the average 1,200 square foot 2-bedroom unit and 
$1 .7 million for the average 1,800 square foot 3-bedroom unit based on sales of 

residential units in the market adjusted for time, location, and level of amenities (see 
chart below). In general, pricing for the project will benefit from its desirable Los Altos 

address and close proximity to neighborhood services such as Whole Foods and the 

Village at San Antonio Center, however the project will not have the advantage of a 
downtown Los Altos location, and pricing will be discounted somewhat to reflect the 
proposed parking lift system instead of conventional side by side parking. 

Residential Sales Comps 

$3,000.000 

$2.500.000 

S2,000.000 • 

$1,500.000 

$1,000.000 

$500,000 

$0 - ~--- -- -~ 
800 800 1.000 1.200 1.◄00 1,600 1,800 2.000 2.200 2,400 

Unit Square Feet 

♦ 100 First Street Los Altos 

• 4386 El Camino Real, Los Anos 

:i: Clasilcs. Mountain View 

• Newton Square, Mountain View 

v Viewpoint Mountain VifrN 

A Solalre. Sunnyvale 

Source. The Mark Company, Core/ogle. Real Estate Economics. Note · 100 F,rst Street end 4388 El Camino Reel 

sales ere from 2015. 

The following table summarizes the value increment analysis for the Developer's 5-story 

alternative with three BMR units. As shown, the value increment of the density bonus 

project only (i.e. the density bonus but not the height concession) over the current 
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zoning project is estimated at $1 .3 million. The value increment of the Developer's 5-
story project alternative, including the height concession, over the current zoning project 

is estimated at $1 .7 million. The same figures for the Developer's 4-story alternative are 

also summarized on the following page (the conclusions from the analysis immediately 

follow the tables on p. 8). 
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Value Increment from Density Bonus Only - 5-Story Alternative ~ 

Project Under Density Bonus Only 

Current Zoning (No Height Concession) 

11/arket Rate Units 15 units 18 units 
Low Income Units 1 units 2 units 
IV,oderate Income Units 1 units 1 units 
Total Units 17 units 21 units 

Sale Revenues $22,263,000 $26,881,000 
(Less) Development Costs ($19,250,000) ($22,560,000) 
Development Return $3,013,000 $4,321 ,000 

Value Increment from Density Bonus and Height Concession - 5-Story Alternative 
Project Under Proposed 5-Story 

Current Zoning Altemath.e 

II/ark.et Rate Units 15 units 18 units 
Low Income Units 1 units 2 units 
IV,oderate Income Units 1 units 1 units 
Total Units 17 units 21 units 

Sale Revenues $22,263,000 $27,658,000 
(Less) Development Costs ($19,250,000' ($22,930,000' 
Development Retum $3,013,000 $4,728,000 

4-Story Alternative 

Value Increment from Density Bonus Only - 4-Story Alternative 
Project Under Proposed 4-Story 

Current Zoning Altematil.e 

Market Rate Units 15 units 18 units 
Low Income Units units 2 units 
Moderate Income Units 1 units 1 units 
Total Units 17 units 21 units 

Sale Revenues $22,263,000 $25.613,000 
(Less) Development Costs $19,250,000 $21,820,000 
Development Return $3,013.000 $3,793,000 

Value Increment from Density Bonus and Height Concession - 4-Story Alternative 
Project Under Proposed 4-Story 

Current Zoning Altematil.e 

Market Rate Units 15 units 18 units 
Low Income Units 1 units 2 units 
Moderate Income Units 1 units 1 units 
Total Units 17 units 21 units 

Sale Revenues $22,263.000 $26,355,000 
(Less) Development Costs ($19,250,000) ($21,990.000' 
Development Return $3,013,000 $4,365,000 

Value 

Increment 

3 units 
1 units 
Q units 
4 units 

$4,618,000 
($3,310,000' 
$1 ,308,000 

Value 

Increment 

3 units 
1 units 
Q units 
4 units 

$5,395,000 
($3,680,000) 
$1 ,715,000 

Value 

Increment 

3 units 
1 units 
Q units 
4 units 

$3,350,000 
$2,570,000 

$780,000 

Value 

Increment 

3 units 
1 units 
Q units 
4 units 

$4,092,000 
($2,740,000 
$1,352,000 
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As described in Section Ill.a. of this memorandum, the cost of three BMR units is 

estimated at approximately $1 .98 million. The value increment that could potentially be 
realized for the Developer's two alternatives with the density bonus only (no height 

concession) range from $780,000 to $1 .3 million. Including the height concession, the 

value increment is estimated at $1 .35 million and $1 .7 million. Since the value increment 
in all cases is less than the cost of the three BMR units, the conclusion of the analysis is 

that the height concession is reasonably necessary to address the cost of the three BMR 

units in the both the 5-story and 4-story project alternatives. 
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Table 1A. 
Development Cost Estimate - 5-Story Alternative vs. Current Zoning 

Project Under Current Zoning (Base Case) ,, . . •. _· .. : .. .. _ ... ~ 
$/NSF $/Unit 

26,273 17 

Land Acquisition <
1

) $205 /land sf $152 $235,294 
Direct Construction $400 $618,235 
Indirects $140 $216,471 
Financing $40 $62,353 
Total Costs $733 $1 ,132,353 

Project with Density Bonus Only (No Height Concession) . 
$/NSF $/Unit 

32,074 21 

Land Acquisition <
1

) $205 /land sf $125 $190,476 
Direct Construction $400 $610,952 
Indirects $140 $213,810 
Financing $39 $59,048 
Total Costs $703 $1,074,286 

Proposed 5-Story Project w/ Height Concession 
$/NSF $/Unit 

32,074 21 

Land Acquisition <
1l $205 /land sf $125 $190,476 

Direct Construction $408 $623,333 
Indirects $143 $218,095 
Financing $39 $60,000 
Total Costs $715 $1,091 ,905 

l1) Public records indicate the land was purchased in September 2015 for $4,000,000. 

Prepared by: Keyser Marston Associates 
Filename: 4880 ECR Proforma 8.3. 16.xlsx; Costs1 

Total Costs 

$4,000,000 
$10,510,000 
$3,680,000 
$1,060,000 

$19,250,000 

Total Costs 

$4,000,000 
$12,830,000 

$4,490,000 
$1 ,240,000 

$22,560,000 

Total Costs 

$4,000,000 
$13,090,000 

$4,580,000 
$1,260,000 

$22,930,000 



Table 18. 
Development Cost Estimate - 4-Story Alternative 

Project with Density Bonus Only (No Height Concession) _ 
$/NSF $/Unit Total Costs 

30,768 21 

Land Acquisition (1) $205 /land sf $130 $190,476 $4,000,000 
Direct Construction $400 $586,190 $12,310,000 
Indirects $140 $205,238 $4,310,000 
Financing $39 $57,143 $1 ,200,000 
Total Costs $709 $1,039,048 $21,820,000 

Proposed 4-Story Project w/ Height Concession 
$/NSF $/Unit Total Costs 

30,768 21 

Land Acquisition !1> $205 /land sf $130 $190,476 $4,000,000 
Direct Construction $404 $591,905 $12,430,000 
Indirects $141 $207,143 $4,350,000 
Financing $39 $57,619 $1,210,000 
Total Costs $715 $1,047,143 $21 ,990,000 

11> Public records indicate the land was purchased in September 2015 for $4,000,000. 

