
COUNTY OF SAN MATEO 
PLANNING AND BUILDING DEPARTMENT 

 
 

DATE:  July 25, 2018 
 
TO: Planning Commission 
 
FROM: Planning Staff 
 
SUBJECT: EXECUTIVE SUMMARY:  Consideration of a Lot Merger, Grading Permit, 

Zoning Map and Text Amendment, and General Plan Map Amendment to 
allow for the construction of a 90-unit residential elderly care facility at 
the northern corner of El Camino Real and East Selby Lane in the 
unincorporated North Fair Oaks area of San Mateo County, and a General 
Plan Conformity request by the County’s Real Property Services Division 
to determine if the proposed vacation of a dead-end public alley and 
sanitary sewer easement north of East Selby Lane required for this project 
conforms to the County General Plan.  The project includes the removal of 
14 significant trees, approximately 10,000 cubic yards of grading, and 
street improvements for the Selby Park neighborhood. 

 
 County File Numbers:  PLN 2017-00251 and PLN 2018-00188 
 
 
PROPOSAL 
 
Sunrise Senior Living Facility (PLN 2017-00251) 
 
The applicant, Jerry Liang of Sunrise Senior Living, is proposing the construction of a 
two- and three-story residential elderly care facility at the corner of El Camino Real 
(ECR) and East Selby Lane in the unincorporated North Fair Oaks area of San Mateo 
County.  The facility will include 90 studio, double, and semi-private units for up to 
127 elderly residents, a secured garden on the northeast side along Markham Avenue, 
roof garden, access road and delivery area along the western property line accessed 
via ECR, and 63-space underground parking garage with bicycle storage.  The 
applicant will install and upgrade some street improvements and contribute to a fund 
for a future residential permit parking program for the Selby Park neighborhood, the 
residential neighborhood east of the project site. 
 
The project requires a Lot Merger to merge the six subject parcels into one 
61,726 sq. ft. (1.42-acre) parcel for the proposed development and a Grading Permit for 
approximately 11,000 cubic yards of excavation for the underground parking garage 
and the removal of 14 significant-sized trees.  As the proposed use is not permitted 
and does not fully comply with all of the development standards of the Neighborhood 
Mixed-Use-El Camino Real (NMU-ECR) Zoning District, a Zoning Map and Text 
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Amendment is required to rezone one of the six parcels (APN 060-271-060) zoned 
Two-Family Residential District/S-5 Combining District (R-2/S-5) and the other five 
parcels zoned NMU-ECR to Planned Unit Development (PUD).  The proposed 
PUD District will be customized to accommodate the unique use, which will result in 
conformance with the allowed uses and maximum densities outlined in the North Fair 
Oaks Community Plan for this area.  Additionally, to achieve a consistent land use 
designation throughout the proposed merged parcel, a General Plan Map Amendment 
is required to change the land use designation of one parcel (APN 060-271-060) from 
Multi-Family Residential to Commercial Mixed Use (CMU). 
 
Vacation of Alley and Sanitary Sewer Easement (PLN 2018-00188) 
 
The proposed facility requires the vacation of a 20-foot wide dead-end public alley and 
sanitary sewer easement north of East Selby Lane.  The County Real Property Services 
Division is requesting determination of whether vacation of the alley segment and sewer 
easement conforms to the County General Plan. 
 
RECOMMENDATION 
 
1. That the Planning Commission recommend that the Board of Supervisors 

adopt the proposed Zoning Map and Text Amendment and General Plan Map 
Amendment, County File Number PLN 2017-00251, by making the required 
findings and imposing conditions of approval as listed in Attachment A. 

 
2. That the Planning Commission authorize the proposed Lot Merger and approve 

the Grading Permit, County File Number PLN 2017-00251, to be effective upon 
the Board of Supervisors’ adoption of the proposed Zoning Map and Text 
Amendment and General Plan Map Amendment by making the required findings 
and imposing conditions of approval as listed in Attachment A. 

 
3. That the Planning Commission find and report that the proposed vacation of the 

public alley and sanitary sewer easement north of East Selby Lane in 
unincorporated North Fair Oaks, County File Number PLN 2018-00188, as 
conditioned conforms to General Plan Policy 12.23 (Vacation of the County 
Streets and Easements), and does not conflict with any other policies of the 
County General Plan. 

 
SUMMARY 
 
A public workshop was held on May 4, 2017 at the Fair Oaks Health Center in North 
Fair Oaks for the proposed project to foster early public involvement and input for the 
project.  The proposed project was recommended for approval by the North Far Oaks 
Community council on March 22, 2018. 
 
The project complies with all applicable policies of the County General Plan, North Fair 
Oaks Community Plan, and Zoning Regulations, specifically all findings required to 
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enact a specific PUD District for the proposed merged parcel.  The project was 
determined to be within the scope of the project covered by the Program Environmental 
Impact Report certified for the North Fair Oaks Community Plan Update in 2011, and 
that the rezoning project would have no new effects and would require no new 
mitigation measures.  The project complies with the criteria of Chapter 5 of the County 
Building Regulations including erosion and sediment control and timing of grading 
activity.  Re-designation of the residential parcel, APN 060-271-060, to CMU is 
necessary to allow for a consistent land use designation throughout the proposed 
merged parcel and will ensure the merger does not result in a greater density of 
development than what is allowed. 
 
Furthermore, staff has determined that the vacation of the dead-end public alley and 
sanitary sewer easement conforms to County General Plan 12.23 (Vacation of County 
Streets and Easements) and does not conflict with any other policies of the County 
General Plan.  Five of the six subject parcels use the dead-end alley for private site 
access while the sixth subject parcel has primary access via Markham Avenue.  The 
dead-end alley and easement is also not suitable for transit use or non-motorized use. 
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COUNTY OF SAN MATEO 
PLANNING AND BUILDING DEPARTMENT 

 
 

DATE:  July 25, 2018 
 
TO: Planning Commission 
 
FROM: Planning Staff 
 
SUBJECT: Consideration of a Lot Merger, Grading Permit, Zoning Map and 

Text Amendment, and General Plan Map Amendment pursuant to 
Section 7123 of the San Mateo County Ordinance, Section 9290 of 
the County Building Regulations, Section 6191 of the County Zoning 
Regulations, and 2011 North Fair Oaks Community Plan respectively, to 
allow for the construction of a 90-unit residential elderly care facility at 
the northern corner of El Camino Real and East Selby Lane in the 
unincorporated North Fair Oaks area of San Mateo County, and a General 
Plan Conformity request by the County’s Real Property Services Division 
pursuant to Government Code Section 65402 to determine if the proposed 
vacation of a dead-end public alley and sanitary sewer easement north 
of East Selby Lane required for this project conforms to the County 
General Plan.  The project includes the removal of 14 significant trees, 
approximately 10,000 cubic yards of grading, and street improvements for 
the Selby Park neighborhood. 

 
 County File Numbers:  PLN 2017-00251 and PLN 2018-00188 
 
PROPOSAL 
 
Sunrise Senior Living Facility (PLN 2017-00251) 
 
The applicant, Jerry Liang of Sunrise Senior Living (Sunrise), is proposing the 
construction of a two- and three-story 90-unit residential elderly care facility at the 
corner of El Camino Real (ECR) and East Selby Lane in the unincorporated North Fair 
Oaks area of San Mateo County.  Sunrise has several residential elderly care facilities 
in the San Francisco Bay Area.  Sunrise would like to provide senior housing and 
assisted living services to this area and surrounding areas and fill the gap between two 
existing locations, one to the north (Belmont) and one to the south (Palo Alto). 
 
With the average age of residents starting at 85 years old, the facility’s staff will provide 
assisted living services for up to 127 elderly residents in 90 residential units (53 studio, 
19 double, and 18 semi-private).  Services include bathing, dressing, feeding, and 
assistance with dementia and memory loss.  Approximately 75-100 employees will be 
working in the facility in three shifts:  morning shift from 7:00 a.m. to 3:00 p.m., 
afternoon shift from 3:00 p.m. to 11:00 p.m., and night shift from 11:00 p.m. to 7:00 a.m.  
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Visiting hours will be from 9:00 a.m. to 5:00 p.m. (when doors will be locked).  The 
facility will not have medical professionals on staff, and therefore no medical services 
will be provided on-site. 
 
The facility will include a secured garden on the northeast side of the site, along 
Markham Avenue, an access road and delivery area along the western property line 
accessed via ECR, several patios and decks, and a roof garden accessible from the 
third floor.  Various rooms for resident and staff use are located throughout the building.  
A 63-space underground parking garage (56 standard, 3 accessible, 3 electric vehicle, 
and 1 accessible electric vehicle) is proposed within the facility and includes a 15-
bicycle storage room, and several rooms for office space, mechanical equipment, and 
storage.  Vehicular access to the underground parking garage will be provided via a 
driveway from East Selby Lane leading to a pick up/drop off area and ramp to enter the 
garage. 
 
The proposed project will require a Lot Merger to merge six parcels (APNs 060-271-
060, -070, -080, -090, -100, and -110) to create one 61,726 sq. ft. (1.42-acre) parcel for 
the proposed development and a Grading Permit for approximately 11,000 cubic 
yards of excavation for the facility’s underground parking garage and the removal of 
14 significant-sized trees.  Further, as the proposed use is not permitted and does not 
fully comply with all the development standards of the Neighborhood 
Mixed-Use-El Camino Real (NMU-ECR) Zoning District, a Zoning Map and Text 
Amendment is required to rezone one of the six parcels (APN 060-271-060) zoned 
Two-Family Residential District/S-5 Combining District (R-2/S-5) and the other five 
parcels zoned NMU-ECR to Planned Unit Development (PUD).  The proposed 
PUD District will be customized to accommodate the unique use, which will result in 
conformance with the allowed uses and maximum densities outlined in the North Fair 
Oaks Community Plan for this area.  Additionally, to achieve a consistent land use 
designation throughout the proposed merged parcel, a General Plan Map Amendment 
is required to change the land use designation of one parcel (APN 060-271-060) from 
Multi-Family Residential to Commercial Mixed Use (CMU). 
 
Public Realm Improvements 
 
To achieve general compliance with the NMU-ECR development standards to the 
extent feasible, the proposed project will include public realm improvements such as 
upgraded sidewalks with street trees and public bicycle racks and installation of a 
bulb-out at the corner of ECR and East Selby Lane.  The applicant has also had several 
meetings with the Selby Park Neighborhood community, the residential neighborhood 
east of the project site, since February 2017 regarding their concerns about the 
proposed development and its potential impacts on their neighborhood.  The community 
has requested that the applicant install some street improvements and fund a residential 
permit parking program for their neighborhood.  After discussing the feasibility of these 
requests with the County Planning Department and Department of Public Works (Public 
Works), the applicant has agreed to install, maintain, and fund the following (see 
Attachment F and Condition Nos. 47-49 in Attachment A): 
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1. Upgrade of bulb-outs and neighborhood street signage on East Selby Lane 
between the triangular island and public alley. 

 
2. Upgrade of triangular island at the intersection of East Selby Lane, Markham 

Avenue, and Dexter Avenue. 
 
3. Installation of bulb-outs and neighborhood street signage on Glendale Avenue 

between Columbia Avenue and 5th Avenue. 
 
4. Installation of bulb-outs and neighborhood street signage on Columbia Avenue 

north of the public alley. 
 
5. Installation of neighborhood street signage on Waverly Avenue between 

Columbia Avenue and 5th Avenue. 
 
6. Payment of $20,000 to Public Works which will be deposited into a parking permit 

account to support a future permit parking program for this neighborhood. 
 
Vacation of Public Alley and Sanitary Sewer Easement (PLN 2018-00188) 
 
The proposed facility requires the vacation of a 20-foot wide dead-end public alley and 
sanitary sewer easement north of East Selby Lane.  The alley is one of three segments 
of alleys parallel to ECR with the other two segments running from East Selby Lane, 
bisecting Columbia Avenue, and ending at 5th Avenue.  The County Real Property 
Services Division is requesting, pursuant to Government Code Section 65402, 
determination of whether vacation of the alley segment and easement conforms to the 
County General Plan.  The County was offered, but rejected the public right-of-way of 
this alley in 1926 when the Selby Park neighborhood subdivision was approved and 
recorded.  The sewer easement contains public utilities, which will be relocated as part 
of the project, and is maintained by the County. 
 
RECOMMENDATION 
 
1. That the Planning Commission recommend that the Board of Supervisors 

adopt the proposed Zoning Map and Text Amendment and General Plan Map 
Amendment, County File Number PLN 2017-00251, by making the required 
findings and imposing conditions of approval as listed in Attachment A. 

 
2. That the Planning Commission authorize the proposed Lot Merger and approve 

the Grading Permit, County File Number PLN 2017-00251, to be effective upon 
the Board of Supervisors’ adoption of the proposed Zoning Map and Text 
Amendment and General Plan Map Amendment by making the required findings 
and imposing conditions of approval as listed in Attachment A. 

 
3. That the Planning Commission find and report that the proposed vacation of the 

public alley and sanitary sewer easement north of East Selby Lane in 
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unincorporated North Fair Oaks, County File Number PLN 2018-00188, as 
conditioned conforms to General Plan Policy 12.23 (Vacation of the County 
Streets and Easements), and does not conflict with any other policies of the 
County General Plan. 

 
BACKGROUND 
 
Report Prepared By:  Carmelisa Morales, Project Planner, Telephone 650/363-1873 
 
Applicant:  Jerry Liang, Sunrise Senior Living 
 
Owners:  Mortgage Investors III LLC, Mortgage Investors IV LLC, Mortgage Investors 
XI LLC, Mortgage Investors XII LLC 
 
Location:  El Camino Real at East Selby Lane, Redwood City 
 
Parcel Information: 
 

APN Address Parcel Size General Plan 
Designation 

Existing Zoning Existing 
Land Use 

060-271-060 21 Markham Avenue 13,673 sq. ft. Multi-Family 
Residential1 

Two-Family 
Residential 
District/S-5 

Combining District 
(R-2/S-5) 

Single-
Family 

Dwelling 

060-271-070 No Assigned Address 7,791 sq. ft. Commercial 
Mixed Use2 

(CMU) 

Neighborhood 
Mixed Use-

El Camino Real 

(NMU-ECR) 

Parking Lot 

060-271-080 No Assigned Address 9,684 sq. ft. CMU2 NMU-ECR Parking Lot 

060-271-090 2991 El Camino Real 6,556 sq. ft. CMU2 NMU-ECR Offices 
(Vacant) 

060-271-100 2963 El Camino Real 11,400 sq. ft. CMU2 NMU-ECR Parking Lot 

060-271-110 2915 El Camino Real 5,884 sq. ft. CMU2 NMU-ECR Restaurant 

1 The land use designation of this parcel will be changed to Commercial Mixed Use (CMU). 
2 The zoning of this parcel will be changed to Planned Unit Development (PUD). 

 
Sphere-of-Influence:  City of Redwood City 
 
Water Supply:  Municipal water service is provided by California Water Service-Bear 
Gulch District 
 
Sewage Disposal:  County Administered Sewer (Fair Oaks Sewer Maintenance District) 
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Flood Zone:  The project site is located in Flood Zone X as defined by FEMA 
(Community Panel Number 06081C0302E, dated October 16, 2012, and Community 
Panel Number 06081C0204E, not printed), which is an area with minimal potential for 
flooding. 
 
Environmental Evaluation:  Pursuant to Section 15168(c) (Program EIR) of the 
California Environmental Quality Act (CEQA) Guidelines, staff has concluded that 
the rezoning project is within the scope of the project covered by the Program 
Environmental Impact Report (Program EIR) certified for the North Fair Oaks 
Community Plan Update in 2011, and that the rezoning project would have no new 
effects and would require no new mitigation measures.  Further, the project is required 
to implement all applicable mitigation measures adopted in the Program EIR (see 
Condition No. 6 in Attachment A).  Therefore, no additional environmental document is 
required. 
 
Setting:  All six parcels are generally flat and improved with existing development.  
The parcel farthest west (2915 ECR) has a two-story building in which a restaurant, 
John Bentley’s Restaurant, is located.  The parcel immediately south (2991 ECR) and 
the two parcels farthest east contain surface parking lots.  A one-story office building is 
located on the southernmost parcel at the corner of ECR and East Selby Lane.  A 
single-family dwelling is located on the northernmost parcel facing Markham Avenue 
(21 Markham Avenue). 
 
A 20-foot wide dead-end public alley and sanitary sewer easement is located 
approximately 120 feet northeast of the corner of ECR and East Selby Lane.  The alley 
and easement runs approximately 267 linear feet north of East Selby Lane and adjoins 
all six subject parcels and a neighboring parcel (APN 054-285-260, 2907 ECR).  The 
alley is accessed from East Selby Lane and ends behinds the neighboring parcel.  The 
alley is one of three segments of alleys parallel to ECR.  The other two segments run 
from East Selby Lane, bisects Columbia Avenue, and ends at 5th Avenue. 
 
Twenty-eight (28) significant-sized trees (trees with diameters at breast height (dbh) of 
12 inches or more) are scattered throughout the six parcels with a majority of the trees 
in the public right-of-way (sidewalk area) along East Selby Lane and Markham Avenue.  
Various ornamental shrubbery are also located along the various facades of the existing 
buildings. 
 
A residential neighborhood within the Town of Atherton’s jurisdiction is located on the 
western side of ECR, opposite of the project site.  The project site is surrounded by 
commercial development to the north and south and an unincorporated North Fair Oaks 
neighborhood on the east. 
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Chronology: 
 
Date  Action 
 
January 26, 2017 - Application for Major Development Pre-Application Workshop 

(Planning Case No. PRE 2017-00006) submitted. 
 
May 4, 2017 - Major Development Pre-Application Workshop. 
 