Prepared by: Keyser Marston Associates 
Filename: 4880 ECR Proforma 8.3.16.xlsx: Costs2 



Table 2A. 
Sale Proceeds Estimate • 5-Story Alternatlve vs. Current Zoning 

Pro ect Under Current Zoning (Base Case) • _ ._ 
Program 

Units % Total Avg SF 

Market Rate Units 
2-Bedroom 6 29% 1,199 
3-Bedroom 9 43% 1,842 
Total 15 71% 1,584 

BMR Units 
2-Bedroom - Low 1 5% 1,169 
3-Bedroom - Moderate 1 5% 1,337 
Total 2 10% 1,253 

Total 17 81% 1,545 

(Less) Development Costs 

Development Return 
% of Gross Sales 
% of Development Costs 

Project with Density Bonus Only (No Height Concession) 

Units 

Market Rate Units 
2-Bedroom 7 
3-Bedroom 11 
Total 18 

BMR Units 
2-Bedroom - Low 2 
3-Bedroom - Moderate 1 
Total 3 

Total 21 

(Less) Development Costs 

Development Return 
% of Gross Sales 
% of Development Costs 

Pro osed 5-Story Proiect 

Units 

Market Rate Units 
2-Bedroom 7 
3-Bedroom 11 
Total 18 

BMR Units 
2-Bedroom - Low 2 
3-Bedroom - Moderate 1 
Total 3 

Total 21 

(Less) Development Costs 

Development Return 
% of Gross Sales 
% of Development Costs 

Prepared by· Keyser Marston Associates 
Filename· 4880 ECR Pro rorma 8 .3 16 xlsx. Sales1 

Program 
% Total Avg SF 

33% 1.201 
52% 1,818 
86% 1,578 

10% 1,169 
5% 1,337 

14% 1,225 

100% 1,527 

Program 
% Total Avg SF 

33% 1,201 
52% 1,818 
86% 1,578 

10% 1,169 
5% 1,337 

14% 1,225 

100% 1,527 

Sales Proceeds 
Total SF Avg Pnce $/SF Total 

7.193 $1 ,127,000 $940 $6,762,000 
16,574 $1 ,666,000 $905 $14,994,000 
23,767 $1 ,450.400 $915 $21 .756,000 

1,169 $138,000 $1 18 $138,000 
1,337 $369,000 $276 $369,000 
2,506 $253,500 $202 $507,000 

26,273 $1 ,309,588 $847 $22,263,000 

($1,132,353) ($733) ($19.250,000) 

$177,235 $1 15 $3,013,000 
13.5% 
15.7% 

Sales Proceeds 
Total SF Avg Pnce SISF Total 

8,406 $1,141,000 $950 $7,987,000 
19,993 $1,659,000 $913 $18,249,000 
28,399 $1,457,556 $924 $26,236,000 

2,338 $138,000 $118 $276,000 
1,337 $369,000 $276 $369,000 
3,675 $215,000 $176 $645,000 

32,074 $1 ,280,048 $838 $26,881 ,000 

($1 ,074,286) ($703) ($22,560.000) 

$205,762 $135 $4,321 ,000 
16.1% 
19.2% 

Sales Proceeds 
Total SF Avg Price $/SF Total 

8,406 $1 ,175.000 $978 $8,225,000 
19,993 $1,708,000 $940 $18,788,000 
28,399 $1 ,500,722 $951 $27,013,000 

2,338 $138,000 $118 $276,000 
1,337 $369,000 $276 $369,000 
3,675 $215,000 $176 $645,000 

32,074 $1 ,3 17,048 $862 $27,658,000 

($1.091 ,905) ($715) ($22,930,000) 

$225.143 $147 $4,728,000 
17.1% 
20.6% 



Table 2B. 
Sale Proceeds Estimate - 4-Story Alternative 

Project with Density Bonus Only (No Height Concession) . _ _ . . _ ., . . • . • , 
Program Sales Proceeds 

Unils % Tolal Avg, SF Tolal SF Avg, Price $/SF Tolal 

Market Rate Units 
1-Bedroom 2 10% 918 1.836 $896.000 $976 $1 ,792,000 
2-Bedroom 8 38% 1,291 10,325 $1 ,217,000 $943 $9,736,000 
3-Bedroom 8 38% 1,864 14,911 $1,680,000 $901 $13,440,000 
Total 18 86% 1,504 27,072 $1 ,387,111 $922 $24,968,000 

BMR Units 
2-Bedroom - Low 2 10% 1,169 2,338 $138,000 $118 $276,000 
3-Bedroom - Moderate 1 5% 1,337 1,337 $369,000 $276 $369,000 
Total 3 14% 1,225 3,675 $215,000 $176 $645,000 

Total 21 100% 1,464 30,747 $1,219,667 $833 $25,613,000 

(Less) Development Costs ($1 ,039,048) ($710) ($21 ,820,000) 

Development Return $180,619 $123 $3,793,000 
% of Gross Sales 14.8% 
% of Development Costs 17.4% 

Proposed 4-Story Pro·ect . 
Program Sales Proceeds 

Unils % Tola! Avg. SF Tola! SF Avg. Price $/SF Total 

Market Rate Units 
1-Bedroom 2 10% 918 1,836 $923,000 $1,005 $1 ,846,000 
2-Bedroom 8 38% 1,291 10,325 $1,253,000 $971 $10,024,000 
3-Bedroom 8 38% 1,864 14,911 $1 ,730,000 $928 $13,840,000 
Total 18 86% 1,504 27,072 $1,428,333 $950 $25,710,000 

BMR Units 
2-Bedroom - Low 2 10% 1,167 2,334 $138,000 $118 $276.000 
3-Bedroom • Moderate 1 5% 1,362 1,362 $369,000 $271 $369,000 
Total 3 14% 1,232 3,696 $215,000 $175 $645,000 

Total 21 100% 1,465 30,768 $1,255,000 $857 $26,355,000 

(Less) Development Costs ($1,047,143) ($715) ($21,990,000) 

Development Return $207,857 $142 $4,365,000 
% of Gross Sales 16.6% 
% of Development Costs 19.8% 

Prepared by. Keyser Merslon Associales 
Filename 4880 ECR Proforma 8 3 18 xlsx. Sales2 



Table 3. 
Estimated Affordable Home Prices - Moderate Income 
4880 El Camino Real Project 

Unit Size 
Household Size 

100% AMI Santa Clara County 2016 

Annual Income @ 110% 

% for Housing Costs 
Available for Housing Costs 
(Less) Property Taxes 
(Less) HOA 
(Less) Utilities 
(Less) Insurance 
(Less) Mortgage Insurance 
Income Available for Mortgage 

Mortgage Amount 
Down Payment (homebuyer cash) 

Supported Home Price 
Rounded 

Key Assumptions 

- Mortgage Interest Rate Pl 

- Down Payment (1l 

- Property Taxes (% of sales price) 
- HOA (per month) <2l 

- Utilities (per month) (1) 

- Mortgage Insurance (% of loan amount) 

Pl Based on City BMR pricing sheet for 86 Third Street. 

(2> Based on 86 Third Street and 100 First Street. 

Prepared by: Keyser Marston Associates 
Filename: 4880 ECR Proforma 8.3.16.xlsx: Mod Prices 

-2-Bedroom Unit 
3-person HH 

$96,400 

$106,040 

35% 
$37,114 
($3,390) 
($6,300) 
($1,524) 

($800) 
($4,347) 
$20,753 

$322,200 
$16,950 

$339,150 
$339,000 

5.00% 

5.00% 
1.00% 

$525 

$127 
1.35% 

. 3-Bedroom Unit 
4-person HH 

$107,100 

$117,810 

35% 
$41,234 
($3,690) 
($6,900) 
($2,400) 

($900) 
($4,739) 
$22,605 

$350,900 
$18,450 

$369,350 
$369,000 

5.00% 

5.00% 
1.00% 

$575 

$200 
1.35% 



Table 4. 
Estimated Affordable Home Prices - Low Income 
4880 El Camino Real Project 

Unit Size 
Household Size 

2-Bedroom Unit 

100% AMI Santa Clara County 2016 

Annual Income@ 70% 

% for Housing Costs 
Available for Housing Costs 
(Less) Property Taxes 
(Less) HOA 
(Less) Utilities 
(Less) Insurance 
(Less) Mortgage Insurance 
Income Available for Mortgage 

Mortgage Amount 
Down Payment (homebuyer cash) 

Supported Home Price 
Rounded 

Key Assumptions 
- Mortgage Interest Rate Pl 

- Down Payment <1
> 

- Property Taxes (% of sales price) 

- HOA (per month) '2l 

- Utilities (per month) <1
l 

- Mortgage Insurance (% of loan amount) 

«1> Based on City BMR pricing sheet for 86 Third Street. 

121 Based on 86 Third Street and 100 First Street. 

Prepared by. Keyser Marston Associates 
Filename· 4880 ECR Proforma 8.3.16.xlsx. Low Prices 

3-person HH 

$96,400 

$67,480 

30% 
$20,244 
($1,380) 
($6,300) 
($1,524) 

($800) 
{$1 ,769l 
$8,472 

$131 ,500 
$6,900 

$138,400 
$138,000 

5.00% 

5.00% 
1.00% 

$525 

$127 
1.35% 

3-Bedroom Unit 
4-person HH 

$107,100 

$74,970 

30% 
$22,491 
($1 ,460) 
($6,900) 
($2,400) 

($900) 
{$1,877l 
$8,955 

$139,000 
$7,300 

$146,300 
$146,000 

5.00% 

5.00% 
1.00% 

$575 

$200 
1.35% 
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August 12, 2016 {revised) 

Mr. David Kornfield 
City of Los Altos 
1 North San Antonio Road 
Los Altos, CA 94022 

Subject: Traffic Report for the Proposed 4880 El Camino Real Residential Development 
Project in Los Altos, California 

Dear Mr. Kornfield: 

Per your request, Hexagon Transportation Consultants, Inc. is submitting this traffic report for the 
proposed 4880 El Camino Real development in Los Altos, California. The project, as proposed, 
would include 21 condominium units. It would replace an existing 3,600-square foot restaurant 
onsite. Because the project is projected to generate fewer than 50 daily trips, City staff have 
stated that a full transportation impact analysis will not be required. Instead, the report will focus 
on documenting project trip generation and providing an assessment of onsite circulation and 
vehicular access. 

Project Traffic Estimates 

Through empirical research, data has been collected that correlate to common land uses their 
propensity for producing traffic. Thus, for the most common land uses there are standard trip 
generation rates that can be applied to help predict the future traffic increases that would result from a 
new development. The trip generation estimates for the proposed project are based on rates obtained 
from the Institute of Transportation Engineers' {ITE) publication Trip Generation, 9th Edition. 

Based on trip generation rates applicable to residential condos, it is estimated that the project would 
generate 165 daily trips, with 15 trips occurring during the AM peak commute hour and 17 trips 
occurring during the PM peak commute hour. The peak commute hour is the peak 60 minute period 
of traffic demand during the commute periods, which are 7:00 AM to 9:00 AM in the morning, and 4:00 
PM and 6:00 PM in the evening. 

As previously mentioned, the proposed project would replace an existing restaurant of approximately 
3,600 square feet. Based on ITE rates, the existing restaurant use generates approximately 324 daily 
trips, with 3 trips occurring during the AM peak commute hour and 27 trips occurring during the PM 
peak commute hour. Thus, the replacement of the existing restaurant use with 21 condominiums 
would result in 158 fewer daily trips, 12 additional AM peak hour trips, and 10 fewer PM peak hour 
trips. The project trip generation estimates are presented in Table 1. Because the project would 
result in a traffic reduction on a daily basis, its impact on the greater transportation network in the 
context of the City's level of service policy would be negligible. 

7901 Stoneridge Drive, Suite 202 · Pleasanton, California 94588 · phone 925.225.1439 · fx 92S.22S.0688·www.hextrans.com 
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Table 1 

August 12, 2016 (revised) 
Page 2 of6 

P . tT. G I f E f t 

I\M Peak Hour PM Peak Hour ---- - ---- ---- - - --- - - - --
land use Daily Daily 

Land Use s,ze unit code rate Trips Rate In Out Total Rate In Out Total 

Proposed Project ( a] 

Condo 21 d.u. 230 7.88 165 0.71 3 12 15 0.80 11 6 

Existing use [b) 

Restaurant 3.6 ksf 931 89.95 324 0.81 J. Q J_ 7.49 18 2 

Total [a) - [bl -158 0 12 12 -7 -3 

All Rates based on ITE Trip Generation, 9th Edition, for Condo and Quality Restaurant uses, regression rates where 

appropriate 

Project Site Circulation and Access 

17 

27 

-10 

The project's site circulation and access were evaluated in accordance with generally accepted traffic 
engineering standards based on project plans dated February 4th, 2016. The project would provide a 
single two-way driveway onto El Camino Real. Additional parking and/or potential loading space for 
trucks would be provided along the project frontage on El Camino Real. A description of the various 
design elements of the site circulation and access is provided below. 

Street Level. The project driveway would be approximately 20 feet wide and serve a single 
guest parking stall at street-level directly adjacent to the front lobby. Because this parking stall 
is located approximately 20 feet from El Camino Real, it may sometimes be blocked by exiting 
vehicles. In addition, the sight distance between a driver backing out of the parking stall and a 
vehicle exiting the garage is restricted. For these reasons, this space should not be utilized for 
vehicular parking. It should be signed and striped as no parking and utilized solely as a turn
around area for vehicles that mistakenly enter the driveway and would otherwise be required to 
back onto El Camino Real. To improve the ability of a vehicle to back into the space, 3-foot 
curb radii are recommended between the drive aisle and the stall. 

Ramp Design. The proposed garage ramp is approximately 60 feet long with an 18.4% grade 
and two transitions of 9.2% each at the top and bottom of the ramp. Transitions are generally 
required when ramp grades exceed 10% to prevent vehicles from bottoming out. Commonly 
cited parking publications recommend grades of up to 16% on ramps where no parking is 
permitted, but grades of up to 20% are cited as acceptable when garages are attended, ramps 
are covered (i.e. protected from weather) and not used for pedestrian walkways. Thus, the 
proposed 18.4% ramp grade could be adequately traversed by vehicles as designed, but will 
require a slightly greater level of caution than a less steep ramp. It should be noted that the 
vast majority of ramp users will be residents, and thus, will quickly become accustomed to the 
slightly steeper grade. 
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Gated Garage Entrance. The project driveway would connect directly to a parking garage 
ramp, which would lead to a below-grade parking structure. A remote controlled gate would be 
present at the bottom of the ramp. The distance between the gated entrance to the site's 
parking garage and the sidewalk on El Camino Real would be 75 feet, or enough space for 
three vehicles to queue. According to ITE, there would be approximately 11 PM peak hour 
trips inbound at the project driveway, or an average rate of approximately one vehicle every 
five and a half minutes. According to the publication Parking by Weant and Levinson, the 
typical capacity for a single lane coded-card reader is between 225 vehicles per hour and 550 
vehicles per hour. Given this, it is anticipated that the inbound vehicle queues would rarely 
exceed one or two vehicles during the peak commute period. Thus, the garage gate as 
located, would most likely provide adequate capacity and vehicular storage to accommodate 
the proposed demand, and vehicle queues would not spill back to El Camino Real. Prior to 
final design, the design and operation of the proposed gate system should be reviewed by City 
staff to confirm the service flow rate and access to guest parking are adequate. 

Garage Design. Within the parking structure, all parking would be provided at 90 degrees to 
the main drive aisle. There is no designated turn around space within the garage if parking 
cannot be located; the garage is effectively a single dead end aisle that serves mostly reserved 
parking. In the event that all guest spaces are occupied, vehicles would be required to make 
multiple point turns to exit the garage. This situation, while not ideal, is generally considered 
acceptable in urban areas where land is scarce and the traffic volumes are very low. To reduce 
the likelihood of a vehicle turning around in the garage, a parking guidance sign could be 
provided outside the garage to alert drivers when guest parking in the garage is full. 

Puzzle Parking System. There would be five guest stalls provided in the garage, two of which 
would be ADA accessible. The remaining 42 parking spaces would be served by a 26-foot 
wide drive aisle and two puzzle lift systems. The lift systems shown on the project plans would 
stack two vehicles in each parking stall - one level of parking at basement level and one below 
in the "pit." Upon arriving at the garage, future patrons would utilize a remote to open their 
designated, secured, parking bay. If their vehicle is located in the pit, the puzzle lift system will 
shift parked vehicles on the upper level laterally, as needed, to make space to raise the vehicle 
on the lower level. The project applicant has also suggested that a 3-level puzzle lift system 
could be considered for the project. The differences in operation between a 2-level system 
and 3-level system are very minor, as vehicles are still being shifted laterally on the base level 
and moved up or down one level. Hexagon conducted observations at an existing two level lift 
system at the Avalon Development at 651 Addison Street in Berkeley, California. Based on 
these observations, the time to access a vehicle in the puzzle lift system can vary from 30 
seconds to one minute and 45 seconds, depending on the configuration of vehicles within the 
system. Hexagon estimates the average time to access a parked vehicle in proposed parking 
garage to be approximately one minute, which equates to a maximum service rate of 
approximately 60 vehicles per hour (2 lift systems at 2 minutes per lift equates to one vehicle 
per minute). To determine whether the proposed lift system would work adequately, it is useful 
to consider the frequency of vehicles entering and exiting the parking garage during the 
highest hours of the day. According to ITE, the peak period of traffic generation at the project 
would be during the PM commute period. During this peak 60-minute period, the project would 
generate 17 trips, or about one trip every three and a half minutes. Given that the garage 
could accommodate up to 60 vehicles per hour, it is anticipated that the proposed garage 
would have adequate capacity to accommodate the number of trips into and out of the 
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proposed parking garage. Vehicle queues and person queues (waiting to retrieve their 
vehicle) would rarely exceed two within the garage. 