June 21, 2017 - Application for a Planned Unit Development (PUD, General 

Plan Amendment, Zoning Map Amendment, Lot Merger, 
Grading Permit, and General Plan Conformity (GPC), the 
subject of this application, submitted. 

 
March 9, 2018 - Application deemed complete. 
 
March 22, 2018 - North Fair Oaks Community Council meeting. 
 
July 25, 2018 - Planning Commission public hearing. 
 
To Be Determined - Board of Supervisors public hearing. 
 
DISCUSSION 
 
A. KEY ISSUES 
 
 1. Compliance with the General Plan/ North Fair Oaks Community Plan 
 
  On November 15, 2011, the County Board of Supervisors (BOS) adopted a 

Community Plan for the North Fair Oaks (NFO) area.  This plan is a subset 
of the County’s General Plan (GP) and contains policies for various issues 
including land use, parking, and design.  Upon review of the applicable 
provisions of the GP and NFO Community Plan, staff has determined that 
the proposed project complies with all GP and NFO Community Plan 
Policies, specifically: 

 
  a. Land Use 
 
   GP Policy 8.12a (General Plan Land Use Designations for Urban 

Areas) encourages the adoption of the land use designations of the 
North Fair Oaks (NFO) Community Plan.  Additionally, GP Policy 8.28 
(Parcel Consolidation) encourages the consolidation of smaller parcels 
which are designated for intense land uses to achieve quality site 
planning and greater design flexibility. 
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   The three parcels fronting ECR and the two parcels along East Selby 
Lane and Markham Avenue are designated as Commercial Mixed Use 
(CMU) with a maximum density of 80 dwelling units (d.u.) per acre and 
no maximum density for institutional uses.  The parcel at the 
northeastern corner (APN 060-271-060, 21 Markham Avenue) is 
designated as Multi-Family Residential with a minimum density of 
24 d.u. per acre and maximum density of 60 d.u. per acre.  Both land 
use designations were adopted in the NFO Community Plan and 
provide for medium to high density residential uses in addition to the 
commercial uses allowed under the CMU designation (e.g., a mix of 
regionally-oriented commercial and institutional uses supported by 
community facilities). 

 
   The applicant is proposing the construction of a 44-foot tall, 90-unit 

residential elderly care facility on a proposed merged 61,726 sq. ft. 
parcel.  The proposed facility is considered an institutional and 
residential use with a proposed density of 63 d.u. per acre.  
Re-designation of the Multi-Family Residential designated parcel to 
CMU will allow for a consistent land use designation throughout the 
proposed merged parcel.  Re-designation of the parcel will also 
achieve the higher density adopted in the NFO Community Plan 
for this area.  Further, the consolidation of the six parcels (parcel 
sizes varying from 5,884 sq. ft. to 13,673 sq. ft.) into one merged 
61,726 sq. ft. parcel is required for the feasibility of the project as the 
building footprint and proposed landscaping spans all six parcels and 
is therefore necessary to achieve quality site planning and greater 
design flexibility. 

 
  b. Zoning 
 
   To ensure proposed development is consistent with land use 

designations, GP Policy 8.35 (Zoning Regulations) encourages the 
continuation of the use of zoning districts which regulate development 
by applying specific standards. 

 
   The BOS approved and adopted Ordinance No. 4787 on 

November 21, 2017 to rezone specific NFO areas along ECR and 
5th Avenue and to implement and make this NFO area consistent with 
the land use designations adopted in the NFO Community Plan.  The 
new zoning also incorporates the design, development, and 
performance standards outlined in the NFO Community Plan, 
specifically Chapter 7 (Design Standards and Guidelines).  Prior to the 
approval of the new zoning, the subject parcels had the following 
zoning designations:  the three parcels along ECR are zoned C-2/S-1 
(General Commercial District/S-1 Combining District); the two parcels 
along Markham Avenue and East Selby Lane are zoned P (Parking); 
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and the parcel at the northeastern corner fronting Markham Avenue is 
zoned R-2/S-5 (Two-Family Residential/S-5 Combining District).  
Ordinance No. 4787 rezoned five of the parcels to NMU-ECR 
(Neighborhood-Mixed Use-ECR).  The residential parcel was not 
included in the rezoning. 

 
   The proposed project is not a permitted use and does not comply with 

all the development standards of the NMU-ECR District, thus requiring 
a Zoning Map and Text Amendment to rezone all six parcels to 
Planned Unit Development (PUD).  Although this PUD District will 
have its own specific conditions that will regulate the use of the 
property, the project was designed to be in general compliance 
with the development, design, and performance standards of the 
NMU-ECR District to the extent feasible.  Further discussion on the 
project’s general compliance with the required standards of the 
NMU-ECR District are discussed in Sections A.2 and A.3 of this 
report. 

 
  c. Proposed Design 
 
   GP Policy 4.14 (Appearance of New Development) regulates 

development to promote and enhance good design, site relationships 
and other aesthetic considerations.  Policy 2C and 2D of the NFO 
Community Plan also encourage sidewalk improvements for 
continuous ADA-accessible sidewalks, street trees, landscaping, and 
other amenities. 

 
   As discussed in the previous section, the parcels will be rezoned to 

PUD.  Although the subject application was submitted prior to 
December 21, 2017, the effective date of Ordinance No. 4787, the 
project was designed to comply with most of the development, design, 
and performance standards of the NMU-ECR Zoning District to the 
extent feasible.  The standards include compliant building setbacks, 
a primary ECR facade, articulated building facades and roofs, 
high-quality, durable roofing and wall materials, underground parking, 
underground utility lines, screened trash enclosures, a 10-foot-wide 
sidewalk on ECR with street trees and bicycle racks, and landscaped 
open areas.  The applicant strategically designed the proposed 
building to be mindful of adjacent land uses.  The three-story section 
of the building will face ECR while the two-story section buffered by 
the proposed garden will face the adjacent residential neighborhood 
east of the project site.  Further, Sunrise plans to designate the 
two-story section of the building as memory care residential units.  The 
access road, where most of the commercial activities will take place, 
will be in generally the same location as the driveway for the existing 
restaurant.  The proposed driveway leading to the garage entrance is 
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also in the same general location of the existing public alley.  With its 
general compliance with the NMU-ECR zoning standards and 
attention to existing neighboring land uses, the proposed project will 
improve the appearance, visual character, and site relationships for 
the project area and its surrounding vicinity aligning with the goals and 
vision of the NFO Community Plan. 

 
   GP Policy 8.43 (Buildings) encourages the construction of 

energy-efficient buildings that utilize renewable resources and 
resource-efficient design to the maximum extent possible. 

 
   The applicant has informed the County of his commitment to certify 

the proposed facility to adhere to the criteria of the Environmental 
Protection Agency Energy Star Program, a voluntary energy 
efficiency program.  The proposed facility will have a comprehensive 
maintenance program in place to maintain equipment and conserve 
energy costs in order to meet the criteria for certification.  The 
proposed building will include various energy-efficient elements such 
as a thermal envelope designed to minimize heat loss/gain and reduce 
the load on heating systems, LED lighting, and a “solar ready” roof 
that will be structurally and electrically prepared for future solar panels. 

 
  d. Parking and Transportation 
 
   GP Policy 8.40 (Parking Requirements) encourages the regulation of 

on-site parking and parking development standards to accommodate 
the parking needs of the development, prevent congestion on public 
streets, and discourage an over-reliance on auto travel to the 
exclusion of other travel modes.  Policy 5P of the NFO Community 
Plan also requires effective and meaningful Transportation Demand 
Management (TDM) programs for new higher intensity development. 

 
   An existing access road connects ECR to the public alley and private 

parking lots on the subject parcels.  The proposed facility will include a 
driveway from East Selby Lane for primary vehicular access leading to 
a pickup/drop off area and ramp to access the 63-space underground 
parking garage.  An access road for deliveries, trash pickup, and other 
maintenance activities, is proposed along the northern side of the 
building in generally the same location and configuration as the 
existing access road.  A median strip on ECR prevents vehicles from 
entering and exiting the access road in both directions.  All vehicles 
must come from northbound and exit toward the northbound direction. 

 
   The on-site parking will primarily be used by staff and visitors as 

most residents, if any, will not own and/or drive a vehicle.  A total of 
approximately 75-100 employees will be working in the facility in three 
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shifts:  morning shift from 7:00 a.m. to 3:00 p.m., afternoon shift from 
3:00 p.m. to 11:00 p.m., and night shift from 11:00 p.m. to 7:00 a.m.  
Visiting hours will be from 9:00 a.m. to 5:00 p.m. (when doors will 
be locked).  To analyze the potential transportation and parking 
impacts of the project, the applicant submitted a Transportation 
Assessment and a Supplemental Parking and TDM Report prepared 
by Fehr & Peers (see Attachments G and H).  The reports analyzed 
the potential transportation impacts of the project based on trip 
generation estimates and surveyed data from existing Sunrise 
facilities in Belmont and Palo Alto. 

 
   Fehr & Peers calculated the expected traffic generated from the 

proposed use by applying trip generation rates from surveys 
conducted at the Belmont and Palo Alto facilities, similar Sunrise 
facilities with a comparable number of units (78 and 81 respectively).  
The estimated traffic for the restaurant was calculated by counting 
ingress and egress at the two driveways serving the restaurant, an 
inbound driveway on El Camino Real and a two-way driveway on East 
Selby Lane, during morning and evening peak commute hours.  For 
the single-family residence and office building (currently vacant), Fehr 
& Peers used estimated rates from the Institute of Transportation 
Engineers (ITE) Parking Generation Manual. 

 
   Fehr & Peers concluded that the proposed facility would generate 

fewer daily vehicle trips, but slightly more morning and evening peak 
hour vehicle trips (approximately 10 more trips) than the existing 
restaurant and single-family residence.  The slightly higher peak hour 
vehicle trips are due to the different operating characteristics of the 
existing uses (more vehicle trips during lunch and dinner times) and 
proposed use.  If the office building was occupied and generated 
traffic, the proposed facility’s vehicle trips would not change during 
morning and evening peak hours, but would have a greater reduction 
of vehicle trips per day.  Based on the estimated number of additional 
vehicle trips that would be generated if the NFO area was completely 
built out, Fehr & Peers concluded that the proposed facility’s trip 
generation estimates would be well below the estimated build out 
totals. 

 
   Regarding parking rates, Fehr & Peers used the ITE Parking 

Generation Manual parking rates for assisted living developments of 
0.41 spaces per unit and 0.54 spaces per unit for the 85th percentile 
rate (where 85% of the surveyed parking rates are lower).  Parking 
surveys were conducted in December 2016 at the Belmont and 
Palo Alto facilities.  The Belmont facility (92% capacity at the time of 
surveying) was determined to have parking demand rates of 0.33 
spaces per unit and 0.37 spaces per occupied.  The Palo Alto facility 
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(93% capacity at the time of surveying) was determined to have 
parking demand rates were 0.44 spaces per unit and 0.48 spaces per 
occupied unit.  Based on the analysis of the existing facilities, the 
proposed facility with a 63-space underground parking garage will 
have a parking supply rate of 0.70 spaces per unit.  Based on the 
lower than average parking demand rates of the existing facilities 
analyzed and the average ITE parking demand rates for assisted living 
development, Fehr & Peers concluded that the proposed facility has 
an adequate number of parking spaces for the proposed use.  
Furthermore, the project has been reviewed and conditionally 
approved by the County Department of Public Works. 

 
   The reports also include a preliminary TDM Plan that will be used to 

reduce the amount of vehicle traffic and parking generated by the 
development by creating measures, strategies, incentives, and 
policies to promote the use of other travel modes such as public 
transit, carpooling, cycling, and walking.  The TDM measures in the 
TDM Plan include bicycle parking, showers and changing facilities for 
staff, job positions to support the TDM Plan (i.e., Transportation 
Coordinator), a Commuter Assistance Center, and a carpool matching 
service.  Fehr & Peers concluded that the TDM measures will help 
reduce the amount of vehicle traffic and incentivize staff, residents, 
and visitors to seek alternative modes of transportation. 

 
  e. Trees and Vegetation 
 
   GP Policy 4.3 (Protection of Vegetation) aims to minimize the removal 

of visually significant trees and vegetation to accommodate structural 
development. 

 
   The proposed project requires the removal of 14 significant-sized trees 

(trees with diameters at breast height (dbh) of 12 inches or more): 
6 live oaks, 1 European birch, 3 tulip poplars, 2 American elms, and 
2 trees of heaven.  The applicant submitted arborist reports 
prepared by Walter Levison (see Attachments I and J), analyzing the 
28 significant-sized trees on the property.  The analysis includes an 
assessment of the health of the trees, potential impacts of the 
proposed project, tree protection and maintenance recommendations 
for the 14 trees that will be preserved, and replacement tree recom-
mendations for the trees that will be removed.  Upon review of the 
arborist reports submitted, staff determined that the 14 significant-
sized trees require removal to accommodate the proposed facility.  
The County Significant Tree Ordinance requires a 1:1 replacement for 
every tree proposed for removal.  Every coast live oak tree proposed 
for removal (total of 6) will be replaced with a coast live oak tree of at 
least 48-inch box size.  The proposed landscaping, replacement trees, 
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and proposed street trees will minimize the visual impact of the 
proposed development and improve the visual quality of the project 
area and surrounding vicinity. 

 
  f. Grading and Erosion and Sediment Control 
 
   GP Policy 2.17 (Regulate Development to Minimize Soil Erosion and 

Sedimentation) regulates development to minimize soil erosion and 
sedimentation including, but not limited to, ensuring the stabilization 
of disturbed areas.  The project includes 11,000 cubic yards of 
excavation for the proposed underground parking garage on the 
subject parcel, therefore requiring the approval of a Grading Permit.  
The applicant submitted a grading plan (see Attachment E) and 
geotechnical assessment (see Attachment K) both reviewed and 
approved by the County Geotechnical Consultant.  Erosion and 
sedimentation control measures are also proposed and outlined in 
the applicant’s preliminary erosion control plan (see Attachment E) to 
ensure all disturbed areas are stabilized. 

 
  g. Public Alley and Sewer Easement 
 
   As required by Government Code Section 65402, the County Real 

Property Division, in response to a request from the owners of the 
subject property, has requested an analysis of whether vacation of the 
dead-end public alley and public sanitary sewer easement located 
north of East Selby Lane conforms to the County General Plan. 

 
The subject alley is one of three segments parallel to ECR and 
runs south, bisecting East Selby Lane and Columbia Avenue, and 
eventually ending at 5th Avenue.  The entire alley was created through 
the Dumbarton Park subdivision approved by the BOS on January 18, 
1926 and recorded on January 20, 1926.  The County was offered, but 
rejected all public rights-of-way in the subdivision, including the alley.  
On December 16, 1929, the BOS approved and adopted the 
acceptance of a sewer easement for several streets within and near 
the project area, including the streets and alley involved in the project.  
Several utilities can be found over and under the alley such as a 
County maintained public sanitary sewer line and underground 
Pacific Gas and Electric (PG&E) gas line both serving only the subject 
parcels, and an overhead power line serving the subject parcels and 
potentially other nearby parcels. 

 
   In reviewing requests for the sale, vacation, or abandonment of 

County streets, rights-of-way, or easements, GP Policy 12.23 
(Vacation of County Streets and Easements) requires the 
consideration of the following:  (1) whether access is available to 
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existing parcels and developed areas adjacent to the subject area, or 
possible future development based on adopted area plans; (2) the 
area to be vacated is not suitable for public transit use based on 
adopted plans; and (3) the area to be vacated is not suitable for 
non-motorized use. 

 
   The proposed vacation conforms to all of these considerations.  The 

alley currently provides ingress and egress to the private parking lots 
on most of the subject parcels and dead-ends behind a neighboring 
parcel (APN 054-285-260, 2907 El Camino Real).  Although the other 
two segments of alleys south of East Selby Lane are actively being 
used for access between public streets, the property owners (also the 
property owners of all the subject parcels) have confirmed that the 
subject parcels are not and have not been used for any purpose other 
than private site access.  Specifically, the parking lots on three of the 
subject parcels serve two existing uses located on two other subject 
parcels with primary access from ECR.  The only subject parcel that 
does not use the alley for primary access is the residentially zoned 
parcel fronting Markham Avenue.  This parcel serves a residential use 
and has primary access via Markham Avenue.  Maintenance of the 
alley is conducted solely by the property owners.  Furthermore, the 
alley and easement is not suitable for transit use or non-motorized use 
as it dead-ends before reaching Berkshire Avenue. 

 
   The vacation of the alley and easement would entirely extinguish the 

County’s easement rights, and the former easement area would revert 
to the underlying property rights pertaining to this area.  The vacation 
of the alley and easement will be conditioned to require that the 
applicant complete the design and construction to re-route the existing 
sewer lateral serving an adjacent developed parcel, APN 054-285-260 
(Planned Parenthood Redwood City Health Center at 2907 El Camino 
Real) to the Fair Oaks Sewer Maintenance District (Fair Oaks Sewer) 
sewer main on Berkshire Avenue, develop and implement a mitigation 
project to offset the net increase of sewage proposed to be generated 
by the proposed facility, and transfer the ownership and maintenance 
responsibilities of the remaining sewer main the alley connected to the 
Fair Oaks sewer manhole located in the roadway of East Selby Lane 
to the subject property owners.  The vacation of the alley and 
easement will also be conditioned to require the applicant to remove 
and relocate the existing PG&E electric and gas services at no cost to 
PG&E or the County.  All of these conditions shall be completed prior 
to the final building inspection for this project. 

 
   Development of the former alley and easement area will be regulated 

by the CMU General Plan land use designation, the land use 
designation of the adjoining parcels (with the exception of the existing 
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land use designation of the residential parcel which will be changed to 
CMU if this project is approved) and the unique PUD zoning of the 
proposed merged parcel.  In addition to conformity with GP Policy 
12.23 (Vacation of County Streets and Easements), the proposed 
vacation does not contradict any other County GP policies. 

 
 2. Compliance with the Zoning Regulations 
 
  As discussed in the previous sections, five of the six parcels were 

rezoned to NMU-ECR (Neighborhood-Mixed Use-El Camino Real) in 
December 2017.  The sixth parcel was not rezoned and still has the 
R-2/S-5 (Two-Family Residential/S-5 Combining District) zoning 
designation.  Since the proposed project is not a permitted use and does 
not comply with all the development standards of the NMU-ECR District, the 
applicant has requested a Zoning Map and Text Amendment to rezone all 
six parcels to Planned Unit Development (PUD) is required.  Although this 
PUD District will have its own specific conditions that will regulate the use of 
the property, the project was designed to be in general compliance with the 
development standards of the NMU-ECR District to the extent feasible. 

 
  The following table outlines a comparison of the proposed project and the 

development standards of the NMU-ECR District.  The non-conforming 
development standards are in bold: 

 

 NMU-ECR 
Development Standards1 

Proposal 

Minimum Parcel Area 5,000 sq. ft. 61,726 sq. ft. 

Minimum Parcel Width 50 feet 58.24 feet (shortest width) 

Building Front Setback 0 - 10 feet 10 feet 

Building Rear Setback 20 feet 
(directly adjoining R-1 

(Single-Family Residential 
District) zoned parcels) 

 
5 feet (all other cases) 

22 feet / 21 feet 

Building Side Setbacks No Requirement Minimum 10 feet 

Required Frontage ECR Frontage Complies 

Maximum Building Floor Area2 61,726 sq. ft. 
(100% for institutional uses) 

78,026 sq. ft. 
(including garage) 

Maximum Lot Coverage No Requirement 28, 965 sq. ft. 

Maximum Building Height 40 feet 46 feet 

Vehicle Parking3 78 covered or uncovered 
spaces 

63 covered spaces 
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 NMU-ECR 
Development Standards1 

Proposal 

Private Bicycle Parking3 52 spaces 
(each 1,500 sq. ft.) 

25 spaces 
(15 spaces in garage and 

10 spaces on the first level) 

Public BicycleParking3 34 spaces3 

(2 spaces required each 
35 feet of street frontage4) 

6 spaces 
(along ECR) 

Electric Vehicle (EV) 
Charging Stations3 

8 EV Charging Stations3 

(1 minimum; 10% of 
required parking over 10 

spaces) 

4 EV Charging Stations 

1 From Chapter 29.3 (NMU-ECR District) of the County Zoning Regulations 
2 Pursuant to Section 6569.4 of the County Zoning Regulations, parcels within the NMU-ECR 

District shall comply with the Maximum Building Floor Area as specified in Section 6567.4. 
3 The proposed use is not a permitted use in the NMU-ECR District.  For the purposes of this 

comparison, the “Any Institutional or Other Use in this Subsection in a Mixed-Use 
Development” parking requirement in Table 1 of Section 6567.8 of the County Zoning 
Regulations was used for both vehicle and bicycle parking.  However, there is no parking 
requirement for this proposed PUD zoned use. 

4 Proposed 609-foot street frontage (along ECR, East Selby Lane, and Markham Avenue). 

 
  Proposed development in the NMU-ECR Zoning District must comply 

with specific public realm and private design standards outlined in 
Sections 6566.15 (Public Realm Requirements for Private Development) 
and 6566.16 (Private Property Design Standards) of the County Zoning 
Regulations.  The proposed project complies with these standards to the 
extent feasible which includes traffic calming devices for pedestrian safety, 
wider sidewalks along ECR and East Selby Lane, street trees, bicycle racks 
for public use, a proposed handicap bulb-out at the corner of ECR and East 
Selby Lane, and a conscious building design with articulate walls and roofs 
and adequate screening from existing and proposed landscaping. 

 
  Additionally, upon the request of the property owners in the Selby Park 

neighborhood and as conditionally approved by the County Planning 
Department and Department of Public Works, the applicant will install and 
maintain street improvements on East Selby Lane, Columbia Avenue, 
Glendale Avenue, Waverly Avenue, and the intersection of East Selby Lane, 
Markham Avenue, and Dexter Avenue.  The applicant will also contribute to 
a fund for a future residential permit parking program for this neighborhood. 

 
 3. Conformance with the Grading Ordinance 
 
  The applicant proposes approximately 10,000 cubic yards of excavation 

to construct the 63-space underground parking garage for the proposed 
facility.  Pursuant to Sections 9283 (Permit Requirements) and 9284 
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(Exemptions) of the County Building Regulations, the proposed project does 
not qualify for any Grading Permit exemptions and therefore requires a 
Grading Permit. 

 
  In order to approve this Grading Permit, the Planning Commission 

must make the required findings as specified in Section 9290 (Findings, 
Conditions, and Actions) of the County Building Regulations.  The findings 
and supporting evidence are outlined below: 

 
  a. That the project will not have a significant adverse effect on the 

environment. 
 
   The environmental impacts outlined in the NFO Community Plan were 

evaluated in a Program Environmental Impact Report (Program EIR) 
in 2011.  Staff analyzed the proposed project in the context of the 
impacts and mitigation measures discussed in the NFO Community 
Plan Program EIR and concluded that no new effects could occur and 
no new mitigation measures would be required.  Therefore, no 
additional environmental review is required for the proposed project as 
the Program EIR adequately describes the potential impacts and 
includes sufficient mitigation measures to address foreseeable 
environmental impacts.  Conclusively, the proposed project will not 
have a significant adverse effect on the environment. 

 
  b. That the project conforms to the criteria of Chapter 5 

(Regulations for Excavating, Grading, Filling, and Clearing on 
Lands in Unincorporated San Mateo County) of the County 
Building Regulations including the standards referenced in 
Section 9296. 

 
   The project, as conditioned, conforms to the standards in Chapter 5 

of the County Building Regulations, including erosion and sediment 
control, dust control, and timing of grading activity.  As discussed 
in Section A.1, the applicant submitted a grading plan (see 
Attachment E) and geotechnical assessment (see Attachment K) 
that were both reviewed and approved by the County Geotechnical 
Consultant.  Erosion and sedimentation control measures are also 
proposed and outlined in the applicant’s preliminary erosion control 
plan (see Attachment E) to ensure the stabilization of disturbed areas.  
The project also includes conditions of approval in Attachment A that 
require the implementation of erosion control measures prior to any 
commencement of construction activity, inspection and maintenance 
of erosion control measures by the engineer of record for the duration 
of all grading activity, implementation of dust control measures, 
limitations on grading to only the dry season (wet season is October 1 
through April 30).  Additionally, conditions of approval have been 
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added to Attachment A to ensure post-construction project compliance 
with County stormwater and drainage requirements. 

 
  c. That the project is consistent with the General Plan. 
 
   The project, as conditioned, complies with all applicable General Plan 

policies as discussed in Section A.1 of this report.  In addition, the 
project has been reviewed and conditionally approved by the County 
Geotechnical Consultant. 

 
 4. Conformance with the Subdivision Regulations 
 
  The proposed project requires a lot merger to merge six parcels 

(APNs 060-271-060, -070, -080, -090, -100, and -110) to create one 
61,726 sq. ft. (1.42-acre) parcel for the proposed development.  As 
discussed previously, the same property owners own all six subject parcels.  
Pursuant to Section 7123 (Voluntary Mergers Authorized) of the County 
Ordinance and Government Code Section 66499.20.3, upon request of the 
legal owner of contiguous parcels, the Community Development Director 
may approve the merger of the parcels without reverting to acreage if the 
merger of the parcels will not result in a greater density of development than 
that which is currently allowed by the County Zoning Regulations. 

 
  As discussed previously, the proposed project is not a permitted use and 

does not comply with all the development standards of the NMU-ECR 
District, thus requiring a Zoning Map and Text Amendment to rezone all six 
parcels to PUD.  The proposed PUD District does not have a maximum 
density, therefore the proposed project is required to comply with the 
underlying General Plan land use designation.  Five of the six subject 
parcels have a CMU land use designation.  A General Plan Map 
Amendment is required to change the land use designation of the sixth 
subject parcel, designated as Multi-Family Residential, to CMU to allow for a 
consistent land use designation throughout the proposed merged parcel.  
The CMU land use designation has a maximum density of 80 d.u. per acre 
for residential uses and no maximum density for institutional uses.  With a 
proposed density of 63 d.u. per acre, the proposed project, considered an 
institutional and residential use, will not result in a greater density of 
development than what is allowed. 

 
 5. Compliance with Planned Unit Development Findings 
 
  Pursuant to Section 6191 (Review and Findings) of the County Zoning 

Regulations, a Planned Unit Development (PUD) District may not be 
enacted for any area unless and until the Planning Commission has: 
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  Reviewed a precise plan of the subject area and its environs, and found that 
the proposed zoning of the area would be in harmony with said plan, and 
would not be in conflict with the County Master Plan, or with any other 
current land use plan for a sub area of the County previously adopted by the 
Commission. 

 
  Staff’s Response:  With the conditional approval of the change in land use 

designation of the residential parcel from Multi-Family Residential to 
Commercial Mixed-Use (CMU), the project will be in compliance with the 
County General Plan and North Fair Oaks (NFO) Community Plan.  
Additionally, although not required due to the unique PUD zoning proposed, 
the project complies with the development standards of the NMU-ECR 
(Neighborhood-Mixed Use- El Camino Real) Zoning District to the extent 
feasible.  Ordinance No. 4787, an ordinance that was approved and 
adopted by the County Board of Supervisors (BOS) to rezone specific 
NFO areas along ECR and 5th Avenue, implements and is consistent with 
the land use categories adopted in the NFO Community Plan. 

 
  The Planning Commission must also find that the specific PUD District: 
 
  a. Will be a desirable guide for future growth of the subject area of the 

County. 
 
   The proposed facility will have a density of 63 dwelling units (d.u.) 

per acre.  With the conditional approval of a General Plan Map 
Amendment to change the land use designation of the residential 
parcel from Multi-Family Residential to CMU, an adopted CMU land 
use designation from the NFO Community Plan, the proposed use will 
have a consistent land use designation throughout the merged parcel.  
The proposed facility will also comply with the density requirement of 
the CMU land use designation, which would otherwise not be possible 
if the residential parcel continued to have a Multi-Family Residential 
land use designation.  Based on these findings, the project is expected 
to help guide future growth for this area. 

 
  b. Will not be detrimental to the character and the social and economic 

stability of the subject area and its environs, and will assure the 
orderly and beneficial development of such areas. 

 
   The proposed development is required to comply with the California 

Building Code and all other applicable regulations.  The project will 
improve the value of these parcels and the surrounding area, and help 
fulfill the goals and visions of the NFO Community Plan to revitalize 
and promote beneficial redevelopment of this area. 

 
  c. Will be in harmony with the zoning in adjoining unincorporated areas. 
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   The zoning of the surrounding unincorporated areas includes the 
following: R-1/S-73 (Single-Family Residential District/ S-73 
Combining District) and R-3/S-5 (Multi-Family Residential District/ S-5 
Combining District) to the east; CMU-2 (Commercial Mixed-Use 
District) to the north; and NMU-ECR (the existing zoning of five of the 
six project parcels) to the south.  Although the proposed merged 
parcel will be zoned PUD and have its own specific conditions that will 
regulate the use of the property, the project generally complies with 
most of the development and design standards of the NMU-ECR 
District.  The proposed development includes articulated building 
facades and roofs for a smooth transition from the ECR commercial 
and transportation corridor to the unincorporated residential 
neighborhood on Markham Avenue.  The third level and primary 
facade of the proposed building is concentrated along ECR where 
adjoining unincorporated areas to the north and south also have 
similar zoning and land use designations.  The section of the building 
closest to Markham Avenue will be two stories tall with articulated 
building facades and roofs to lessen the visual impact on the adjacent 
unincorporated residential neighborhood.  The proposed garden on 
the Markham Avenue side will also provide an open space barrier 
between the proposed facility and residential neighborhood.  As 
designed, the proposed project will be in harmony with the zoning in 
adjoining unincorporated areas. 

 
  d. Will obviate the menace to the public safety resulting from land uses 

proposed adjacent to highways in the County, and will not cause 
undue interference with existing or proposed traffic movements on 
said highways. 

 
   An existing access road connects ECR to the public alley and private 

parking lots on the project parcels.  The proposed facility will include a 
driveway from East Selby Lane for primary vehicular access that leads 
to a pickup/drop off area and ramp to access the underground parking 
garage.  An access road that will be used for deliveries, trash pickup, 
and other maintenance activities, is proposed along the northern side 
of the building in generally the same location and configuration as the 
existing access road.  A median strip on ECR prevents vehicles from 
entering and exiting the access road in both directions.  All vehicles 
must come from northbound and exit towards the northbound 
direction. 

 
   The Transportation Assessment and Supplemental Parking and 

Transportation Demand Management Report submitted by the 
applicant analyze potential transportation and parking impacts of the 
proposed project.  The expected traffic generated for the proposed 
use are based on trip generation estimates and surveyed data from 
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existing Sunrise facilities in Belmont and Palo Alto.  The reports 
concluded that the proposed use would generate fewer daily vehicle 
trips than the existing uses on the project parcels and that the 
projected parking demand rates for the proposed use is below the 
average ITE parking demand rate for assisted living developments.  
The project is not expected to adversely impact local or regional traffic 
patterns or volumes.  An adequate number of parking spaces is also 
proposed.  

 
  e. Will provide adequate light, air, privacy and convenience of access to 

the subject property and further, that said property shall not be made 
subject to unusual or undue risk from fire, inundation, or other 
dangers. 

 
   The project’s overall site design, including the design of the 

building and landscaping will provide adequate light, air, privacy, and 
convenience of access to the subject property.  Further, the project is 
required to comply with the current California Building Code and all 
other applicable regulations required by other agencies including the 
County Department of Public Works and Menlo Park Fire Protection 
District that will ensure there are no unusual or undue risk from fire, 
inundation, or other dangers. 

 
  f. Will not result in overcrowding of the land or undue congestion of 

population. 
 
   The proposed facility will have a density of 63 d.u. per acre which 

complies with the density requirement (a maximum of 80 dwelling 
units (d.u.) per acre and no maximum density for institutional uses) of 
the CMU land use designation for five of the six subject parcels and 
the proposed CMU land use designation of the sixth parcel currently 
designated as Multi-Family Residential (24 to 60 d.u. per acre).  The 
project will not result in overcrowding of the land or undue congestion 
of population as medium to high residential uses and institutional uses 
are all permitted and promoted under the CMU land use designation 
adopted from the NFO Community Plan. 

 
 6. Major Development Pre-Application Workshop 
 
  Section 6415 (Major Development Pre-Application Procedures) requires 

a major development pre-application workshop to foster early public 
involvement and input on major development projects, and, to the extent 
feasible, resolve potential issues before the formal County review process 
begins.  The public workshop was held on May 4, 2017 at the Fair Oaks 
Health Center in North Fair Oaks. 
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B. REVIEW BY THE NORTH FAIR OAKS COMMUNITY COUNCIL 
 
 On March 22, 2018, the proposed project was presented to the North Fair Oaks 

Community Council (NFOCC).  Public notices were mailed to property owners 
within 500 feet of the project site ten days prior to the date of this meeting.  Five 
council members were present at the meeting and a motion to recommend 
approval of the project to the Planning Commission, subject to two conditions, 
was passed unanimously.  The conditions have been outlined below with staff’s 
response immediately after: 

 
 1. That all contingencies agreed upon by the applicant and neighborhood 

committee be implemented. 
 
  Staff’s Response:  At the NFOCC meeting, Kent Manske, a resident and 

member of the Selby Park Neighborhood Health and Safety Committee 
(Neighborhood Committee), presented a letter to the NFOCC (see 
Attachment L) detailing the several meetings the committee has had 
with the applicant since February 2017.  Mr. Manske stated that the 
Neighborhood Committee’s support of the project was subject to the 
contingencies outlined in the letter which includes street improvements and 
funding for a residential permit parking program for the neighborhood.  
After discussing the feasibility of the requests with the County Planning 
Department and Department of Public Works, the applicant has agreed to 
install and maintain the following street improvements (as shown in 
Attachment F) and contribute to a fund for a future residential permit parking 
program for this neighborhood: 

 
  a. Upgrade of bulb-outs and neighborhood street signage on East Selby 

Lane between the triangular island and public alley. 
 
  b. Upgrade of triangular island at the intersection of East Selby Lane, 

Markham Avenue, and Dexter Avenue. 
 
  c. Installation of bulb-outs and neighborhood street signage on Glendale 

Avenue between Columbia Avenue and 5th Avenue. 
 
  d. Installation of bulb-outs and neighborhood street signage on Columbia 

Avenue north of the public alley. 
 
  e. Installation of neighborhood street signage on Waverly Avenue 

between Columbia Avenue and 5th Avenue. 
 
  f. Payment of $20,000 to Public Works which will be deposited into a 

parking permit account to support a future permit parking program for 
this neighborhood. 
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  The applicant is required to install the street improvements and contribute to 
a fund for the future residential permit parking program prior to the final 
building inspection for this project as outlined in Condition Nos. 47-49 in 
Attachment A. 

 
 2. That the County ensures that this project will not be a precedent for future 

projects seeking abandonment of the alleys from East Selby Lane to 
5th Avenue as these alleys are currently actively being used by the public. 

 
  Staff’s Response:  Staff’s recommendation in support of vacation of the 

subject alley and sanitary sewer easement are based on the specific 
circumstances and features of the proposed project.  In particular, staff has 
noted that the subject alley does not provide an avenue for through traffic 
(pedestrian or otherwise) due to its dead-end nature.  Other projects that 
might seek to abandon other segments of the alleys would be subject to 
their own site-specific review, and appropriate consideration would be given 
to public use.  The County cannot, however, impose a condition related to 
other parcels not affected by the proposed project. 