User Imposed Garage Delays. City staff have questioned whether user delays, including 
time required to load/unload goods, children (including infants/toddlers), elderly and mobility
impaired persons would significantly disrupt garage operations. Mobility impaired individuals 
could be expected to use one of the two ADA compliant parking spaces provided in the 
garage. During Hexagon's observations at an existing two level lift system at the Avalon 
Development at 651 Addison Street in Berkeley, there were no instances where people caused 
unusual delays when parking. Thus, it is expected that such delays would be somewhat 
infrequent. Many activities that require longer loading times, such as unloading groceries, 
occur during non-commute periods when traffic accessing the garage is lower. It is also 
noteworthy that the project would have two puzzle lift systems, one side of the garage would 
have a 12 parking bay system, and the other would have 10 parking bay system. Each of the 
two systems may load vehicles simultaneously. In addition, each parking bay will have its own 
lift. About half of the users would open the gate in front of the parking stall and enter the stall 
in the same manner as a typical parking space. These users would have very brief delays. It is 
only when lift activities are engaged that the time spent in a parking stall significantly affects 
traffic queues in the garage. During the highest hour of the day, ITE trip rates project that the 
garage would accommodate 17 vehicle trips. This translates to an average vehicular headway 
of one trip every 3.5 minutes. While some users may take extra time for the reasons staff 
have noted, for the garage to provide insufficient hourly capacity, every user would have to 
take an average of 3.5 minutes, instead of one minute, to access the garage. It is our opinion 
that, based on Hexagon's observations, this would be unlikely. 

Access to El Camino Real. Outbound at the project driveway on El Camino Real, the low 
volume of project traffic would result in brief delays for vehicles. Outbound vehicle queues 
would rarely exceed one or two vehicles. Sight distance at the project driveway would be 
adequate provided ( 1) the landscaping is low level within 10 feet of the curb face on El Camino 
Real (the height of the planned landscaping is not shown) and (2) it is not blocked by parked 
vehicles. Parking should be prohibited on El Camino Real within 10 feet west of the driveway 
(i.e. looking left for an outbound driver from the project driveway). 

Truck Access. Provisions for garbage collection and truck loading are not shown on the 
current plan. Prior to final design, the applicant should work with City staff to ensure truck 
access is adequately accommodated. Given the current design, truck access would likely 
occur via the existing curb parking on El Camino Real along the project frontage. A marked 
loading area may be considered for this location. 

Bike Parking. The Valley Transportation Authority (VTA) provides guidelines for bike parking 
in its publication Bike Technical Guidelines. Class I spaces are defined as spaces that protect 
the entire bike and its components from theft, such as in a secure designated room or a bike 
locker. Class II spaces provide an opportunity to secure at least one wheel and the frame 
using a lock, such as bike racks. For multi-family dwelling units, VTA recommends one Class 
I space per three dwelling units and one Class II space per 15 dwelling units. For the 
proposed project, this would equate to seven Class I spaces and two Class II spaces. The 
project site plan shows two Class II bike parking spaces near the building entrance, between 
El Camino Real and the lobby. The project also provides for ten Class I bike parking spaces in 
a secured area (keyed gate) under the garage ramp. Thus, the project would exceed the bike 
parking standards recommended by VT A. 
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Pedestrian Access. The project would provide a paved walkway between the existing 
sidewalk on El Camino Real and the building entrance. 

Generally, the design of the project site circulation and access is consistent with urban design 
practices. The presence of the garage ramp, short onsite drive aisle, and "confined" feel of the 
parking garage will serve to keep vehicles operating at very low speeds. In addition, the low traffic 
volume onsite, one trip every three and a half minutes, means that the frequency of vehicle conflicts 
will be relatively low. Under such circumstances, small parking structures usually operate adequately 
without any operational problems. 

Conclusions 

This analysis produced the following conclusions: 

• Relative to the existing restaurant use, the project would result in a traffic reduction on a daily 
basis. Therefore, its impact on the greater transportation network in the context of the City's 
level of service policy would be negligible. 

• The project's parking lift and front entrance gate systems would have adequate capacity to 
accommodate the anticipated traffic demand. Prior to final design, the design and operation of 
the proposed gate system should be reviewed by City staff to confirm the service flow rate and 
access to guest parking are adequate. 

• Because of its proximity to El Camino Real and restricted sight distance, the street level 
parking space should be signed and striped as no parking and utilized solely as a turn-around 
area for vehicles that mistakenly enter the driveway. To improve the ability of a vehicle to back 
into the space, 3-foot curb radii are recommended between the drive aisle and the stall. 

• Commonly cited parking publications recommend grades of up to 16% on ramps where no 
parking is permitted, but grades of up to 20% are cited as acceptable under certain conditions. 
The proposed 18.4% ramp grade could be adequately traversed by vehicles as designed, but 
will require a slightly greater level of caution. 

• There is no designated turn around space within the garage if guest parking cannot be located. 
In the event that all guest spaces are occupied, vehicles would be required to make multiple 
point turns to exit the garage. While not ideal, this situation is generally considered acceptable 
in urban areas where land is scarce and the traffic volumes are very low. To reduce the 
likelihood of a vehicle turning around in the garage, a parking guidance sign could be provided 
outside the garage to alert drivers when guest parking in the garage is full. 

• Outbound at the project driveway on El Camino Real, the low volume of traffic would result in 
brief delays and short vehicle queues. Sight distance at the project driveway would be 
adequate provided (1) the landscaping is low level within 10 feet of the curb face on El Camino 
Real and (2) it is not blocked by parked vehicles. Parking should be prohibited on El Camino 
Real within 10 feet west of the driveway. 

• Prior to final design, the applicant should work with City staff to ensure truck access is 
adequately accommodated. Given the current design, truck access would likely occur via 
the existing curb parking on El Camino Real along the project frontage. A marked loading 
area may be considered for this location. 

• The project would exceed the bike parking standards recommended by VTA. 
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If you have any questions, please do not hesitate to call. 

Sincerely, 

HEXAGON TRANSPORTATION CONSULTANTS, INC. 

~~ 
Brett Walinski T .E. 
Vice President and Principal Associate 



TO: 

FROM: 

SUBJECT: 

Planning and Transportation Commission 

David Kornfield, Planning Services Manager 

DATE: i\lay 19, 2016 

AGENl)i\ ITEM # 4 

16-0 -01, 16-UP-02 and 16-S D-01-LOLt\, !LC, 4880 F.l Camino Real 
Proposed five-Story, 21-Unit Condominium 

RECOMMENDATION 

Recommend that the Ciry Council apprm·e design review, use permit and subdivision applications 
16-0 -01, I 6-UP-02 and I 6-SD-01 subject to the recommended findings and conditions of approval 

PROJECT DESCRIPTION 

This project is a multiple-family residential project at 4880 El Camino Real. The project consists of 
a 2 1-unit, five-story building with underground parking. The project replaces a vacant restaurant. 
·111e following table summarizes the project: 

GENERAL PLAN DESIGNATION: 
ZONING: 
PARCEL S IZE: 

MATERlALS: 

Existing 

SETBACKS: 

Front 30 feet 
Rear 145 feet 
Right side 22 feet 
I .eft side 5 feet 

HEIGHT: n/ a 

PARKING: n/a 

DENSITY: n/ a 

Commercial 1110roughfare 
CT (Commercial Tho ro ughfare) 
0.45 acres (19,533 square feet) 
Painted cemcntitious and plaster cement siding, natural 
stone veneer, metal overhangs, metal and glass 
balco nies 

Proposed Required/ Allowed 

25 feet 25 feet 
40/ 100 feet 40/ 100 feet 
7 to 10 feet 0 feet 
7 feet 0 feet 

62 feet1 45 feet 

48 spaces 47 spaces 

2 1 units 2 1 units~ 

1 The 62-fooi overnll build111g height 1s mca~ured br the Municipal Code to the top of the roof deck. Exceptions allow 
for roof top strucmres eight feet above the roof. where the project has its elevator tower 11 feet above the roof, for an 
effective he1gh1 o f 74 feet. 
''Ilic City's zoning code allows 17 unus. The State'~ density bmms regulations for affordable hmmng allow four 
additional 11n1ts because rhc projccr pro,•idc~ three affordahlc housing uni rs, two of which arc designated \ow-mcome. 