 
C. ENVIRONMENTAL REVIEW 
 
 As discussed previously, the environmental impacts outlined in the NFO 

Community Plan were evaluated in a Program Environmental Impact Report 
(Program EIR) in 2011.  Pursuant to Section 15168(c) (Program EIR) of the 
California Environmental Quality Act (CEQA) Guidelines, “subsequent activities in 
the program must be examined in the light of the Program EIR to determine 
whether an additional environmental document must be prepared…If the agency 
finds that pursuant to Section 15162, no new effects could occur or no new 
mitigation measures would be required, the agency can approve the activity as 
being within the scope of the project covered by the Program EIR, and no new 
environmental document would be required.” 

 
 Staff analyzed the proposed project in the context of the impacts and mitigation 

measures discussed in the NFO Community Program EIR and concluded that no 
new effects could occur and no new mitigation measures would be required.  
Therefore, no additional environmental review is required for the proposed project 
as the Program EIR adequately describes the potential impacts and includes 
sufficient mitigation measures to address foreseeable environmental impacts.  
Further, the proposed project is required to implement all applicable mitigation 
measures adopted in the Program EIR (see Condition No. 6 in Attachment A).  
In conclusion, the proposed project will not have a significant adverse effect on 
the environment. 
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D. REVIEWING AGENCIES 
 
 Building Inspection Section 
 California Water Service-Bear Gulch District 
 County Counsel 
 Department of Public Works 
 Geotechnical Section 
 Menlo Park Fire Protection District 
 Real Property Services Division 
 
ATTACHMENTS 
 
A. Recommended Findings and Conditions of Approval 
B. Vicinity Map 
C. Existing Zoning Map 
D. Existing General Plan Land Use Map 
E. Project Plans 
F. Selby Park Neighborhood Street Improvements Plan 
G. Fehr & Peers Transportation Assessment, dated June 26, 2017 
H. Fehr & Peers Supplemental Parking and Transportation Demand Management 

Assessment, dated November 17, 2017 
I. Walter Levison Arborist Assessment, dated May 2, 2017 
J. Walter Levison Revised Arborist Assessment, dated October 25, 2017 
K. Cornerstone Earth Group Geotechnical Investigation, dated December 21, 2016 

(Please note:  Due to size constraints, only the Planning Commission is receiving 
a complete copy of this document.  This document can be viewed and 
downloaded from the San Mateo County Planning and Building Department 
website at:  https://planning.smcgov.org/events/planning-commission-hearing-jul-
25-2018 

L. Selby Park Neighborhood Letter to North Fair Oaks Community Council, 
dated March 19, 2018 

M. Draft Ordinance 
 
CM:pac - CJMCC0292_WPU.DOCX 
  

https://planning.smcgov.org/events/planning-commission-hearing-jul-25-2018
https://planning.smcgov.org/events/planning-commission-hearing-jul-25-2018
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Attachment A 
 

County of San Mateo 
Planning and Building Department 

 
RECOMMENDED FINDINGS AND CONDITIONS OF APPROVAL 

 
 
Permit or Project File Numbers: PLN 2017-00251 Hearing Date:  July 25, 2018 
  PLN 2018-00188 
 
Prepared By: Carmelisa Morales For Adoption By:  Planning Commission 
 Project Planner 
 
RECOMMENDED FINDINGS 
 
Regarding the Environmental Review, Find: 
 
1. That the proposed project was analyzed in the context of the impacts and 

mitigation measures discussed in the 2011 Program Environmental Impact Report 
(Program EIR) for the North Fair Oaks Community Plan and it was determined 
that no new effects could occur and no new mitigation measures are required.  
Therefore, no additional environmental review is required as the Program EIR 
adequately describes the potential impacts and includes sufficient mitigation 
measures to address foreseeable environmental impacts.  In addition to the 
conditions of approval proposed for this project, the project will implement all 
applicable mitigation measures adopted in the Program EIR. 

 
Regarding the Lot Merger, Find: 
 
2. That the processing of the Lot Merger is in full conformance with Section 7123 

(Voluntary Mergers Authorized) of the County Ordinance.  The re-designation of 
the residential parcel, APN 060-271-060, to Commercial Mixed Use will allow for a 
consistent land use designation throughout the proposed merged parcel and will 
ensure the merger does not result in a greater density of development than what 
is allowed. 

 
Regarding the General Plan Map Amendment, Find: 
 
3. That the proposed re-designation of one of the six subject parcels, 

APN 060-271-060 from a Multi-Family Residential to Commercial Mixed Use 
land use designation is necessary to allow for a consistent land use designation 
throughout the proposed merged parcel.  Re-designation will also allow the 
proposed merged parcel to achieve the higher density intended for this area as 
stipulated in the North Fair Oaks Community Plan for this area. 
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Regarding the Planned Unit Development Zoning Map and Text Amendment, Find: 
 
4. That the proposed zoning of the area will be in harmony with the North Fair Oaks 

Community Plan, and would not be in conflict with the County General Plan, or 
with any current land use plan for a sub-area of the County previously adopted by 
the Board.  With the conditional approval of the change in land use designation of 
the residential parcel from Multi-Family Residential to Commercial Mixed-Use 
(CMU), the project will be in compliance with the County General Plan and 
North Fair Oaks (NFO) Community Plan and will comply with the development 
standards of the Neighborhood-Mixed Use-El Camino Real (NMU-ECR) Zoning 
District to the extent feasible. 

 
5. That the proposed zoning will be a desirable guide for the future growth of the 

subject area of the County, as the conditional approval of a General Plan Map 
Amendment to change the land use designation of the residential parcel from 
Multi-Family Residential to CMU will ensure the proposed use has a consistent 
land use designation throughout the merged parcel.  The proposed facility will 
also comply with the density requirement of the CMU land use designation, which 
would otherwise not be possible if the residential parcel continued to have a Multi-
Family Residential land use designation. 

 
6. That the proposed zoning will not be detrimental to the character, social and 

economic stability of the subject area and its environs, and will assure the orderly 
and beneficial development of such areas, as the proposed development is 
required to comply with the California Building Code and all other applicable 
regulations.  The project will improve the value of these parcels and the 
surrounding area, and help fulfill the goals and visions of the NFO Community 
Plan to revitalize and promote beneficial redevelopment of this area. 

 
7. That the proposed zoning will be in harmony with the zoning in adjoining 

unincorporated areas, as the design of the proposed building was strategic to 
ensure harmony with the zoning in adjoining unincorporated areas. The proposed 
facility was designed to create a smooth transition from the ECR commercial and 
transportation corridor to the unincorporated residential neighborhood on 
Markham Avenue by concentrating the third level section and primary façade 
along ECR and the two level section and garden on the Markham Avenue side. 

 
8. That the proposed zoning will obviate the menace to the public safety resulting 

from land uses proposed adjacent to highways in the County, and will not cause 
undue interference with existing or prospective traffic movements on said 
highways, as the proposed use was analyzed and determined that it is expected 
to generate fewer daily vehicle trips than the existing uses on the subject parcels 
and that the projected parking demand rates for the proposed use is expected to 
be below the average Institute of Transportation Engineers (ITE) parking demand 
rate for assisted living uses.  
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9. That the proposed zoning will provide adequate light, air, privacy and convenience 
of access to the subject property and further that said property shall not be made 
subject to unusual or undue risk from fire, inundation, or other dangers.  The 
project’s overall site design, including the design of the building and landscaping 
will provide adequate light, air, privacy, and convenience of access to the subject 
property.   Further, compliance with the current California Building Code and all 
other applicable regulations required by other agencies including the County 
Department of Public Works and Menlo Park Fire Protection District that will 
ensure there are no unusual or undue risk from fire, inundation, or other dangers. 

 
10. That the proposed zoning will not result in overcrowding of the land or undue 

congestion of population.  The proposed facility will have a density of 63 dwelling 
units (d.u.) per acre which is in compliance with the density requirement of the 
CMU land use designation, the land use designation for the proposed merged 
parcel. 

 
Regarding the Grading Permit, Find: 
 

11. That the granting of the permit will not have a significant adverse effect on the 
environment.  The proposed project was analyzed in the context of the impacts 
and mitigation measures discussed in the 2011 Program Environmental 
Impact Report (Program EIR) for the North Fair Oaks Community Plan.  It was 
determined that no new effects could occur and no new mitigation measures are 
required, and thus the proposed project will not have a significant adverse effect 
on the environment. 

 
12. That the project conforms to the criteria of Chapter 5 (Regulations for Excavating, 

Grading, Filling, and Clearing on Lands in Unincorporated San Mateo County) 
of the County Building Regulations including the standards referenced in 
Section 9296.  The proposed project has been reviewed and approved by 
the County Geotechnical Consultant and includes conditions of approval to 
require the implementation and maintenance of erosion control measures and 
post-construction project compliance with County stormwater and drainage 
requirements. 

 
13. That the project is consistent with the General Plan and North Fair Oaks 

Community Plan.  Additionally, the proposed project has been reviewed and 
approved by the County Geotechnical Consultant. 

 
Regarding the General Plan Conformity, Find: 
 
14. Find that the proposed vacation of the dead-end public alley and sanitary sewer 

easement north of East Selby Lane in unincorporated North Fair Oaks, conforms 
to General Plan Policy 12.23 (Vacation of County Streets and Easements), and 
does not conflict with any other policies of the County General Plan. 

 



27 

RECOMMENDED CONDITIONS OF APPROVAL 
 
Current Planning Section 
 
1. The approval applies only to the proposal as described in this report and materials 

submitted for review and approval by the Planning Commission on July 25, 2018, 
and subsequently by the Board of Supervisors.  Minor adjustments to the project 
in the course of applying for building permits may be approved by the Community 
Development Director if they are consistent with the intent of and in substantial 
conformance with this approval.  

 
2. The Planning Commission’s authorization of the Lot Merger and approval of the 

Grading Permit on July 25, 2018 is conditional upon the Board of Supervisors’ 
approval of the Zoning Map and Text Amendment and General Plan Map 
Amendment. 

 
3. The Lot Merger required to merge the six subject parcels, APNs 060-271-060, 

060-271-070, 060-271-080, 060-271-090, 060-271-100, and 060-271-110, into 
one single legal parcel, shall be recorded prior to the issuance of any other 
permits related to any development on this property.  Prior to recordation of the 
Lot Merger, the applicant shall pay to the County Planning and Building 
Department all applicable fees charged by the County Recorder’s Office.  The 
project planner who records the Lot Merger will confirm the amount prior to 
recordation. 

 
4. The access easement for public use along El Camino Real shall be recorded prior 

to the issuance of any other permits related to any development on this property.  
Prior to recordation of the easement description and final parcel map, the 
applicant shall pay to the County Planning and Building Department all applicable 
fees charged by the County Recorder’s Office.  The project planner who records 
the easement will confirm the amount prior to recordation.  The recordation of this 
easement may be included in the recordation of the Lot Merger required under 
Condition No. 2. 

 
5. The applicant shall indicate the following on the project plans submitted for a 

building permit: 
 
 a. The concrete masonry unit (CMU) wall enclosure for the emergency 

generator shall be coated with the same stucco finish as the main building.  
The emergency generator shall also comply with all applicable standards of 
the County Noise Ordinance and documentation verifying compliance shall 
be submitted to the County Planning Department. 

 
 b. Truncated domes shall be installed on both sides of the entrance of the 

proposed access road from El Camino Real. 
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 c. All street trees planted along East Selby Lane shall be planted in the 
sidewalk two feet behind the back of sidewalk resulting in a distance of 
6 feet from back of curb. 

 
 d. Under sidewalks adjacent to tree wells, the applicant may choose between 

structural soil and structural cellular material with soil. 
 
 e. All new utility lines from the street or nearest existing utility pole to the main 

building on the property shall be placed underground. 
 
 f. Prior to the issuance of certificate of occupancy, the applicant shall submit a 

Transportation Demand Management (TDM) Plan with measures consistent 
with the City/County Association of Governments Land Use Component of 
the Congestion Management Program for San Mateo County.  The TDM 
Plan is required to be reviewed and approved by the County Planning 
Department. 

 
6. The applicant shall be responsible for implementation of all applicable mitigation 

measures adopted in the 2011 Program Environmental Impact Report (Program 
EIR) for the North Fair Oaks Community Plan. 

 
7. At the building permit stage, a boundary survey is required. 
 
8. The applicant shall provide “finished floor elevation verification” to certify that the 

structure is actually constructed at the height shown on the submitted plans.  The 
applicant shall have a licensed land surveyor or engineer establish a baseline 
elevation datum point in the vicinity of the construction site. 

 
 a. The applicant shall maintain the datum point so that it will not be disturbed 

by the proposed construction activities until final approval of the building 
permit. 

 
 b. This datum point and its elevation shall be shown on the submitted site plan.  

This datum point shall be used during construction to verify the elevation of 
the finished floors relative to the existing natural or to the grade of the site 
(finished grade). 

 
 c. Prior to the County Planning Department approval of the building permit 

application, the applicant shall also have the licensed land surveyor or 
engineer indicate on the construction plans:  (1) the natural grade elevations 
at the significant corners (at least four) of the footprint of the proposed 
structure on the submitted site plan, and (2) the elevations of proposed 
finished grades. 

 
 d. In addition, (1) the natural grade elevations at the significant corners of 

the proposed structure, (2) the finished floor elevations, (3) the topmost 
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elevation of the roof, and (4) the garage slab elevation must be shown on 
the plan, elevations, and cross-section (if one is provided). 

 
 e. Once the building is under construction, prior to the below floor framing 

inspection or the pouring of the concrete slab (as the case may be) for the 
lowest floor(s), the applicant shall provide to the Building Inspection Section 
a letter from the licensed land surveyor or engineer certifying that the lowest 
floor height, as constructed, is equal to the elevation specified for that floor 
in the approved plans.  Similarly, certifications on the garage slab and the 
topmost elevation of the roof are required. 

 
 f. If the actual floor height, garage slab, or roof height, as constructed, is 

different than the elevation specified in the plans, then the applicant shall 
cease all construction and no additional inspections shall be approved until 
a revised set of plans is submitted to and subsequently approved by both 
the Building Official and the Community Development Director. 

 
9. A survey verification letter will be required during the construction phase of this 

project.  Once the building permit has been issued and the forms have been set, 
the surveyor of record shall field measure the setback dimensions of the set forms 
from applicable property lines and compose a survey verification letter, with stamp 
and signature, of the field measurements to be submitted to the Planning and 
Building Department for review and approval. 

 
10. At the building permit stage, a Tree Protection Plan shall be submitted showing 

the accurate driplines of all trees within and near the project site.  All trees that 
have been removed or are proposed for removal and all trees to be preserved 
shall be labeled. 

 
11. Fourteen (14) significant-sized trees (six coast (6) live oaks, one (1) European 

birch, three (3) tulip poplars, two (2) American elms, and two (2) trees of heaven) 
have been approved for removal.  Removal of these trees may occur upon final 
approval of this permit.  Removal of any other tree(s) on the subject parcel with a 
diameter equal to or greater than 12” as measured 4.5 feet above the ground shall 
require a tree removal permit, pursuant to the processing and requirements of the 
County Significant and/or Heritage Tree Ordinance.  If Tree #13 (13.6-inch 
diameter at breast height (dbh) coast live oak as shown in the project plans and 
project arborist’s reports and addendums) will be retained, the landscape plan 
shall be revised to reflect this change. 

 
12. The applicant shall be responsible for planting fourteen (14) trees of at least 

15-gallon stock each prior to obtaining the final building inspection for the 
associated building permit.  Every coast live oak tree removed (total of 6) shall 
be replaced with a coast live oak tree of at least 48-inch box size each.  If Tree #1 
(30.4-inch dbh coast live oak as shown in the project plans and project arborist’s 
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reports and addendums) requires removal, this tree shall be replaced with a coast 
live oak tree of appropriate size. 

 
13. The project arborist, Walter Levison, shall observe, document (photo, video and 

written, where best prescribed) and report to the County that the procedures and 
processes outlined in the arborist report and all addendums to the arborist report 
are conducted properly.  If for any reason, a new arborist is involved with directing 
and overseeing current and future development activities on the subject parcel, 
the arborist shall have the following minimum qualifications or designations:  
International Society or Arboricultural Board Certified Master Arborist® (BCMA) or 
Certified Arborist Municipal Specialist®, or an American Society of Consulting 
Arborists Registered Consulting Arborist® (RCA).  The applicant shall notify the 
County Planning Department of this and submit all relevant information to verify 
the arborist’s qualifications and/or designations. 

 
14. Pruning of any significant-sized tree shall be prescribed and authorized by 

the project arborist or a qualified professional prior to execution.  Pruning for 
clearance for scaffolding shall be kept to a minimum and construction techniques 
for facilitation shall be used. 

 
15. The following tree protection measures recommended by the project arborist (as 

outlined in the arborist report and respective addendums) are required for the 
trees to be preserved on the subject parcels.  If the project arborist recommends a 
revision to a tree protection measure(s) or additional tree protection measures, the 
project arborist shall prepare an addendum to the arborist report.  The applicant 
shall submit any addendums to the arborist report to the County Planning 
Department for review and approval.  A subsequent Tree Inspection may be 
required to ensure the measures are installed as recommended. 

 
 a. Trunk Buffers:  Prior to any site demolition work commencement, install 

trunk buffers around the trunks of all the trees to be retained.  Use at least 
one (1) entire roll of orange plastic snow fencing, wrapping the roll around 
the lowermost 8 feet of the trunk of each tree.  Place 2 x 4 wood boards or 
waste wood pieces standing upright, side by side, over the plastic buffer, 
and secure the boards with duct tape. 

 
 b. Root Protection Zone Fencing:  Erect a 5-foot tall chain link fence on 7-foot 

long, 2-inch diameter iron tube posts pounded 24 inches into the ground for 
each tree.  Alternatively, use chain link fence panels set on small moveable 
concrete block footings and affixed to rebar or steel layout stakes pounded 
into the ground at the end of each fence panel to make the fence perimeters 
rigid and immobile. 

 
 c. Pre-Demolition Fence:  Pre-demolition fencing must be erected prior to any 

heavy machinery traffic or construction material arrival on site.  The 
protective fencing must not be temporarily moved during construction.  No 



31 

materials, tools, excavated soil, liquids, substances, etc. are to be placed or 
dumped, even temporarily, inside the root protection zone or “RPZ.”  The 
general route for initial fencing erection should be per the red-dashed lines 
shown on the color-coded tree map markup sheet included in the arborist 
report.  The fencing routes may need to be continually adjusted over time 
to allow for landscape walkways, paths, plantings, irrigation, etc., to be 
installed.  No storage, staging, work, or other activities will be allowed 
inside the RPZ except unless authorized and monitored by the project 
arborist. 

 
 d. Signage:  The RPZ fencing shall have one sign affixed with UV-stabilized 

zip ties to the chain link at eye level for every 20-linear feet of fencing, 
minimum 8-inch x 11-inch size each, plastic laminated, with wordage that 
includes the County Significant Tree Ordinance Code section that refers to 
tree fence protection requirements.  Wordage can be adjusted as 
necessary. 

 
 e. Demolition of Asphalt Parking Lot:  Surface materials such as the older 

asphalt (A/C) parking lot areas within 30 feet of oaks being retained should 
be demolished only at the end of the project, and should be allowed to 
remain as-is throughout the entire construction period, such that the asphalt 
acts as ground protection for the root zones of Trees #1 through #7.  
Demolish the asphalt only prior to installation of final landscape and 
irrigation work at the very end of the project.  For asphalt parking lot areas 
located within or near the approved building footprint, demolition is permitted 
within 30 feet of any oaks being retained subject to authorization and 
monitoring by the project arborist.  Use the “shallow-peel” technique which 
involves peeling laterally with the bucket teeth of an excavator.  If possible, 
all base rock base course beneath the surfacing shall be allowed to remain 
in-situ, to avoid damaging or destroying existing woody lateral roots 
extended from oaks from trunks to 20 or 30 feet south and west of the trunk 
edges.  Maximum depth of demolition excavation cut work shall be roughly 4 
inches of asphalt and base rock material, stopping at the soil root zones of 
Trees #1 through #12.  Under no circumstances shall the open soil tree root 
zone areas between the proposed new building edge and the trunks of 
Trees #1 through #12 be demolished or adulterated.  This zone shall be 
preserved as a no-dig zone where shallow-cut storm drains and shallow-cut 
or no-dig type walkway base work shall be performed. 

 
 f. East Selby Lane Sidewalk:  The existing sidewalk along East Selby Lane 

adjacent to Trees #1 through #12 shall not be replaced, as there may be an 
extensive network of both fibrous and woody roots coursing through the 
base rock of the existing older walkway, except in small areas where the 
storm drain pipes will need to shallow-run through the sidewalk slab to the 
street surface. 
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 g. Storm Drain Pipe Trenching/Shallow Cut Protocol:  All proposed trench 
routes shall be shallow-cut for all utilities and drainage pipe alignments 
(including landscape plant and tree irrigation pipes) which are proposed for 
the areas within 15 linear feet of trees being retained.  Since the new storm 
drain pipes will run from over-grade generally eastward toward East Selby 
Lane, the storm drains are to run through the existing sidewalk slabs, and 
outfall onto the roadway surface at East Selby Lane.  If possible, the actual 
storm drain pipe cut depth should be no deeper than 1 to 2 inches below soil 
grade through the zone between the raised bed bio-retention planters and 
East Selby Lane.  In order for the system to work, the construction phase 
team will need to limit scarification of the existing parking lot area, removing 
only 4-inches of material from over the soil root zones of the trees, thereby 
preserving the lateral woody roots extended westward and southward from 
Trees #1 through #12 along East Selby Lane.  The construction team will 
also need to ensure that all excavation for the new base rock base section 
of the walkway is actually at or above original soil grade so as to avoid 
destroying the root systems of Trees #1 through #12. 

 
 h. Walkway Base Section Installation/Shallow Cut:  Walkways proposed for 

areas within 15 feet of Trees #1 through #7, #9 through #12, and #26 will 
need to be kept shallow in terms of sub-base prep work and base rock base 
section excavation and compaction.  The maximum depth of work should 
be 2 to 4 inches or less below existing soil grade.  In order to raise the 
elevation of the walkway finish surface and allow for the storm drain 
shallow-cut pipe to run through the base of the walkway, the base section of 
the walkway will need to be crowned up over existing soil grade and placed 
in or on top of a fill soil layer.  Edging for these shallow cut or no-dig type 
systems is typically a feathered (tapered) tamped soil edge against a very 
shallow header board set at maximum 2 to 4 inches or so below existing 
grade.  Mulch of various types can also be used to feather out the edge 
such that the floating raised or crowned walkway conforms to ADA slope 
requirements and is not a trip hazard. 

 
 i. Irrigation:  The irrigation pipe trenching routes for new landscaping shall be 

aligned such that there is at least 20 to 30 feet offset from all trees being 
retained when possible.  Keep all irrigation water output (high flow 
adjustable bubblers, low flow bubblers, overhead spray, micro spray, inline 
emitters, soaker tubes, etc.) at least 20 feet offset from the trunk edge of 
any existing native coast live oak or valley oak specimen being retained on 
site (Quercus agrifolia, Quercus lobata).  The project arborist shall review 
and approval all irrigation plans. 

 
 j. Temporary Irrigation During Construction:  Apply temporary irrigation to 

certain specified trees being retained, at a frequency and duration or total 
output to be specified by the project arborist.  Method of water delivery can 



33 

be soaker hose, emitter line, garden hose trickle, water truck, tow-behind 
water tank with spray apparatus, etc. 

 
 k. Bioretention:  The bioretention facilities shall be offset at least 15 lateral feet 

from the trunks of Trees #1, #2, #3, and #4.  Alternatively, the bioretention 
area may be built over-grade in order to avoid excavation within 15 feet of 
the trunk edges of the trees. 

 
 l. Lopsided Oak Canopies:  Extensive limb length reduction shall be 

performed on Trees #1, #6, #7, and #10 to remove the outermost sections 
of the trees’ canopies, thereby reducing their radial canopy extension to the 
south and west.  All pruning shall be performed only by, or under direct 
full-time supervision of the project arborist or equivalent qualified 
professional. 

 
 m. Root Pruning:  If woody roots measuring greater than 1-inch in diameter are 

encountered within 25-feet of any tree being retained during site work, 
contractors shall immediately alert the project arborist, and shall proceed to 
sever roots at right angles to the direction of root growth using sharp hand 
tools such as professional grade loppers, hand shears, chain saw, A/C 
sawzall, or other tools only under the project arborist’s direct supervision.  
Woody roots shall not be shattered or broken in any way as a result of site 
activities.  Shattered or broken areas shall be hand dug back into clear 
healthy root tissue and re-severed at right angles to root growth direction 
under the direct supervision of the project arborist. Immediately (same day) 
backfill over roots and heavily irrigate (same day) after backfill to saturate 
the uppermost 24 inches of the soil profile. 

 
 n. Underground Garage Excavation:  To avoid unnecessary excavation that 

would destroy the root systems of Trees #1 through #7, avoid using “OSHA 
layback cuts,” often used during deep excavation for new underground 
parking garages as a safety device that continues a slope cut away from the 
vertical cut face.  Alternatively, use vertical shorting to hold up the soil in a 
safe manner for construction personnel while the garage area is built below 
grade. 

 
16. At the building permit application stage, the project shall demonstrate compliance 

with the Water Efficient Landscape Ordinance (WELO) and provide the required 
forms, documents and plans.  Since the project includes more than 2,500 sq. ft. of 
irrigated landscaping, the landscape plans and associated documents shall be 
reviewed and approved by the County WELO reviewer. 

 
17. Installation of the approved landscape plan and submittal and approval of the 

Certificate of Completion and all other required documents are required prior to 
final building inspection. 
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18. The applicant shall include an erosion and sediment control plan and tree 
protection plan on the plans submitted for the building permit.  This plan shall 
identify the type and location of erosion control devices to be installed upon the 
commencement of construction in order to maintain the stability of the site and 
prevent erosion and sedimentation off-site.  Species, size of trees (size shall be 
measured by diameter at breast height method), and protection measures 
recommended by the project arborist shall be indicated on the tree protection 
plan. 

 
19. Prior to any construction or grading activities, the applicant shall implement 

erosion and sediment control and tree protection methods.  The tree protection 
measures shall be inspected and approved by the project arborist.  Photos of the 
installed measures shall be submitted to the Planning Department for review and 
approval.  The measures shall be installed prior to the issuance of the grading 
permit “hard card” and shall be maintained for the duration of the construction 
activities.  Erosion control measure deficiencies, as they occur, shall be 
immediately corrected. 

 
20. Prior to any land disturbance and throughout the grading operation, the property 

owner shall implement the erosion control plan, as prepared and signed by the 
engineer of record and approved by the decision maker.  Revisions to the 
approved erosion control plan shall be prepared and signed by the engineer 
and submitted to the Community Development Director for review and approval. 

 
21. An Erosion Control and Tree Protection Inspection is required prior to the 

issuance of a building permit for grading, construction, and demolition purposes, 
as the project requires tree protection of significant trees and a grading permit.  
Once all review agencies have approved your Building Permit, you will be 
notified that an approved job copy of the Erosion Control and Tree Protection 
Plans is ready for pick-up at the Planning counter of the Planning and Building 
Department.  Once the Erosion Control and/or Tree Protection measures 
have been installed per the approved plans, please contact Jeremiah Pons, 
Building/Erosion Control Inspector, at 650/599-1592 or at jpons@smcgov.org, to 
schedule a pre-site inspection.  A $144 inspection fee will be assessed to the 
building permit for the inspection.  If the initial pre-site inspection is not approved, 
an additional inspection fee will be assessed for each required re-inspection until 
the job site passes the Pre-Site Inspection, or as determined by the Building 
Inspection Section. 

 
22. As the project involves over 1-acre of land disturbance, the property owner shall 

file a Notice of Intent (NOI) with the State Water Resources Board to obtain 
coverage under the State General Construction Activity National Pollutant 
Discharge Elimination System (NPDES) Permit.  A copy of the project’s NOI, 
WDID Number, and Stormwater Pollution Prevention Plan (SWPPP) shall be 
submitted to the Current Planning Section and the Building Inspection Section, 
prior to the issuance of the grading permit “hard card.” 

mailto:jpons@smcgov.org
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23. No grading activities shall commence until the property owner has been issued a 
grading permit (issued as the “hard card” with all necessary information filled out 
and signatures obtained) by the Current Planning Section.  The applicant shall 
also submit a letter to the Current Planning Section, at least two (2) weeks prior to 
commencement of grading, stating the date when grading operations will begin, 
anticipated end date of grading operations, including dates of revegetation and 
estimated date of establishment of newly planted vegetation. 

 
24. Prior to issuance of the grading permit “hard card,” the property owner shall 

submit a schedule of all grading operations to the Current Planning Section, 
subject to review and approval by the Current Planning Section.  The submitted 
schedule shall include a schedule for winterizing the site.  If the schedule of 
grading operations calls for the grading to be completed in one grading season, 
then the winterizing plan shall be considered a contingent plan to be implemented 
if work falls behind schedule.  All submitted schedules shall represent the work in 
detail and shall project the grading operations through to completion. 

 
25. No grading shall be allowed during the winter season (October 1 to April 30) or 

during any rain event to avoid potential soil erosion unless prior written request 
by the applicant is submitted to the Community Development Director at least 
two (2) weeks prior to the projected commencement of grading activities in 
the form of a completed Application for an Exception to the Winter Grading 
Moratorium including when grading will begin.  The application will be reviewed for 
consideration and shall require approval by the Community Development Director. 

 
26. It shall be the responsibility of the engineer of record to regularly inspect the 

erosion control measures for the duration of all grading remediation activities, 
especially after major storm events, and determine that they are functioning as 
designed and that proper maintenance is being performed.  Deficiencies shall be 
immediately corrected, as determined by and implemented under the observation 
of the engineer of record. 

 
27. Upon the start of excavation activities and through to the completion of the project, 

the applicant shall be responsible for ensuring that dust control measures are 
implemented as needed.  The intent of the plan shall be to mitigate excessive dust 
generation resulting from any and all excavation and earth-moving operations. 

 
28. Per San Mateo County Ordinance Code Section 8605.5, all equipment used in the 

grading operations shall meet spark arrester and firefighting tool requirements, as 
specified in the California Public Resources Code. 

 
29. For the final approval of the grading permit, the property owner shall ensure the 

performance of the following activities within thirty (30) days of the completion of 
grading at the project site:  (a) The engineer shall submit written certification that 
all grading has been completed in conformance with the approved plans, 
conditions of approval/mitigation measures, and the Grading Regulations, to the 
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Planning and Building Department’s Geotechnical Engineer, (b) The geotechnical 
consultant shall observe and approve all applicable work during construction and 
sign Section II of the Geotechnical Consultant Approval form, for submittal to the 
Planning and Building Department’s Geotechnical Engineer and Current Planning 
Section. 

 
30. The property owner shall adhere to the San Mateo Countywide Stormwater 

Pollution Prevention Program “General Construction and Site Supervision 
Guidelines,” including, but not limited to, the following: 

 
 a. Delineation with field markers of clearing limits, easements, setbacks, 

sensitive or critical areas, buffer zones, trees, and drainage courses within 
the vicinity of areas to be disturbed by construction and/or grading. 

 
 b. Protection of adjacent properties and undisturbed areas from construction 

impacts using vegetative buffer strips, sediment barriers or filters, dikes, 
mulching, or other measures as appropriate. 

 
 c. Performing clearing and earth-moving activities only during dry weather. 
 
 d. Stabilization of all denuded areas and maintenance of erosion control 

measures continuously between October 1 and April 30. 
 
 e. Storage, handling, and disposal of construction materials and wastes 

properly, so as to prevent their contact with stormwater. 
 
 f. Control and prevention of the discharge of all potential pollutants, including 

pavement cutting wastes, paints, concrete, petroleum products, chemicals, 
wash water or sediments, and non-stormwater discharges to storm drains 
and watercourses. 

 
 g. Use of sediment controls or filtration to remove sediment when dewatering 

site and obtain all necessary permits. 
 
 h. Avoiding cleaning, fueling, or maintaining vehicles on-site, except in a 

designated area where wash water is contained and treated. 
 
 i. Limiting and timing application of pesticides and fertilizers to prevent 

polluted runoff. 
 
 j. Limiting construction access routes and stabilization of designated access 

points. 
 
 k. Avoiding tracking dirt or other materials off-site; cleaning off-site paved 

areas and sidewalks using dry sweeping methods. 
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 l. Training and providing instruction to all employees and subcontractors 
regarding the Watershed Protection Maintenance Standards and 
construction Best Management Practices. 

 
 m. Additional Best Management Practices in addition to those shown on the 

plans may be required by the Building Inspector to maintain effective 
stormwater management during construction activities.  Any water leaving 
the site shall be clear and running slowly at all times. 

 
 n. Failure to install or maintain these measures will result in stoppage of 

construction until the corrections have been made and fees paid for staff 
enforcement time. 

 
31. The applicant shall prepare a Stormwater Management Plan (SWMP) that 

includes, at a minimum, exhibit(s) showing drainage areas and location of Low 
Impact Development (LID) treatment measures; project watershed; total project 
site area and total area of land disturbed; total new and/or replaced impervious 
area; treatment measures and hydraulic sizing calculations; a listing of source 
control and site design measures to be implemented at the site; hydromodification 
management measures and calculations, if applicable; NRCS soil type; saturated 
hydraulic conductivity rate(s) at relevant locations or hydrologic soil type (A, B, C 
or D) and source of information; elevation of high seasonal groundwater table; a 
brief summary of how the project is complying with Provision C.3 of the Municipal 
Regional Stormwater Permit (MRP); and detailed Maintenance Plan(s) for each 
site design, source control and treatment measure requiring maintenance. 

 
32. The project shall comply with all requirements of the Municipal Regional 

Stormwater NPDES Permit Provision C.3, including the following: 
 
 a. Trash storage areas (including recycling or food compactor areas or similar 

areas), wash areas, loading docks, repair/maintenance bays, and 
equipment or material storage areas shall be completely covered and 
bermed to ensure that no stormwater enters the covered area.  Covered 
areas shall be sloped so that spills and wash water flow to area drains 
connected to the sanitary sewer system, subject to the local sanitary sewer 
agency’s authority and standards. 

 
 b. Interior level parking garage floor drains, and any other interior floor drains 

shall be connected to the sanitary sewer system, subject to the local 
sanitary sewer agency’s authority and standards. 

 
 c. Efficient irrigation systems shall be used throughout all landscaped areas 

in accordance with the Model Water Efficient Landscape Ordinance. 
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 d. On-site storm drain inlets shall be clearly marked with the words “No 
Dumping! Flows to Bay,” or equivalent using thermoplastic material or a 
plaque. 

 
 e. Project shall incorporate landscaping that minimizes irrigation and runoff, 

promotes surface infiltration, minimizes the use of pesticides and fertilizers, 
and incorporates other appropriate sustainable landscaping practices such 
as Bay-Friendly Landscaping. 

 
 f. Fire sprinkler test water shall discharge to on-site vegetated areas, or 

alternatively shall be discharged to the sanitary sewer system, subject to the 
local sanitary sewer agency’s authority and standards. 

 
 g. Swimming pools, hot tubs, spas and fountains shall have a connection to 

the sanitary sewer, subject to the local sanitary sewer agency’s authority 
and standards.  This connection could be a drain in the pool to the sanitary 
sewer or a cleanout located close enough to the pool so that a hose can 
readily direct the pool discharge into the sanitary sewer cleanout. 

 
 h. Boiler drain lines, rooftop equipment with drain lines, and/or equipment for 

washing and/or steam cleaning activities shall be connected to the sanitary 
sewer system, subject to the local sanitary sewer agency’s authority and 
standards. 

 
 i. Direct roof runoff onto vegetated areas.  Stormwater treatment of the roof 

runoff is not required if the vegetated area is designed as a self-retaining 
area, as described in Section 4.3 of the C.3 Technical Guidance. 

 
 j. Direct runoff from sidewalks, walkways, and/or patios onto vegetated areas. 