ATTACHMENT 4 



BACKGROUND 

On f-ebruary 4, 20 16, the Planning and Transportation Commission held a study session on the 
project. The Commission indicated a general support for the project and provided comments 
related to clarifying the design. In response, the applicant: 

• Organize<l a field trip to review the operatjon of the Klau1- Mulitlift parking system; 

• Widened the look of the mahogany front door by adding a wood surround and narrowed the 
awning windows above the entry; 

• Enhanced the lobby windows by adding wider wood muncins and mullions and adding a 
lintel; 

• A<lded natural stone to the parking garage entry wall wrapping around to the east side: 

• Lowered the horizontal siding and lengthened a second-level balcony along the west side; 

• D iffcrenriated the lower two floors with a darker building color; 

• Added an eight-foot tall, sound-attenuating wall alo ng the side property line adjacent to the 
J ack in the Box restaurant; 

• Provided more understory plantings and planting areas at the base of the building; 

• Relocated the transformer vault from the entry path to the cast side of the driveway; 

• l\lovcd the at-grade guest parking space to the garage and created a drop-off/ turn-around 
instead; 

• Created a staging area for the trash and recycling bins at the western border of the front 
yard; 

• Expanded the area and relocated the rooftop deck to the south: and 

• Provided a larger area for photovoltaics on the roof and indicated prcwiring. 

O n I\farch 23, 2016, the Bicycle and Pedestrian Advisory Commission (BPAC) met regarding the 
project and provided input to enhance the bicycle and pedestrian circulation. In response, the 
applicant: 

• Increased the number of bike racks in the garage to at least one per unit; 

• Omitted the landscape area within the public sidewalk; and 

Planning and Transportation Commission 
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May 19, 20 16 Page 2 



• Specified a bike-friendly trench drain grate at the bottom of the garage ramp. 

DISCUSSION 

General Plan 

The General Plan goals and policies for El Camino Real emphasize fiscal stability. increasing 
commercial vitality. intensification of development, developing housing, including affordable 
housing, and ensuring compatibility with adjacent residential land uses (Land Use Element. 
Econotnic Development E lement, and Housing 1 ·:lement). 

The project replaces an approximately 3,600-sguare-foot .restaurant with 21, multiple-family 
condominiums. Eighteen of the units will be market-rate; three of the units will be below-market 
rate. The site is a narrow and deep property, which lends itself to infill residential land use. 

The Housing Element encourages maximum densities of residential development as well as 
facilitating affordable housing. The project provides the maximum density aUowed for the El 
Camino Real corridor (38 dweUings per acre) and includes three below-market-rate dwellings. The 
site was overlooked as an opportunity site in the Housing Element. 

The Land Use l~lement anticipates intensification along the E l Camino Real corridor. This 
intensification is balanced with a policy that development along the corridor will be compatible with 
the residential land uses to the south. The multiple-family land uses to the south include medium 
density, two-story apartment buildings. Additionally, the medium density Los Altos Sguare 
condominiums are nearby to the south and southwest. The proposed building has stepped massing 
that lowers as it gets closer to the adjacent residential properties. A strong landscape buffer, 
including mature trees and an eight-foot tall masonry wall, provides a soft barrier along the rear. 

Zoning 

Except for the building height, the pi-oject meets or exceeds the minimum zoning codes. The front 
setback is 25 feet, where 25 feet is reguired. The side setbacks range from approximately seven to 
10 feet, where no minimum setback is teguired from the side property line. The rear setback for 
the first and second stories is 40 feet, where a minimum setback of 40 feet is required for structtues 
up to 30 feet in height. The rear setback for the third through fifth stories is 100 feet, which meets 
the minimum 100-foot setback for structt1res over 30 feet in height. The proposed uncovered decks 
and balconies may project up to six feet into the rear setback. 

As a development incentive for providing affordable housing the applicant seeks an overaU height 
exception to allow: a) a building heigh t of 62 feet, where the Code allows a height of 45 feet; and b) 
rooftop structures 1 ·1 feet above the roof, where the Code allows such structures eight feet above 
the roof. The development incentives are discussed in more detail in the Affordable Housing 
section below. 

Planning and Transportation Commission 
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The project meets the City's parking reguiremencs by providing 42 resef\·ed parking spaces, two per 
unit, and five guest parking spaces. t\dclitionally, the project provides one extra parking space as an 
unassigned handicapped space. 1\ Klaus Multiparking parking system provides the reserved parking 
in a mechanical system. The proposed system contaim a rack that is two stories tall, which is 
accessed from the main garage level. The rack stores cars at the garage level and in a basement level 
below the garage on fl series of platforms. The platforms shift up and down and side to side. The 
j1Hking areas are approximately nine-foot, six inches wide, by 18 feet, si.x inches deep with the 
platforms at approximately eight feet. l 1 inches wide by 17 feet deep. The system provides a 
vertical clearance of eight feet on the upper le,·el and si.x feet, nine inches on the lower level. The 
parking system is explained in more detail in the attached letter and specificatio ns (A ttachment C). 

Design Requirements and Findings 

The arplicable CT District design controls (Section 14.50.150 of the Municipal Code) address such 
concerns as scale, building rmportions, bulk, and screening rooftop mechanical e<.1uipment as 
follows: 

• In terms of scale, because of the district's relationship to the larger region, a mixture of 
scales is appropriate with some e lements scaled for appreciation from the street 11nd moving 
vehicles and others for appreciation by pedestrians; 

• The builcling element proportions, especially those at the gmund level, should be kept close 
to a human scale by using recesses, courtyards, entries, or outdoor spaces; 

• t\ t the residential interface, builcling proportions should be designec..l to limit bulk and 
protect residential privacy, daylight and environmental quality; and 

• Rooftop mechanical equipment should be screened from public view. 

In adclition to complying with the General Plan and aforementioned clistrict design criteria, the 
project must address the standard design review findings (Section 14.78.050 of the Municipal Code) 
summarized as follows: 

• Architectural integrity and appropriate relationship with other structures 111 the immecliate 
area in cenns of height, bulk and (.lcsign; 

• Horizontal and vertical building mass articulation to relate to the human scale; variation and 
depth of building elevations to avoid large blank walls; and residential clements that signal 
habitation such ns entrances, stairs, porches, bays and balconies; 

• Exterior materials that convey tJuality, integrity, permanence and durability, and effectively 
define the building elements; 

• Generous and inviting landscaping including onsite or offsite substantial street tree canopy, 
hardscape that complements the building; 
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• \ppropriate signage to reflect the building architecture; an<l 

• Screened rooftop mechanical eguipment and architect-urnlly appropriate utility areas. 

Design Review 

'111e project reflects the desired development intensity of the Commercial Thoroughfare district. It 
achieves th<.: maximum housing density permitted, which benefits the C ity's housing goals. It 
maintains the required stepped massing from the rear property line to limit bulk and to protect 
daylight and 1.:nvironmental quality. It maintains and enhances an appropriate landscape buffer of 
redwood and pine rrees in the rear yard to help protect the a<ljacent residential properties to the 
south. 

The building design reflects an appropriate mixture of scales with some taller vertical clements such 
as the projecting bays with wood siding for appreciation from the street and moving vehicles and 
some smaller clements such as the mahogany wood entry door, stone veneer on the front lobby, and 
metal overhangs for appreciation by pedestrians. The design clements of the building avoid large 
blank walls. 

The building design has appropriate elements that signal habitation such as the human-scaled. 
wooden front entry door. numerous balconies, overhangs and the vertical orientation of the 
windowpanes. 

The exterior building materials appropriately define the building clements and convey the project's 
quality, integrity, durability and permanence. For example, the stone veneer on the front lobby is set 
on thick walls: some of the window bays project from two to four feet from the wall planes. 
Horizontal siding defines the large projecting window bays. On the sides and rear, a darker color 
cement siding defines the base of the building. C-channcl metal awnings overhang the balconies and 
entry. Stained wood soffits enrich tJ,e detail of the bottnm of tJ,e metal overhangs and balconies. 