Stormwater treatment of the roof runoff is not required if the vegetated 
area is designed as a self-retaining area, as described in Section 4.3 of 
the C.3 Technical Guidance. 

 
 k. Minimize land disturbance and impervious surface (especially for new 

parking lots). 
 
 l. Self-treating areas must be designed to store and infiltrate the rainfall that 

lands on the self-treating area.  Refer to Section 4.2 of the C.3 Technical 
Guidance. 

 
 m. Self-retaining areas must be designed to store and infiltrate the rainfall 

runoff volume described in the MRP Provision C.3.d (80% capture volume), 
for rainfall that lands on the self-retaining area and the impervious surface 
that drains to the self-retaining area.  Refer to Section 4.3 of the C.3 
Technical Guidance. 
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 n Treatment controls shall be designed and sized to treat runoff from the 
entire redevelopment project (including all existing, new, and/or replaced 
impervious areas) using flow or volume based sizing criteria specified in 
Provision C.3.d of the Municipal Regional Stormwater Permit. 

 
 o. No treatment measures (other than properly sealed and screened cisterns 

or rain barrels) shall have standing water more than five (5) days, for vector 
control. 

 
 p. In-situ infiltration rate shall be determined or confirmed by means of 

percolation testing for all infiltration treatment measures and devices. 
 
 q. Infiltration devices shall not be used where confirmed seasonal high 

groundwater is less than 10 feet from the bottom of infiltration measure or 
device. 

 
 r. Infiltration treatment measures or devices shall be designed in accordance 

with the infiltration guidance in Appendix E of the C.3 Technical Guidance. 
 
 s. All infiltration devices shall be located and designed to ensure no damage 

will occur to surrounding improvements from underground water. 
 
 t. Soil media within the bioinfiltration measure shall consist of 18 inches of 

biotreatment soil consistent with Attachment L of the MRP. 
 
 u. Other parameters of final design shall be consistent with the design 

guidelines presented in the latest version of the C.3 Technical Guidance. 
 
 v. Biotreatment measures (including bioretention areas, flow-through planters 

and nonproprietary tree well filters) shall be sized to treat runoff from 100% 
of the applicable drainage area (all impervious areas and applicable 
landscaped areas) using flow or volume based sizing criteria as described 
in the Provision C.3.d of the MRP, or using the simplified sizing method 
(4% rule of thumb), described in the C.3 Technical Guidance and based on 
the flow-based sizing criteria in Provision C.3.d.i.(2)(c). 

 
 w. Plant species used within the biotreatment measure area shall be consistent 

with Appendix A of the C.3 Technical Guidance. 
 
 x. Biotreatment soil mix for biotreatment measures shall have a minimum 

percolation rate of 5 inches per hour and a maximum percolation rate of 
10 inches per hour, and shall be in conformance with Attachment L of the 
MRP, which is included in Appendix K of the C.3 Technical Guidance. 
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 y. Design of biotreatment measures shall be consistent with technical 
guidance for the applicable type of biotreatment measure provided in 
Chapter 6 of the C.3 Technical Guidance. 

 
 Please refer to the San Mateo Countywide Water Pollution Prevention Program’s 

(SMCWPPP) C.3 Stormwater Technical Guidance Manual for assistance in 
implementing LID measures at the site. 

 
33. Prior to the final of the building permit for the project, the property owner shall 

coordinate with the Project Planner to enter into an Operation and Maintenance 
Agreement (O&M Agreement) with the County (executed by the Community 
Development Director) to ensure long-term maintenance and servicing by the 
property owner of stormwater site design and treatment control [and/or HM] 
measures according the approved Maintenance Plan(s), for the life of the project. 
The O&M Agreement shall provide County access to the property for inspection.  
The Maintenance Agreement(s) shall be recorded for the property and/or made 
part of the Covenants, Conditions, and Restrictions (CC&Rs). 

 
34. Property owner shall be responsible for conducting all servicing and maintenance 

as described and required by the treatment measure(s) (and hydromodification 
management (HM) measure) Maintenance Plan(s).  Maintenance of all site design 
and treatment control [and/or HM] measures shall be the owner’s responsibility (or 
homeowner’s association’s (HOA’s) responsibility). 

 
35. The property owner is responsible for submitting an Annual Report accompanied 

by a review fee to the County by December 31 of each year, as required by the 
O&M Agreement.  The property owner is also responsible for the payment of an 
inspection fee for County inspections of the stormwater facility, conducted as 
required by the NPDES Municipal Regional Permit. 

 
36.  Approved Maintenance Plan(s) shall be kept on-site and made readily available 

to maintenance crews.  Maintenance Plan(s) shall be strictly adhered to. 
 
37. Site access shall be granted to representatives of the County, the San Mateo 

County Mosquito and Vector Control District, and the Water Board, at any time, for 
the sole purpose of performing operation and maintenance inspections of the 
installed stormwater treatment systems (and HM controls).  A statement to that 
effect shall be made a part of the Maintenance Agreement and/or CC&Rs 
recorded for the property. 

 
38. Property owner shall be required to pay for all County inspections of installed 

stormwater treatment systems as required by the Regional Water Quality Control 
Board or the County. 

 
39. Within one (1) week of the installation date of the approved facility, the project 

civil engineer shall notify the Building Inspection Section of the County 
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Planning and Building Department by email at plngbldg@smcgov.org or phone 
at 650/599-7311.  The notice shall include the installation date of the last 
component of the approved facility and the name of the project civil engineer.  
The County will perform a final inspection of the approved facility within 45 days 
of the date of installation. 

 
40. Noise sources associated with demolition, construction, repair, remodeling, or 

grading of any real property shall be limited to the hours from 7:00 a.m. to 
6:00 p.m., weekdays and 9:00 a.m. to 5:00 p.m., Saturdays.  Said activities are 
prohibited on Sundays, Thanksgiving, and Christmas (San Mateo Ordinance Code 
Section 4.88.360). 

 
Building Inspection Section 
 
41. The applicant shall apply for a building permit and shall adhere to all requirements 

from the Building Inspection Section. 
 
42. No site disturbance shall occur, including any grading, until a building permit has 

been issued. 
 
California Water Service (Bear Gulch District) 
 
43. Prior to issuance of the building permit, California Water Service shall review the 

project and verify that water service/meter will be provided for the proposed 
facility.  

 
Caltrans 
 
44. A handicap bulb-out shall be installed on the northern corner of El Camino Real 

and East Selby Lane as shown on the approved plans.  The bulb-out design is 
subject to review and approval by Caltrans.  If Caltrans determines a bulb-out at 
this location is not feasible, the applicant shall propose a feasible alternative(s) for 
review and approval by the County Planning Department and Caltrans. 

 
45. No proposed construction work within the State right-of-way shall begin until 

Caltrans requirements for the issuance of an encroachment permit, including 
review of the plans, have been met and an encroachment permit issued. 

 
46. Any new amenities in the State right-of-way (El Camino Real) require a 

Maintenance Agreement or an amendment to an existing agreement.  The 
applicant shall contact Caltrans to determine if a Caltrans Maintenance 
Agreement is required for this project.  The applicant shall submit proper 
documentation verifying compliance with this requirement to the County 
Planning Department. 

 

mailto:plngbldg@smcgov.org
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Department of Public Works  
 
47. The following street improvements for the Selby Park neighborhood are approved:  

(1) upgrade of bulb-outs and neighborhood street signage on East Selby Lane 
between the triangular island and public alley; (2) upgrade of triangular island 
at the intersection of East Selby Lane, Markham Avenue, and Dexter Avenue, 
(3) installation of bulb-outs and neighborhood street signage on Glendale Avenue 
between Columbia Avenue and 5th Avenue; (4) installation of bulb-outs and 
neighborhood street signage on Columbia Avenue north of the public alley; 
(5) installation of neighborhood street signage on Waverly Avenue between 
Columbia Avenue and 5th Avenue.  Prior to the issuance of the building permit for 
this project, the applicant shall submit plans specifying the locations and detailing 
the designs for these improvements to the County Department of Public Works for 
review and approval.  For the improvements on Columbia Avenue, the applicant 
shall obtain written approval from the property owners of the properties adjacent 
to the proposed improvements (Assessor’s Parcel Numbers 060-274-110 
(10 Columbia Avenue) and 060-273-080 (7-21 Columbia Avenue)) and submit 
proper documentation verifying approval to the County Department of Public 
Works.  If approval from the property owners cannot be obtained, the applicant 
shall not be required to install the proposed improvements on Columbia Avenue.  
These improvements shall be installed prior to the final building inspection of the 
building permit for this project. 

 
48. Prior to the final building inspection of the building permit for this project, the 

property owner shall coordinate with the County Department of Public Works to 
enter into an Operation and Maintenance Agreement (O&M Agreement) with the 
County to ensure long-term maintenance and servicing by the property owner of 
the improvements outlined in Condition No. 45.  The O&M Agreement shall 
provide County access to the property for inspection.  The Maintenance 
Agreement shall be recorded for the property and/or made part of the CC&Rs. 

 
49. Prior to the final building inspection of the building permit for this project, the 

applicant shall submit payment of $20,000.00 to the County Department of 
Public Works which will be deposited into an account to be used strictly for the 
future residential permit parking program for the Selby Park neighborhood.  No 
additional up-front or after-the-fact fees shall be incurred by the applicant after 
submittal of this payment.  However, fees associated with implementation of the 
neighborhood permit parking program to be paid by residents of the Selby Park 
neighborhood shall still apply.  If no program is implemented within three (3) years 
of approval of this project, the deposit will be returned to the applicant.  If a 
program is implemented within three (3) years of approval of this project, the 
deposit shall be used as a program cost offset. 

 
50. Prior to the issuance of the building permit, the applicant shall have prepared, by 

a registered civil engineer, a drainage analysis of the proposed project and 
submit it to the Civil Section of the County Planning and Building Department for 
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review and approval.  The drainage analysis shall consist of a written narrative 
and a set of plans.  The flow of the stormwater onto, over, and off of the property 
shall be detailed on the plan and shall include adjacent lands as appropriate to 
clearly depict the pattern of flow.  The analysis shall detail the measures 
necessary to certify adequate drainage.  Post-development flows and velocities 
shall not exceed those that existed in the pre-developed state.  Recommended 
measures shall be designed and included in the improvement plans and submitted 
to the Civil Section of the County Planning and Building Department for review 
and approval. 

 
51. Prior to the issuance of the building permit, the applicant shall submit a driveway 

“Plan and Profile,” to the Department of Public Works, showing the driveway 
access to the parcel (garage slab) complying with County Standards for driveway 
slopes (not to exceed 20%) and to County Standards for driveways (at the 
property line) being the same elevation as the center of the access roadway.  
When appropriate, as determined by the Department of Public Works, this plan 
and profile shall be prepared from elevations and alignment shown on the 
roadway improvement plans.  The driveway plan shall also include and show 
specific provisions and details for both the existing and the proposed drainage 
patterns and drainage facilities. 

 
52. Prior to the issuance of the building permit for this project, the applicant shall 

submit a copy of the recorded vacation of the 20-foot wide public alley and 
sanitary sewer easement on the subject parcels and a copy of the recorded deed 
of the utility easement for the benefit of this parcel from the adjacent parcel to the 
County Department of Public Works and the County Planning Department. 

 
53. No proposed construction work within the County right-of-way shall begin until 

County requirements for the issuance of an encroachment permit, including 
review of the plans, have been met and an encroachment permit issued.  
Applicant shall contact a Department of Public Works Inspector 48 hours prior 
to commencing work in the right-of-way. 

 
54. Prior to the issuance of the building permit, the applicant will be required to 

provide payment of “roadway mitigation fees” based on the square footage 
(assessable space) of the proposed building per Ordinance No. 3277. 

 
55. The applicant shall submit to the Department of Public Works an off-site 

improvement plan for work in the public right of way for review and approval prior 
to issuance of a building permit. 

 
56. The applicant shall submit a Record of Survey Map (based on a field survey) 

showing the merger of various lots to the Department of Public Works for review, 
approval, and recording. 
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57. The applicant shall mitigate the project generated increase in sewer flow such that 
there is a “zero net increase” in flow during wet weather events by reducing the 
amount of existing Rain-Dependent Inflow and Infiltration (RDI/I) into the Fair 
Oaks Sewer Maintenance District (District) sewer system.  This shall be achieved 
through the construction of improvements to impacted areas of the sewer system, 
with construction plans subject to District approval.  The final amount of net 
increase and linear footage of required improvements to the sewer system shall 
be calculated at issuance of building permit using the methodology set forth in the 
Memorandum Regarding Sunrise Senior Living Center Preliminary Sanitary Sewer 
Impacts dated June 26, 2018 prepared by Schaaf & Wheeler.  Construction of 
improvements, as approved by the District, shall be completed by the applicant at 
the applicant’s expense prior to final certificate of occupancy for the Project.  In 
the event construction of improvements is delayed through no fault of the 
applicant, the applicant may obtain its final certificate of occupancy for the Project 
by providing a financial guarantee to the County based on an engineers’ estimate 
of the remaining work to be completed and subject to District approval and 
entering a binding agreement to complete the work within a reasonable period of 
time and to the District’s satisfaction. 

 
58. The applicant will be responsible for the capacity analysis and mitigation plan 

development costs incurred by the Sewer District as it is a direct cost associated 
with the proposed development.  The estimated cost is $6,000 and the actual cost 
will be invoiced to the applicant. 

 
59. Pursuant to Section 4.24.050 of the County Ordinance, the fees for new sewer 

connections and additional sewage treatment capacity will be calculated based on 
the plans submitted prior to final approval of the building plans. 

 
60. The proposed lot merged for the existing properties must be approved by the 

County Planning Department, and the approved lot merger must be recorded prior 
to final approval of the building plans (as outlined in Condition No. 3). 

 
61. Once all parcels are merged into one parcel, only one sewer lateral connection at 

the Sewer District main will be allowed.  The other lateral connections must be 
removed. 

 
Geotechnical Section 
 
62. At the building permit stage, the project, including the geotechnical investigation 

for the project, shall be reviewed and approved by the County Geotechnical 
Consultant. 

 
Menlo Park Fire Protection District 
 
63. Property owner shall submit an address change request to the County Building 

Inspection Section from an address on El Camino Real to an address on East 
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Selby Lane.  The address will be assigned upon submittal of the building permit 
application for this project. 

 
64. Aerial ladder access shall be established along one full side length of the building 

where overhead electrical wiring is not located.  The aerial ladder placement shall 
meet the prescriptive distance requirements outlined in California Fire Code (CFC) 
Appendix D105.  The following general access requirements also apply to this 
project: 

 
 a. The El Camino Real street side fronting the project shall be a “No Parking 

Fire Lane.”  Include relevant note on plans submitted at the building permit 
stage. 

 
 b. Pursuant to CFC 2016, Appendix D, fire apparatus roadways, including 

public and private streets and, in some cases, driveways used for 
vehicle access, shall be capable of supporting the imposed weight of a 
75,000 pound (34,050 kg) fire apparatus and have an all-weather driving 
surface.  Only paved or concrete surfaces are considered to be all weather 
driving surfaces. 

 
 c. Private roadways serving three or more residential occupancies shall be 

all-weathered roads with a minimum width of 20 feet and have a clearance 
height of 13 feet 6 inches.  Roadways shall be designed to accommodate 
the weight of the fire apparatus and the minimum turning radii of 36 feet for 
fire apparatuses.  Dead-end roads in excess of 150 feet in length shall have 
a turnaround in compliance with CFC Appendix D, Table D103.4.  Access 
roads exceeding 1-mile in length shall have approved turnaround areas at 
1/2-mile intervals. 

 
 d. Include the following notes on the building plans:  All curbing located within 

the complex that has not been designated as on-site parking shall be 
designated as “No Parking Fire Lane.”  All fire lanes shall comply with Menlo 
Park Fire Department (MFPD) “Designation and Marking of Fire Lane” 
standards. 

 
 e. Since there are only two points of access to the building, “Entrance Sign B” 

may be used at each point of access to the building. 
 
 f. At the building permit stage, provide a complete no parking fire lane 

stripping plan with no parking signage in accordance with MPFD standards.  
Roadway width shall be 20 feet and requires curb stripping with no parking 
signage pursuant to MPFD standards. 

 
 g. Include the following notes on the building plans:  Fire apparatus roadways, 

including public or private streets or roads used for vehicle access shall be 
installed and in service prior to construction.  Fire protection water serving 



46 

all hydrants shall be provided as soon as combustible material arrives on 
site.  Pursuant to CFC 2016, prior to combustible material arriving on-site, 
contact the MPFD to schedule an inspection of the roadways and fire 
hydrants. 

 
 h. For buildings 30 feet (9,144 mm) and over in height above natural grade, the 

required fire apparatus access roadway shall be a minimum of 26 feet 
(7,925 mm) in width, and shall be positioned parallel to at least one entire 
side of the building.  The fire land shall be located within a minimum of 
15 feet (4,572 mm) and a maximum of 30 feet (9,144 mm) from the building.  
Pursuant to CFC 2016, Appendix D105, MFPD staging areas shall be 
located on the building plans and provide details for aerial ladder truck 
minimum and maximum climbing angles.  If a climbing angle is less than 
50 degrees, the roadway shall be adjusted to comply with the charging 
condition listed above.  Note:  Aerial ladders require a minimum 4-foot 
setback on all sides to allow for outriggers. 