The landscape plan appears generous and inviting. The front yard contains two specimen palm 
trees, a bench, hedges, and ground cover. 1\ staggered linear limestone pathway pavers lead to the 
front door. Smaller, rectangular pavers cover the driveway. The project replaces a street tree in 
front of the site and two poor condition street trees in front o f the Jack in the Box property with 
City-standard London plane trees. 1be rear yard maintains the established redwood trees and a 
mature p ine rree and eight-foot tall buffer wall, and proposed evergreen screening along the 
perimeter. The rear yard also includes benches and the pathways to a llow a passi,,e use. Giant 
timber bamboo screens the narrow side yards to help buffer the building. Low bollard light fixtures 
light the padnvays around the building. 

The four to five foot tall parapets architecturally screen the mechanical equipment that is located in 
the center of the upper roof. The garage contains the trash and recycling area, which is accessed 
from each floor by chutes. The western side of the front vard contains a staging area for the refuse 
on pick-up days. 
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The project docs not propose anv signage in the front yard. Large. laser cut metal numbers on the 
front elevation provide for an appropriate building identification in the larger context of the 
commercial thoroughfare. 

Affordable Housing and Development Incentives 

The project exceeds the City's affordable housing regulations by providing three affordable housing 
units, where two are regu.ired. Chapter 14.28 of the Municipal Code requires providing a minimum 
of 10 percent of the units as moderate income. By Code, if there is more than one moderate
income unit required, then the project must provide at least one of the units at the low-income level. 
In this case. the base project is ·17 dwelling units, meeting the City's objective of maximizing the 
permitted density at 38 dwellings per acre. Rounding up, under the City's regulations the project 
must provide two affordable housing units: one moderate-income and one low-income. The project 
provides one moderate-income unit and two low-income units. 

Housing l::lement program 4.3.2 requires that affordable housing units generaUy reflect the size and 
number of bedroom of the market rate units. In this case, the project provides nine, two-bedroom 
units and 12, three-bedroom units. Of the nine, two-bedroom units, t\vo are designated at the low
income level. Of the 12, three-bedroom units, one is designated as a moderate-income unit. Staff 
believes that this mix of affordable housing meets the intent of the program since the project 
provides one of each bedroom size and volunteers an additional low-income housing unit. 

Under the State's density bonus regulations (Section 65915 of the California Government Code), the 
project gualifics for a density' bonus if it provides at least 10 percent low-income units. With the 
second low-income unit, the project provides 11.8 percent low-income units, which aUows a density 
bonus of 21.5 percent. The density bonus adds four units to the base of 17 for 2 l permitted 
dwelling units. Under State law, density bonus units arc rounded up when there arc fractional units 
and allowed beyond the City's maxi.mum permitted density. 

The two low-income units also qualify the project for at least one development incentive. In this 
case, the applicant requests a height incentive to aUow the project to exceed the maximum height of 
45 feet. The proposed bu.ildi.ng height of 62 feet and rooftop structures 11 feet above the roof aUow 
the project to have a fifth story, taller interior wall heights and elevator service to the roof. The fifth 
floor allows the applicant to provide three additional market rate units. 

Under State law (Section 65915 (d) (1), the City must give deference to the applicant on granting the 
requested development incentives unless it can make either of the fin,lings: 

a) That the development incentive is not required to provide for the costs of developing the 
affordable units; or 

b) ·111at the development incentive would have a specific adverse impact upon public health, 
safety or the physical environment, or historic resources, for which there is no feasible 
method to mitigate or avoid the impact without rendering the development unaffordable to 
low- and moderate-income households. 
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For reference, the mo<lerate-income ho using unit woul<l be limited in cost to be affordable to a 
household that makes no more than 120 percent of the County's median income. The low-incom e 
housing units would be Limited in cost to be affordable to a household that makes no more than 80 
percent of the County's median income. The County's median income for 2015 was SI 0(,,300 for a 
familv of four. 

Use Permit 

·11,c project requires a use permit to allow the multiple- fa mil~- residential use. ·n1e location of the 
use is desirnblc in that it improves an underdeveloped property along tJ1e City's major commercial 
tho roughfare with an appropriate amount of high-quality housing. The project meets other 
objectives of tl1e zoning code as it relates well to the adjacent land uses, maintains a safe traffic 
circulation pattern, and provides a high-quality design tliat enhances the City's distinctive character . 

The site has a limited commercial potential. I ts relatively narrow frontage on the commercial 
thoroughfare does not lend itself to a retail development; however, office use may be feasible. 

The projec t adequately buffers its units from the adjacent restaurant and drive-through use by 
providing an eight-foot tall masonry wall adjacent the restaurant and by providing a Landscape plan 
that has tall bamboo elements. 

The project mitigates the noise and air quality impacts from El Camino Real by 
constrnction and air handling equipment (see Environmental Review below). 
conditions of approval a rc included to address the noise and air quality impacts. 

Subdivision 

using special 
Appropriate 

T he project includes a Vesting Tentative Map for Condominium purposes. The subdivision divides 
the building into 2 1 residential units and associated common areas. Under State law, a Vesting 
Tentative Map freezes the City's regulations that apply to the subdivision at the time of entitlement 
and provides certainty for the subdivider. 

The subdivision conforms to the permitted General Plan and zoning densities as modified by State 
law. The subdivision is not injurious to public health and safety, and is suitable for the proposed 
type of development. T he subdivision provides proper access easements for ingress, egress, public 
utilities and public services. 

Environmental Review 

,\ s a small in-fill site substantially surrounded by urban uses, where the deYelopment is consistent 
witl1 tJ1e General Plan and zoning, where there is no significant natural habitat for endangered 
species, where there arc no significant effects related to traffic, noise, ai.r or water quality, where the 
site is adequately served by all rec1uired utilities and public services, in accordance with Section 15332 
of the California 1-':nvironmcntal Quality Act Guidelines the project is exempt from further 
environmcni-al review. 
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With regard to traffic. the Jmplcmentation Program C8 of the City's General Plan Circulation 
Element re(juires a transportation analysis for projects that result in 50 or more net new daily trips. 
Compared to the property's recently vac:mt restaurant use the proposed multiple-famil)' residential 
project results in a net reduction of daily trips. The attached traffic report (Att:ichment D) calculates 
the project at 165 daily trips compared to the calculated 324 trips for the restaurant use. Thus. no 
transport:irion analysis is required. 

With regard to air quality, since the project is located on a State Highway, the p roject potentially 
exposes people to air pollution. ,\dditionally, the project's construction has a potential to create air 
pollution. The project's air quality report (A ttaclui1ent I~) provides appropriate mitigation measures 
including conrrolling dust and exhaust during construction, air filtration for the dwellings, and 
construction etJuipmcnt guidelines. The report's recommended mitigations are included as 
conditions of approval. The project is below the significance threshold for creating a significant 
amount of greenhouse gas. St:tff included appropriate conditions of approval to mitigate the air 
quality impacts. 

With regard ro noise. the project is located in an area th:ir may expose its residents to higher noise 
levels. The noise study (.Att:ichment F) reconuncnds certain glazing, exterior wall construction, 
supplemental ventilation, and mechanical equipmenr noise controls to mitigate the noise levels to 
meet the City's standards. Staff included appropriate conditions of approval to mitigate rhc noise 
impacts. 

With regard to the tree impacts, the applicant conuiussioned an arborist report. The report catalogs 
the condition of all of the on-site trees and provides for tree protection measures for the trees to 
remain. The significant trees to remain in the rear yard arc in moderate to high health and suitable 
for preservation. The report contains tree protection measures for the on-site and off-site trees to 
remain. Stilff included appropriate conditions of approval to mitigate the impacts to the trees. 

PUBLIC CONT ACT 

The applicant held an informal neighborhood meeting on March 16, 2016 at the project site, which 
was attended by six interested parries. 

Staff placed an itdverciscment in the Town Crier aml mailed a post card the 155 surrounding 
property owners and business owners within ii 500-foot radius. 

The applicant constructed story poles marking tl1e corners and heights of the building. The taUer 
poles show the height to the top of the parapet (68 feet). Lower £la~ on the pole indicate the height 
of a conforming building parapet at 53 feet (45 feet plus eight-foot parapet). The shorter poles at 
the rear show parapet height at 29 feet. 

The applicanr provided a four- foot wide by six-foot tall on-site billboard notice located near the 
front property line. 

Staff posted the agenda for a general public notice. 
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Cc: Lola, LLC, Property Owners 
Brett Bailey, t\rchitect, Dahlin Group 

Attachments: 
A. Application 
B. 1\ rea Map, Vicinity Map and Notification Map 
C. Klaus Parking System Information 
D. Traffic Report 
E. Air Quality Report 
f7. Noise Study 
G. At·borist's Report 
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FINDINGS 

16-D-01, 16-UP-02 and 16-SD-01-4880 El Camino Real 

I. With regard to environmental review, the Planning and Transportation Commission finds in 
accordance with Section 15332 of the California Environmental Q uality Act Guidelines, that the 
following Categorical Exemption findings can be made: 

a. The project is consistent with the applicable Cenernl Plan designation and all applicable 
Cencrnl Plan policies as well as with applicable zoning designation and regulations, including 
incentives for the production of affordable housing; 

b. ·n,e proposed development occurs within city limits on a project site of no more than five 
acres substanfr1lly surrounded by urban uses; there is no record that the project site has 
value as habitat for endangered, rare or threatened species: 

c. ,\ pproval of the project would not result in any significant effects relating to traffic, noise, air 
quality, or water quality; and the completed studies and staff analysis reflected in this report 
support· this conclusion; nncl 

cl. The project has been reYicwcd and it is found that the site can be ade9uatcly served by all 
rc,1uircd utilities and public services. 

2. With regard to commercial design review, the Planning and Transportation Commission makes 
the following findings in accordance with Section 14.78.040 of the Municipal Code: 

a. ·n,e proposal meets the goals, policies and objectives of the General Plan with its level of 
intensity and residential density within the El Camino Real corridor, and ordinance design 
criteria adopted for the specific district such as the stepped building massing and the 
landscape buffer at the rear; 

b. The proposal has architecrural integrity and has an appropriate relationship with other 
strnctures in the immediate area in terms of height, bulk and design; the project has a 
mix ture of scales relating to the larger street and vehicles and the smaller pedestrian 
orientation; 

c. Building mass is articulated to relate to the human scale, both horizontally and vertically as 
evidenced in the design of the projecting bay windows, overhangs and balconies. Building 
elevations have variation and depth and avoid large blank wall surfaces. Residential projects 
inco rporate clements that signal habitation, such as identifiable entrances, overhangs, bays 
and balconies; 

d. Exterior materials and finishes such as the stained mahogany entry, natural limestone, 
ccmentitious horizontal siding, C-channel steel and architectural glass railings, convey 
quality, integrity, permanence and durability, and materials arc used effectively to define 
building elements such as base, body, parapets, bays, and structural elements; 
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e. Landscaping such as the specimen palm trees, timber bamboo, hedges and groundcover is 
generous and im·iting and landscape and hardscape features such as the limestone pavers, 
prccast cement planters and benches are designed to complement the building and parking 
areas and to be integrated with the building architecture and the surrounding streetscapc. 
J ,andscaping includes substantial street tree canopy including d1ree street trees and two 
specimen palm trees, either in the public right-of-way or within the project frontage; 

f. Signage such as the laser cut building numbers is designed to complement the building 
architecture in terms o f style, materials, colors and proportions; 

g. ivlechanical e9uipment is screened from public view by the building parapet and is designed 
to be consistent with the building architecture in form, mate rial and detailing: and 

h. Service, trash and utility areas are screened from public view by their location in the building 
garage and careful placement to the side of the building consistent with the building 
architecture in materials and detailing. 

3. With regard to use permit, the Planning and Transportation Commission finds in accordance 
with Section 14.80.060 of the Municipal Code: 

a. That the proposed location o f the multiple-family residential use is desirable or essential to 

tJ,e public health, safety, comfort, convenience, prosperity, or welfare in that the :,;oni.ng 
conditionally permits it and the project provides housing at a variety o f affordability levels; 

b. That the proposed locatio n of the multiple-family residential use is in accordance witJ1 the 
objectives of the zoning plan as stared in Chapter 14.02 of this title in tJ1at the project 
provides for community growth along sound line; tJ1at the design is harmonious and 
convenient in relation to surrounding land uses: iliat the project does not create a significant 
traffic impact; that the project helps meet the City's housing goals including affordable 
housing; that the project protects and enhances property values; and that the project 
enhances the City's distinctive character with a high-9uality building design in a commercial 
d1oro ughfare context; 

c. That the proposed location of the multiple-family residential use, under the circumstances of 
tJ1e particular case and as conditioned, will not be detri.menrnl to the health, safety, comfort, 
convenience, prosperity, or welfare o f persons residing or working in the vicinity or injurious 
to property or improvements in the vicinity; 

d. That the proposed multiple-family residential use complies with the regulations prescribed 
for the dis trict in which the site is located and the general provisions o f Chapter 14.02; 

4. With regard to the subdivision, the P lanning and Transpo rtation Commission finds in 

accordance with Section 66474 o f the Subdivision Map Act o f the State of California: 

a. That the proposed subdivision is co nsistent with the General Plan; 
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b. That the site is physically suitable for this type and density of development in that the project 
meets all zoning requirements except where development incentives have been granted; 

c. That the design of the subdivision and the proposed improvements are not likely to cause 
substantial environmental damage. or substantially injure fish or wildlife; and no evidence of 
such has been presented; 

d. That the design of the condominium subdivision is not likely to cause serious public health 
problems because conditions have been added to address noise, ai.r quality and life safety 
concerns; and 

e. That the design of the condominium subdivision will not conflict with public access 
casements as none have been found or identified on this site. 
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CONDITIONS 

16-0 -01, l6-UP-02 and 16-SD-01-4880 1:,1 Camino Real 

GENERAL 

I . Approved Plans 

The project approval is basc<l upon the plans received on May 12, 2016, except as modified by 
these conditions. 

2. Public Right-of-Way, General 

f\ll work within the public right-of-way shall be done in accordance with plans to be approved by 
the City Engineer. 

3. Encroachment Permit 

The applicant shall obtain an encroachment permit, permit to open streets and/or excavation 
permit prior to any work clone within the public right-of-way and it shaJI be in accordance with 
plans to be approved by the City Engineer. Note: A,!J work within El Camino Real J1Ji/l req11in1 
applica11/ to ohtai11 a11 e11cmachme11t permit 1vith Ca/trans p,ior to commc11cement q/1vork. 

4. Public Utilities 

The applicant shall contact electric, gas, communication and water utility companies regarding the 
installation of new utiJity services to the site. 

5. ADA 

All improvements shall comply with Americans with Disabilities Act (r\DA). 

6. Sewer Lateral 

1\ny proposed sewer lateral connection shall be approved by the City Engineer. 

7. Upper Story Lighting 

.Any upper story lighting on the sides and rear of the building shall be shrouded or directed 
clown to tninimize glare. 

8. Indemnity and Hold Harmless 

1he property owner agrees to indemnify and hold City harmless from all costs and expenses, 
including attorney's fees, incurred by the City or held to be the liability of City in connection with 
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City's defense of its actions in any proceeding brought in any State or J :edcraJ Court, challenging the 
City's action with respect to the applicant's project. 

9. Plan Changes 

The Planning and Transportation Commission may approve minor changes to the development 
plans. Substantive project changes require a formal amendment o f the application with review 
by the Planning and Transportation Commission and City Council. 

PRIOR TO FINAL MAP RECORDATION 

lO. CC&Rs 

The applicant shall include provisions in the Covenants, Conditions and Restrictions (CC&Rs) 
that: a) restrict storage on the private patio and decks and outline mles for other objects stored 
on the private patio and decks with the goal of minimizing visual impacts; and b) require the 
continued use and regular maintenance of the Klaus Multiparking vehicle parking system. Such 
restriction shall run in fav:or of the City of Los Altos. 

l 1. Public Utility Dedication 

The applicant shall dedicate public utility easements as relJuired by the utility companies to serve 
the site. 

l2. Fees 

The applicant shall pay all applicable fees, including but not limited to sanitary sewer impact fees, 
parkland dedication in lieu fees, traffic impact fees and map check fee plus deposit as required by 
the City of I ,os Altos Municipal Code. 