 
65. Pursuant to CFC 2016, Section 507.5.1, Appendix B, Section 105.2 and 

Table 105.1, the applicant shall provide fire flow information through a separate 
engineered plan showing how adequate water supply will be achieved. 

 
66. Pursuant to CFC Section 507.5.1, Appendix C, a public hydrant is required 

at Markham Avenue.  All hydrants shall be wet barrel standard steamer type 
with 1 – 4 1/2-inch (114.3 mm) and 2 – 2 1/2-inch (63.5 mm) outlets. 

 
67. Fire hydrants and fire appliances (fire department connections and post indicator 

valves) shall be clearly accessible and free from obstruction. 
 
68. For buildings or structures with an interior height greater than 18 feet from 

finished floor to the underside of the ceiling, the minimum sprinkler design shall 
be 0.33 gallons per minute (gpm) over the most remote 3,000 sq. ft. area plus 
500 gpm for hose streams included at the base of the riser. 

 
69. An approved Combination Fire Sprinkler/Standpipe System shall be installed 

throughout each structure.  Systems in new office buildings shall include a safety 
factor in the piping system, and plugged branch line piping allowing for future 
modifications.  In new office buildings, the sprinkler system shall be designed to 
0.18 gpm/ 3,000 sq. ft. of coverage area.  In new garage areas, the automatic fire 
sprinkler system shall be designed to 0.20 gpm/2,000 sq. ft. of coverage area.  
Fire sprinkler systems shall comply with National Fire Protection Association 
(NFPA) 13 (2016 Edition) and MPFD standards.  A separate plan review fee will 
be collected for the review of these plans. 

 
70. The standpipe outlet shall be located on the main floor landing and shall reach all 

sections of the floor served at a 150-foot distance from the outlet. 
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71. An approved (manual and automatic) fire alarm system is required.  A minimum of 
two sets of plans, specifications and other information pertinent to the system 
shall be submitted to MPFD for review and approval prior to installation.  A 
separate plan review fee will be collected upon review of these plans.  Fire alarm 
systems shall be Underwriters Laboratories (UL) certified.  Certificate of 
Completion and other documentation listed in the National Fire Alarm Code shall 
be provided for all new fire alarm system installations. 

 
72. A wet chemical extinguisher shall be provided for protection of all commercial 

cooking equipment and the Type I Hood Exhaust System in conjunction with 
UL 300 (wet) pre-engineered systems and shall be installed within 30 feet 
(9,144 mm) of commercial food heat-processing equipment, as measured along 
an unobstructed path of travel.  Automatic fire extinguishing systems protecting 
commercial cooking equipment shall be interconnected to the fuel and electrical 
supply for the cooking operation, and arranged to automatically shut off all gas 
and electric equipment under the hood when the system is actuated.  Shutoff 
valves or switches shall be of a type that require manual operation to reset.  
Automatic fire extinguishing systems shall be connected to the fire alarm system 
and zoned accordingly.  Deep Fat Fryers require a Type K Extinguisher. 

 
73. Approved numbers or addresses shall be placed on all new and existing buildings 

in such a position as to be plainly visible and legible from the street or road 
fronting the property.  Said numbers shall contrast with their background.  
Individual suite numbers shall be permanently posted on the main entrance doors 
of tenant spaces.  If rear outside doors to tenant spaces are installed, they shall 
include the installation of numerical address numbers corresponding to front 
addressing.  Numbers on new occupancies shall comply with the following: 

 
 a. Structures up to 50 feet (15,240 mm) in height shall have addresses with a 

minimum 1-inch (25.4 mm) stroke wide by minimum 8 inches (203.2 mm) 
high. 

 
 b. Structures over 50 feet (15,240 mm) high shall have addresses with 

a minimum 2.5-inch (63.5 mm) stroke wide by minimum 12 inches 
(304.8 mm) high. 

 
74. Pursuant to CFC Section 510 (Emergency Responder Radio Coverage), when 

required by the fire code official, all new buildings shall have approved radio 
coverage for emergency responders within the building based upon the existing 
coverage levels of the public safety communication systems within MPFD at the 
exterior of the building.  This section shall not require improvements of the existing 
public safety communication systems.  The following exceptions apply: 

 
 a. When approved by the Building Official or Fire Code Official, a wired 

communication system in accordance with Section 907.2.13.2 shall be 
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permitted to be installed or maintained in lieu of an approved radio 
coverage system. 

 
 b. If determined by the Fire Code Official that the radio coverage system is 

not needed. 
 
 c. In facilitates where emergency responder coverage is required and such 

systems, component or equipment required could have a negative impact 
on the normal operations of said facility, the Fire Code Official shall have the 
authority to accept an automatically activated emergency responder radio 
coverage system. 

 
75. MPFD requires a construction permit for the installation or modification to 

emergency responder radio coverage system as provided in CFC Section 105.7.5.  
A separate plan review fee will be collected upon review of these plans. 

 
76. Elevators shall conform to the provisions listed in Section 607 of the CBC 2016.  

At least one elevator shall be of size to accommodate one gurney (maximum 
24 inches by 84 inches (610 mm by 2134 mm)) and two attendants.  Two-way 
communication for elevator and lobby shall be required. 

 
77. A minimum 2A 10BC rated fire extinguisher shall be located at or near exists and 

shall be placed so that the travel distance to a fire extinguisher shall not exceed 
75 feet.  Verify placement of extinguisher(s) with the Fire Inspector at the time of 
rough inspection. 

 
78. Exit signs, emergency lighting, address posting, fire lane, marking, fire 

extinguishers, and Know Box location(s) shall be field verified by a Fire Inspector. 
 
79. Means of egress components shall include exit pathway throughout use, exist 

stairwells, exit enclosure providing access to exit doors, door hardware, exit signs, 
exit illumination and emergency lighting shall comply with CBC/CFC Chapter 10. 

 
80. The single man door providing direct access to the Sprinkler Riser Assembly for 

each building shall require signage on the door accessing riser.  Signage shall 
state “Riser Room” or other agreed upon language. 

 
81. Approved plans and approval letter must be on-site at the time of inspection. 
 
82. Final acceptance of this project is subject to field inspection. 
 
83. Upon completion of work and prior to closing ceiling, contact Deputy Fire Marshal 

Bob Blach of MPFD at 650/688-8430 to schedule a final inspection.  A 48-hour 
notice is required for all inspections. 
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EL CAMINO REAL

E. SH
ELBY RO

A
D

MARKHAM AVE.

D
EX

TE
R 

AV
E.

10 FEET WIDE PEDESTRIAN
CONCRETE SIDEWALK PER
GUIDELINES

24" BOX ULMUS PARVIFOLIA 'DRAKE'
(CHINESE ELM) IN TREE GRATE AND GUARD
PER GUIDELINES. (5) REPLACEMENT TREES

NOTE:  ALL TREES AND PLANTINGS ALONG
EL CAMINO REAL SHALL BE PRUNED AND
MAINTAINED BY THE PROPERTY OWNER.

PEDESTRIAN POST TOP LIGHT
PER GUIDELINES

MONUMENT SIGN AND RAISED
PLANTER, SEE ARCHITECTURAL'S
DRAWINGS

LOW FLOWERING
GROUND COVER

RAISED BIO-RETENTON
PLANTER WITH GRASSES

BENCH ON
CONCRETE PAD

48" BOX QUERCUS AGRIFOLIA (COAST LIVE
OAK) IN TREE GRATE AND GUARD.
(4) REPLACEMENT TREES

NOTE: ALL TREES AND PLANTINGS ALONG
E. SHELBY ROAD SHALL BE PRUNED AND
MAINTAINED BY THE PROPERTY OWNER.

RAISED BIO-RETENTON
PLANTER WITH GRASSES

LEMON TREE IN
DECORATIVE POT

LOW ACCENT
PLANTINGS AT ENTRY

PERGOLA

BOULDER CLUSTERS

ENTRY ARBOR

BENCH WITH
COFFEE TABLE

SMALL FLOWERING TREE

ENTRY MONUMENT SIGN, SEE
ARCHITECTURAL'S DRAWINGS

LOUNGE CHAIRS AND COFFEE TABLE

FOCAL ELEMENT

ROSE TREES

SMALL ACCENT TREES

EXISTING OAK TREE
TO REMAIN

MEDIUM ACCENT TREE

EVERGREEN TREE

IN FILL WITH LOW FLOWERING GROUDCOVER TO MATCH EXISTING

NOTE: ALL TREES AND PLANTINGS ALONG E. MARKHAM AVE. SHALL
BE PRUNED AND MAINTAINED BY THE PROPERTY OWNER.

3'H WOOD FENCE

LOW EVERGREEN SHRUBS
ALONG FENCE (3'H MAX.)

BENCHES

EVERGREEN HEDGE

6'H GOOD NEIGHBOR WOOD FENCE

SMALL FLOWERING TREES

4' WIDE FIRE ACCESS
GATE WITH KNOX BOX

24" BOX TRISTANIOPSIS
LAURINA (WATER GUM).
(3) REPLACEMENT TREES

6'H GOOD NEIGHBOR
WOOD FENCE

3" MULCH UNDER EXISTING
OAK TREE TO REMAIN

ACCENT SHRUBS

DECOMPOSED GRANITE
PAVING

4' WIDE FIRE ACCESS
GATE WITH KNOX BOX

EVERGREEN COLUMNAR
TREES

6'H GOOD NEIGHBOR WOOD
FENCE W/ FLOWERING VINES

DINNING TABLE AND
CHAIRS

TRELLIS AT FAMILY
DINNING AREA

BOULDER CLUSTERS

LOUNGE CHAIRS WITH COFFEE TABLE

LEMON TREE IN DECORATIVE POT

4' WIDE FIRE ACCESS GATE WITH KNOX BOX

RAISED BIO-RETENTON
PLANTER WITH GRASSES

FOCAL ELEMENT

BENCH W/ ARMS

LAWN AREA

PEDESTRIAN CONCRETE
PAVING

3" MULCH UNDER EXISTING
OAK TREE TO REMAIN

RAISED BIO-RETENTON
PLANTER WITH GRASSES

3" MULCH UNDER EXISTING
OAK TREE TO REMAIN

LOW GROUNDCOVER
AND GRASSES WITH
IRRIGATION ON DECK

LEMON TREE IN
DECORATIVE POT

42"H CABLE RAILING

ART PANEL SCREEN ON
SELF-WATERING POT WITH
ACCENT PLANTINGS

TABLE AND CHAIRS

ENHANCED CONCRETE
PAVING

"PEAK THROUGH" WITH
SELF-WATERING POT AND
LOW PLANTINGS

FOCAL ELEMENT WITH
POT AT DROP-OFF AREA

PEDESTRIAN ACCENT
PAVING AT DROP-OFF AREA

VEHICULAR ACCENT
PAVING AT DRIVEWAY

FOCAL ELEMENT WITH
POT AT DROP-OFF AREA

PATIO AREA, SEE
ARCHITECTURAL'S DRAWINGS

STRUCTURAL SOIL UNDER
SIDEWALK AT TREE WELL
(2-3 FEET DEEP AND 8 FEET LONG)

8 FEET WIDE PEDESTRIAN
CONCRETE SIDEWALK

HATCH INDICATES NO
OBSTRUCTION ZONE

10
'-0

"

8'-0"

35'-0" O.C.
TYP. FOR TREE WELLS

3' WIDE GATE

48" BOX QUERCUS AGRIFOLIA
(COAST LIVE OAK).
(2) REPLACEMENT TREES

3'W MAINTENANCE
GATE

STRUCTURAL SOIL UNDER
SIDEWALK AT TREE WELL
(2-3 FEET DEEP AND 8 FEET LONG)

BIKE RACK (2 STALLS), TYP. OF (3) ALONG EL
CAMINO REAL, 50 FEET ON CENTER MAX.

TRASH ENCLOSURE, SEE
ARCHITECTURAL'S DRAWINGS

PEDESTRIAN
CONCRETE PAVING

PERMEABLE
INTERLOCKING PAVERS

RAISED BIO-RETENTON
PLANTER WITH GRASSES

21'

DECOMPOSED GRANITE
PAVING

8'

EDGE OF PAVING SHALL BE 8 FOOT
CLEAR FROM TRUNK OF TREE #4

EDGE OF D.G. PAVING
21 FOOT CLEAR FROM
TRUNK OF TREE #26

RAISED BIO-RETENTON
PLANTER WITH GRASSES

PROPOSED TREE TO MATCH EXISTING TREE #8,
48" BOX QUERCUS AGRIFOLIA (COAST LIVE OAK)

CONCRETE PAVING

CONCRETE PAVING
PORCH ARE

EMERGENCY GENERATOR WITH
CMU WALL, SEE ARCHITECTURAL'S
DRAWINGS.

CONCRETE DRIVE APRON

DECORATIVE PAVING DRIVEWAY

CONCRETE PAVING

BIKE RACK (10 STALLS)
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BIRD BATH BIRD  HOUSE

FOCAL ELEMENT AT AT DROP-OFF AREA

RAISED VEGETABLE PLANTER

SMALL BENCH W/ ARM

LARGE BENCH W/ ARM

LOUNGE CHAIR AND COFFEE TABLE

TABLE AND CHAIRSLEMON TREES IN POT

TRELLIS AT FAMILY DINNING AREA

ART PANEL SCREEN ON POTS

3' HIGH WOOD FENCE

L-2

ASSISTED LIVING COURTYARD

MEMORY CARE COURTYARD

"GREEN" COURTYARD AND DROP-OFF AREA OUTDOOR DINNING

42"H CABLE RAILING

6'H GOOD NEIGHBOR WOOD FENCE DINNING TABLE AND CHAIRS BOULDERS

PERGOLA ENTRY ARBOR

GREEN COURTYARD

TABLE AND CHAIRS

BIKE RACK
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0 8' 16' 32'

0" 1
2" 1" 2" ACCENT PAVERS ON ROOF DECK

SMALL BENCH W/ ARM

LOUNGE CHAIR AND COFFEE TABLE TABLE AND CHAIRSSELF-WATERING POTSELF-WATERING TREE POT

TOPIARY SHRUB IN POT ITALIAN CYPRESS  IN POT

ROMAN SHADE STRUCTUREWALL WATER FEATURETAI CHI ACTIVITYROOF DECK ON THIRD LEVEL

TOPIARY DECK ON SECOND LEVEL

0 8' 16' 32'

0" 1
2" 1" 2"

L-3

ACTIVITY DECK ON SECOND LEVEL

0 8' 16' 32'

0" 1
2" 1" 2"

BOLD FOLIAGE ON POT

BENCH WITH ARMS

POT CLUSTERS WITH
BOLD FOLIAGE

ACCENT PAVERS

TOPIARY SHRUB IN
SELF-WATERING POT

ACCENT PAVERS

COLUMNAR TREE IN
SELF-WATERING POT

SELF-WATERING POT
W/ BOLD FOLIAGE

TABLE AND CHAIRS

ROMAN SHADE WITH
TABLE AND CHAIRS

SPACE FOR TAI CHI
OR PASSIVE USE

SELF-WATERING POT
W/ BOLD FOLIAGE

COFFEE TABLE

LOUNGE CHAIRS

SMALL FLOWERING TREE
IN SELF-WATERING POT

FOCAL ELEMENT WITH
PLANTING OR WALL FOUNTAIN

ACCENT PAVERS ON
ROOF DECK
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TREES

SHRUBS/ GROUND COVER/ GRASSES

RAISED BIO-RETENTION PLANTER VINES

SHRUBS

SizeCommon NameBotanical NameSymbol

5 GallonStriped Fortnight LilyDietes grandiflora 'Variegata'DV

Spacing

3'-0" O.C.

GROUND COVERS/GRASSES

SizeCommon NameBotanical NameSymbol

1 GallonFleabaneErigeron karvinskianus 

Spacing

2'-0" O.C.

VINES

SizeCommon NameBotanical NameSymbol Spacing

PLANT LIST 

1 GallonProvence LavenderLavendula intermedia 'Provence'LI 2'-6" O.C.

1 GallonBlue Chip Butterfly BushBuddleja  davidii 'Blue Chip'BD 3'-0" O.C.

Rainbow LantanaLantana 'Rainbow' 3'-0" O.C.

1 GallonLilac VineHardenbergia violaceaHV AS SHOWN

Water needs

LOW

Water needs

LOW

Water needs

LOW

LOW

LOW

MOD

Variegated Japanese AucubaAucuba japonica 'Variegata'AJ 5 Gallon 3'-0" O.C. MOD
1 GallonElaine's Lily of the NileAgapanthus 'Elaine'AG 2'-0" O.C. MOD

1 Gallon
LOWSea LavenderLimonium perezii 3'-0" O.C.1 Gallon

5 GallonHeavenly BambooNadina domestica 'Gulf Stream'ND 3'-0" O.C.

EK

LR
LE

MODLily TurfLiriope muscari 1'-0" O.C.1 GallonLM

5 GallonLoropetalumLoropetalum chinensisLC 4'-0"' O.C. LOW

5 GallonCompact EscalloniaEscallonia 'Compakta'EC 3'-0" O.C. MOD

Sunset RockroseCistus 'Sunset'CS
Australian FuchsiaCorrea pulchellaCO

1 Gallon 3'-0" O.C. LOW
1 Gallon 3'-0" O.C. LOW

LOW

5 GallonBittermint CamelliaCamellia x 'Buttermint'CA 4'-0" O.C. MOD

1 GallonJohnson's Blue GeraniumGeranium 'Johnson's Blue' GJ 2'-0" O.C. MOD

1 GallonBerkeley SedgeCarex tumulicolaCT
5 GallonLittle Cape RushChondropetalum tectorumCH

1 GallonCalifornia Gray RushJuncus patensJP

1'-6" O.C.
3'-6" O.C.