PRIOR TO BUILDING PERMIT SUBMITTAL 

13. Subdivision Map Recordation 

The applicant shall record a final map. Plats and legal descriptions of the final map shall be 
submitted for rev:iew and approval by the City Land Surveyor, and the applicant shall provide a 
sufficient fee retainer to cover the cost of the final map application. 

14. Public Improvements 

The property owner or applicant shall install remove and replace with current City Standard 
sidewalk, vertical curb and gutter, and driveway approaches from property line to property along the 
frontage of El Camino Real. Such work ~hall restore the existing driveway approach to current City 
Standard vertical curb and gutter along the northerly corner of the property. 
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15. Street Trees 

The street trees shall be installed along the project's El Carnino Real frontage and include two 
trees in front of 4896 El Camino Real, as directed by the City Engineer. 

16. Sidewalk Lights 

The owner or applicant shall maintain and protect the existing ligh t fixture in the El Camino 
Real sidewalk, as directed by the City Engineer. 

I 7. Performance Bond 

T he applicant shall submit a cost esrjmatc for all improvements in th e public right-of-way and 
shall submit a 100 percent performance bo nd (to be held until acceptance of improvements) and 
a 50 percent labor and material bond (to be held until 6 mo nths after acceptance of 
improvements) for the work in the public right-of-way. 

18. Right of Way Constmction 

The applicant shall submit detailed plans for any construction act1v1t1es affecting the public 
right-of-way, including but not limited to excavations, pedestrian protection, material storage, 
earth retention, and construction vehicle parking, to the City Engineer for review and approval. 
The applicant shall also submit on-~ite and off-site grading and drainage plans that include drain 
swalcs, drain inlets, rough pad elevations, building envelopes, and grading elevations for 
approval by the City. 

19. Sewer Capacity 

The applicant shall show sewer connection to the City sewer main and submit calculations 
showing that the City's existing 8-inch sewer main will not exceed two-thirds fulJ due to the 
additional sewage capacity from proposed project. foor any segment that is calculated to exceed 
two-thirds full for average daily flow or for any segment that the flow is surcharged in the main 
due to peak flow, the applicant shall upgrade the sewer line or pay a fair share contribution for 
the sewer upgrade to be approved by the Di.rector of Public Works. 

20. Trash Enclosure 

The applicant shall contact :tvlission Trail Waste Systems and submit a solid waste, recyclables 
(and organics, if applicable) disposal plan indicating the type, size and number of containers 
proposed, and the frequency of pick-up service subject to the approval of the Engineering 
Division. T he applicant shall also submit evidence that Mission Trail Waste Systems has 
reviewed and approved the size and location of the proposed trash enclosure. 'TI1c approved 
trash staging location shall be maintained as required by the City Engineer. 
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21. Stonnwater Management Plan and NPDES Pennit 

The applicant shall conform to the Stormwater Management Plan (SWMP) report showing that 
100% of the site is being treated, and in compliance with the Municipal Regional Stormwater 
NPDES Permit (MRP), in accordance with the C.3 Provisions for Low Impact Development 
(LID) and in compliance with the November I 9, 2015 requirements. The SWMP shall be 
reviewed anc..l approved by a City approved third party consultant at the applicant's expense. 
The recommendation from the SWMP shall be shown o n th<:: building plans. 

22. Green Building Standards 

The applicant shall provide verification that the project will comply with the City's Gr<::cn 
Building Standards (Section 12.26 of the Municipal Code) from a qualified green building 
professional. 

23. Property Address 

The applicant shall provide an address signage plan as required by the Building Official. 

24. Landscape 

The applicant shall provide a landscape and irrigation plan in conformance to the City's Water 
Efficient Landscape Regulations in accordance with Chapter 12.46 of the Municipal Code. 

PRIOR TO ISSUANCE OF DEMOLITION AND/OR BUILDING PERMIT 

25. Construction Management Plan 

The applicant shall submit a construction management plan for review and approval by the 
Community Development Director. The construction management plan shall address any 
construction activities affecting the public right-of-way, including but not limited to: prohibiting 
dirt hauling during peak traffic hours, excavation, traffic control, truck routing, pedestrian 
protection, appropriate!)' designed fencing to limit project impacts and maintain traffic visibility 
as much as practical, material storage, earth retendon and constn1ction and employee vehicle 
parking. 

26. Sewer Lateral 

The applicant shall abandon additional sewer laterals and cap at the main if they are not being 
used. J\ property line sewer cleanout shall be installed within 5 feet of the property line within 
private property. 

27. Solid Waste Ordinance 

]11e applicant shall comply with the City's adopted Solid Waste Collection, Remove, Disposal, 
Processing & Recycling Ordinance, which requires mandatory commercial and multi-family 
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dwellings to provide for recycling, and organics collection programs as per Chapter 6.12 of the 
l\fonicipal Code. 

28. Air Quality Mitigation 

The applicant shall implement and incorporate the air quality mitigations into the plans as 
required by staff in accordance with the report prepared by Illingsworth & Rodin, lnc., dated 
March 18, 2016. 

29. Noise Mitigation 

The applicant shall implement and incorporate the noise mitigation measures into the p lans as 
required by staff in accordance with the report by Wilson Ihrig, dated March 2, 2016 and revised 
on April 20, 2016. 

30. Tree Protection 

The applicant shall implement and incorporate the tree protection measures into the plans and 
on-site as required by staff in accordance with the report by The Tree Specialist, dated April 21, 
2106. 

31. Affordable Housing Agreement 

The applicant shall offer for 30-year period, one, three-bedroom unit at the moderate-income 
level, and t\vo, t\vo bedroom units at the low-income level, in accordance with the City's 
Affordable Housing Agreement, in a recorded document in a form approved by the City 
.Attomey. 

PRIOR TO FINAL INSPECTION 

32. Maintenance Bond 

·n1e applicant shall submit a one-year, 10-percent maintenance bond upon acceptance of 
improvements in the public right-of-way. 

33. Stormwater Facility Certification 

The applicant shall have a final inspection and certification done and submitted by the Engineer 
who designed the SWMP to ensure that the treatments were instalJed per design. The applicant 
shall submit a maintenance agreement to City for review and approval for the stormwater 
treatment methods instalJed in accordance with the SWMP. Once approved, the applicant shall 
recotd the agreement. 
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34. Stonnwater Catch Basin 

T11e applicant shall label all new or existing public and private catch basin inlets which are on or 
directly adjacent to the site with the "NO DUMPING - PLOWS TO THE BJ\ Y" logo as 
required by the City Engineer. 

35. Green Building Verification 

111e applicant shalJ submit verification that the st11.1cture was built in compliance w ith the 
California Green Building Standards pursuant to Section 12.26 of the Municipal Code. 

36. Landscaping Installation 

The applicant shall install all on- and off-site landscaping and irrigation, as approved by the 
Community Development Director and the City Engineer. 

37. Signage and Lighting Installation 

The applicant shall install all required signage and on-site lighting per the approved plan. Such 
signage shall include the disposition of guest parking, the turn-around/loading space in the front 
yard and accessible parking spaces. 

38. Acoustical Report 

The applicant shall submit a report from an acoustical engmeer ensurmg that the rooftop 
mechanical equipment meets the City's noise regulations. 

39. Landscape Certification 

The applicant shall provide a Certificate of Completion conforming to the City's Water Efficient 
Landscape Regulations. 

40. Condominium Map 

The applicant shall record the condominium map as required by the City E ngineer. 

41. Street Damage 

'lhe applicant shall repair any damaged right-of-way infrastructures and otherwise displaced 
curb, gutter and/ or sidewalks and City's storm drain inlet shall be removed and replaced as 
directed by the City Engineer or his designee. The applicant is responsible to resurface (grind 
and overlay) half of the street along the frontage of E l Camino Real if dctennined to be 
damaged du.ring construction, as Llirccted by the City Engineer or his designee. 
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42. Stonnwater Management Plan Inspection 

'111c applicant shall have a final inspection and certification done and submitted by the Engineer 
who designed the SWtvCTJ to ensure that the treatments were installed per design. T he applicant 
shaU submit a maintenance agreement to City for re,·iew and approval for the storrnwater 
treatment methods instaUe<l in accordance with the SWMP. Once approved, the applicant shall 
record the agreement. 

43. Driveway Visibility 

Thee: applicant shall work with the Engineering Division to indicate a sufficient no parking area 
along I •:I Camino Real to the north of the <lriveway to provide adequate sight visibility. 
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