2'-6" O.C.

1 GallonIdaho FescueFestuca idahoensisFI 1'-0" O.C.

MOD

LOW

MOD

MODYellow Carpet RoseRosa meidiland - yellow 4'-0" O.C.2 GallonRM

1 GallonJasmineJasminum polyanthumJP AS SHOWN MOD

TREES

SizeCommon NameBotanical NameSymbol

CI Citrus trees Lemon 15 Gallon

LT Lagerstroemia 'Tuscarora' Crape Myrtle 24" Box

Water Needs

LOW

Paperbark MapleAcer griseumAS 15 Gallon MOD

CS Cupressus sempervirens Italian Cypress 15 Gallon LOW

Rose StandardRosa spp. StandardRS 15 Gallon MOD

Chinese Lacebark ElmUlmus parvifolia 'Drake'UP 24" Box LOW

1 GallonCommon BoxwoodBuxus sempervirensBS 3'-0" O.C. LOW

1 GallonGardeniaGardenia jasminoidesGJ 3'-0" O.C. MOD
5 GallonVeronica Lake HebeHebe 'Veronica Lake'HB 3'-0" O.C. MOD
1 GallonEvergreen Day LilyHemerocallis hybrid 'Sparkles'HH 2'-0" O.C. MOD

MODStar JasmineTrachelospermum jasminoides 2'-6" O.C.1 GallonTJ

1 GallonBlue Oat GrassHelictotrichon sempervirensHS 1'-0" O.C. LOW

1 GallonPotato VineSolanum jasminoidesSJ AS SHOWN MOD

1 GallonPeter Pan's Lily of the NileAgapanthus 'Peter Pan'AA 2'-0" O.C. MOD

5 GallonBallerina Indian HawthornRhaphiolepis indica 'Ballerina'RC 4'-0" O.C. LOW

LU Lagerstroemia 'Muskogee' Crape Myrtle 24" Box LOW

1 GallonMat RushLomandria longifolia 'Breeze'LL 3'-0" O.C. LOW

5 GallonJack Evans Indian HawthornRhaphiolepis indica 'Jack Evans'RJ 4'-0" O.C. LOW
5 GallonYellow RhododendronRhododendron Mollis Hybrid RO 4'-6" O.C. MOD

5 GallonMohawk ViburnumViburnum xburkwoodii 'Mohawk' VB 5'-0" O.C. MOD
SL Salvia microphylla 'Little Kiss' Little Kiss Sage 2'-0" O.C. MOD5 Gallon

CT x Chitalpa tashkentensis Chitalpa 24" Box

Spacing

AS SHOWN
AS SHOWN
AS SHOWN
AS SHOWN
AS SHOWN
AS SHOWN

AS SHOWN

AS SHOWN

LOW
MOD

MOD

Coast Live OakQuercus agrifoliaQA 36" Box VERY LOWAS SHOWN

Water GumTristaniopsis laurinaTL 24" Box MODAS SHOWN

ACER GRISEUM CITRUS TREES CUPRESSUS SEMPERVIRENS LAGERSTROEMIA 'MUSKOGEE' ROSA TREE ULMUS PARVIFOLIA 'DRAKE'

BUXUS SEMPERVIRENS

HEMEROCALLIS HYBRID 'SPARKLES'

CHONDROPETALUM TECTORUM JUNCUS PATENS HARDENBERGIA VIOLACEA JASMINUM POLYANTHUM SOLANUM JASMINOIDES

HELICTOTRICHON SEMPERVIRENS LAVENDULA INTERMEDIA 'PROVENCE' LIRIOPE MUSCARI LOMANDRIA LONGIFOLIA 'BREEZE' SALVIA MICROPHYLLA 'LITTLE KISS'

CAREX TUMULICOLA CISTUS 'SUNSET' DIETES GRANDIFLORA 'VARIEGATA' ERIGERON KARVINSKIANUS HEBE 'VERONICA LAKE'

QUERCUS AGRIFOLIA TRISTANIOPSIS LAURINA
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TREE INVENTORY SPREADSHEET

1 COAST LIVE OAK QUERCUS AGRIFOLIA 30/40 90/65

2 COAST LIVE OAK QUERCUS AGRIFOLIA 80/70

3 COAST LIVE OAK QUERCUS AGRIFOLIA 75/65

4 CALIFORNIA VALLEY OAK QUERCUS LOBATA 86/77

TREE NO. COMMON NAME BOTANICAL NAME HEIGHT &
SPREAD (FT.)

HEIGHT &
STRUCTURE

RATINGS
(0-100% EACH)

REMOVE?

5 CALIFORNIA VALLEY OAK QUERCUS LOBATA 85/80

6 COAST LIVE OAK QUERCUS AGRIFOLIA 75/75

7 COAST LIVE OAK QUERCUS AGRIFOLIA 80/70

8 COAST LIVE OAK QUERCUS AGRIFOLIA 20/20

9 TREE OF HEAVEN AILANTHUS ALTISSIMA 75/75

10 COAST LIVE OAK QUERCUS AGRIFOLIA 85/75

11 COAST LIVE OAK QUERCUS AGRIFOLIA 90/55

12 COAST LIVE OAK QUERCUS AGRIFOLIA 85/80

13 COAST LIVE OAK QUERCUS AGRIFOLIA 85/75

14 COAST LIVE OAK QUERCUS AGRIFOLIA 75/50

15 EUROPEAN BIRCH BETULA PENDULA 65/50

16 TULIP POPLAR LIRIODENDRON TULIPIFERA 70/45

17 TULIP POPLAR LIRIODENDRON TULIPIFERA 65/55

18 TULIP POPLAR LIRIODENDRON TULIPIFERA 65/55

19 AMERICAN ELM ULMUS AMERICANA 25/25

20 TREE OF HEAVEN AILANTHUS ALTISSIMA 20/15

21 AMERICAN ELM ULMUS AMERICANA 40/30

22 TREE OF HEAVEN AILANTHUS ALTISSIMA 70/55

23 COAST LIVE OAK QUERCUS AGRIFOLIA 90/60

24 COAST LIVE OAK QUERCUS AGRIFOLIA 90/60

25 COAST LIVE OAK QUERCUS AGRIFOLIA 90/40

26 CALIFORNIA VALLEY OAK QUERCUS LOBATA 75/65

27 COAST LIVE OAK QUERCUS AGRIFOLIA 90/70

28 COAST LIVE OAK QUERCUS AGRIFOLIA 75/60

35/25

30/25

45/30

45/30

35/45

35/35

40/30

45/40

35/35

27/30

35/40

35/25

20/20

35/45

25/30

25/30

30/25

35/40

35/30

45/45

35/30

40/50

35/30

27/30

35/35

50/50

30/30

PROTECTED
TREE PER

COUNTY OF
SAN MATEO

X

DBH (IN.)

30.4

X18.8

X28.2

X16.5

X20.4

X24

X14.3

X22

22

X18.8

X15.8

X19.4

X X13.6

X X12

X27

X17.5

X17.3

15.6

X X29.7

X X28.1

X X43.5

X X21

X X35

X X26

X X26

X30

X30.5

X30.3

X

X

XX

X

X

EXISTING TREE TO BE REMOVED

EXISTING TREE TO REMAIN

TREE PROTECTIVE FENCING

NOTE:
1. INFORMATION PROVIDED ON THIS PLAN IS BASED ON THE MAY 2, 2017 TREE

REPORT BY WALTER LEVISON, CONSULTING ARBORIST.  AND REVISED REPORT
DATED OCTOBER 25, 2017.

2. TREE NUMBERING ARE PER ARBORIST REPORT.
3. SEE SHEET L-6 FOR TREE PROTECTION NOTES AND DETAIL.
4. REPLACEMENT TREES FOR TREES REMOVED SHALL BE 1:1 RATIO.
5. (6) COAST LIVE OAK PROPOSED TO BE REMOVED SHALL BE REPLACED WITH 48"

BOX SIZE COAST LIVE OAK TREE.
6.  AN ARBORIST'S REPORT IS REQUIRED FOR SIGNIFICANT OR HERITAGE TREES

PROPOSED FOR REMOVAL ON THE BASIS OF POOR HEALTH, POTENTIAL
HAZARD, OR WHEN A SIGNIFICANT OR HERITAGE TREE(S) IS PROPOSED TO
REMAIN, BUT NEW DEVELOPMENT WOULD ENCROACH WITHIN THE DRIP LINE
OF THE TREE.

7. THE ARBORIST'S REPORT SHALL ASSESS TREE CONDITION FOR ALL SIGNIFICANT
OR HERITAGE TREES, AND ANY MEASURES NECESSARY TO PROTECT TREES ON
SITE DURING DEMOLITION OR CONSTRUCTION, INCLUDING ANY REMEDIAL
MEASURES NECESSARY TO SUSTAIN IMPACTED TREES.  TREE PROTECTION
MEASURES SHALL COMPLY WITH SAN MATEO COUNTY'S TREE PROTECTION
REQUIREMENTS.

8. FOR DEVELOPMENT WITHIN A TREE DRIPLINE THE REPORT SHALL ASSESS
POTENTIAL TREE SURVIVAL AND LONGEVITY, AND SPECIAL MEASURES NEEDED
TO PROTECT ANY SUCH TREES OR POST CONSTRUCTION.

X
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EXISTING TREE PROTECTIVE FENCING
SCALE:  1/4" = 1'-0"

Elevation

2'
5'

Plan

EXTEND FENCING PERIMETER BY
50% BEYOND THE DRIPLINE OF
MATURE SPECIMEN OAKS WHERE
POSSIBLE.

STEEL STAKE,
6'-0"O.C. MAX

5' CHAIN LINK FENCING

DRIP LINE

EXISTING TREE TO REMAIN

2'

7'H 2" DIA. GALV.
POST, TYP.

1. PRIOR TO INITIATING ANY CONSTRUCTION ACTIVITY IN THE AREA, INCLUDING GRADING, TEMPORARY
PROTECTIVE FENCING SHALL BE INSTALLED AT EACH SITE TREE.  FENCING SHALL BE LOCATED AT OR
BEYOND THE CANOPY DRIP LINE SO THAT 100% OF THE DRIP LINE WILL BE PROTECTED BY FENCING. TO
REDUCE SOIL COMPACTION FROM EQUIPMENT.

2. THE CONTRACTOR IS REQUIRED TO WATER, FERTILIZE AND ATTEND TO OTHER MAINTENANCE NEEDS OF
EXISTING TREES AS NEEDED PER ARBORIST'S RECOMMENDATIONS TO MAINTAIN HEALTHY GROWTH
THROUGHOUT THE CONSTRUCTION PERIOD.  SIX FEET DIAMETER, MINIMUM, BY SIX INCH TALL EARTH
BERMS SHALL BE CONSTRUCTED AT THE BASE OF EACH TREE TO FUNCTION AS TEMPORARY WATERING
BASINS DURING THE CONSTRUCTION PERIOD.  TREES SHALL BE WATERED ACCORDING TO WEATHER AND
TREE REQUIREMENTS.  APPROVED MULCH OF 1-2 INCH SIZED WOOD CHIPS SHALL BE PLACED AT A DEPTH
OF 4 INCHES WHERE NO EXCAVATION IS TO OCCUR IN THE VICINITY OF THE  TREES TO BE PROTECTED.

3. THE TREE PROTECTION FENCE SHALL BE 5' HIGH CHAIN LINK FENCE WITH IMMOVABLE POSTS.  THE
FENCING  SHALL FORM A CONTINUOUS BARRIER WITHOUT ENTRY POINTS AROUND EACH TREE. ANY
ENCROACHMENT  INTO THE DRIP LINE FOR FENCING OR CONSTRUCTION PURPOSES SHALL NOT BE
PERMITTED.

4. LOW HANGING  LIMBS OF SAVED TREES SHALL BE PRUNED PRIOR TO GRADING, OR ANY EQUIPMENT
MOBILIZATION ON SITE.  THE PURPOSE OF THIS REQUIREMENT IS TO AVOID TEARING LIMBS BY HEAVY
EQUIPMENT.  ALL LIMBS TO BE PRUNED SHALL BE SUPERVISED  BY THE ARBORIST OF RECORD FOR THE JOB.

5. THIS FENCING SHALL SERVE AS A BARRIER TO PREVENT DRIP LINE ENCROACHMENT OF ANY TYPE OF
CONSTRUCTION ACTIVITIES AND EQUIPMENT.  NO OILS,. GAS, CHEMICALS, LIQUID WASTE, SOLID WASTE
CONSTRUCTION MACHINERY OR CONSTRUCTION MATERIALS SHALL BE STORED OR ALLOWED TO STAND
FOR ANY PERIOD OF TIME WITHIN THE DRIP LINE OF THE TREE. FURTHER, NO ONE SHALL ENTER THE
FENCE PERIMETER FOR ANY REASON EXCEPT FOR THE PURPOSE OF MONITORING THE HEALTH OF THE
TREE.  ACCIDENTAL DAMAGE TO BARK, ROOT CROWN, OR LIMBS MAY INCREASE POTENTIAL FOR FUTURE
DECLINE.

6. CONTRACTORS AND SUBCONTRACTORS  SHALL DIRECT ALL EQUIPMENT AND PERSONNEL TO REMAIN
OUTSIDE THE FENCED AREA AND AT ALL TIMES UNTIL PROJECT IS COMPLETE, AND SHALL INSTRUCT
EMPLOYEES AS TO THE PURPOSE AND IMPORTANCE OF FENCING.

7. A 'TREE PROTECTION ZONE' SIGN SHALL BE POSTED AT EACH TREE INDICATING THE PURPOSE OF THE
FENCING.

8. THE ARBORIST OF RECORD FOR THE JOB OR THE CITY ARBORIST SHALL BE RESPONSIBLE FOR INSPECTION
AND APPROVAL OF THE FENCING PRIOR TO ANY GRADING OPERATIONS.

9. FENCING MUST REMAIN IN PLACE AND SHALL NOT BE REMOVED UNTIL ALL CONSTRUCTION ACTIVITIES
ARE COMPLETED.  THIS SHALL INCLUDE GRADING AND COMPACTION ACTIVITIES, INSTALLATION OF
UNDERGROUND, ALL CONSTRUCTION ACTIVITIES AND ANY OTHER CONSTRUCTION OR ACTIVITY WHICH
IS SCHEDULED PRIOR OR LANDSCAPE INSTALLATION.

10. ROOTS OF SINGLE STANDING TREES OFTEN EXTEND UP TO THREE TIMES THE DISTANCE OF THE ACTUAL
DRIP LINE AND FUNCTION PRIMARILY IN THEY UPTAKE OF NUTRIENTS AND WATER. THE DRIP LINE IS
ARBITRARILY ESTABLISHED AS THE MINIMUM ROOT AREA GENERALLY REQUIRED TO PRESERVE TREE
HEALTH.  AS MUCH AREA AROUND THE CIRCUMFERENCE OF THE TREE SHOULD HAVE MINIMUM
INTRUSION TO FURTHER INSURE TREE SURVIVAL AND HEALTH.

11. UNAUTHORIZED TREE REMOVAL IS SUBJECT TO IN-KIND REPLACEMENT EQUAL TO THE VALUE OF THE
MATURE  RESOURCE LOST, AS DETERMINED BY THE COUNTY OF SAN MATEO.

12. NO MECHANICAL TRENCHING SHALL OCCUR WITHIN THE TREE PROTECTION ZONE.  ANY EXCAVATION IF
REQUIRED SHALL BE BY HAND, AIR SPADE OR BY VACUUM.  CUTTING OF ANY ROOTS OVER 3" DIA SHALL BE
REVIEWED BY AN ARBORIST.

13. THE CONTRACTOR SHALL CONTRACT WITH AN ARBORIST AS REQUIRED TO ENSURE PROPER TREE HEALTH
IF A PROJECT ARBORIST OR CITY ARBORIST HAS NOT BEEN CONTRACTED.

42.8

Low water use plantings

moderate water use plantings

lawn

.2 .81

.5 .81

.85 .75

drip
drip

spray head

.25

.62
1.13 800 904 23,988

4,780 2,963 78,626
7,620 1,905 50,551

13,200 5,772

153,165

5,772

13,200

.44

5,772

13,200

.44

192,651

WATER EFFICIENT LANDSCAPE STATEMENT
1. THE IRRIGATION SYSTEM SHALL BE DESIGNED TO MEET CURRENT WATER EFFICIENCY STANDARDS AND STATE MODEL WATER EFFICIENT

LANDSCAPE ORDINANCE AB1881 AS REQUIRED BY LOCAL JURISDICTIONS WHILE ACHIEVING THE GOAL OF EFFECTIVELY AND EFFICIENTLY
PROVIDING THE LANDSCAPE WITH WATER BY MEANS OF HIGH EFFICIENCY SPRAY IRRIGATION TO THE TURF AND GROUND COVER AREAS
AND DRIP IRRIGATION BUBBLERS TO RESTRICTED SHRUB PLANTING AND SHRUB MASS PLANTING AREAS AS APPLICABLE.

2. IRRIGATION SYSTEMS SHALL BE DESIGNED TO ACCOMMODATE RECYCLED WATER WHERE AVAILABLE EITHER CURRENTLY OR IN THE FUTURE
AS DIRECTED BY THE LOCAL WATER PURVEYOR. RECYCLED WATER SYSTEMS SHALL BE DESIGNED IN ACCORDANCE WITH LOCAL AND STATE
CODES.

3. IRRIGATION SYSTEMS FOR LANDSCAPES GREATER THAT 5,000 SF SHALL HAVE A DEDICATED WATER METER FOR IRRIGATION.

4. A WATER EFFICIENT LANDSCAPE WORKSHEET SHALL BE INCLUDED WITH HYDROZONE INFORMATION TABLE, WATER BUDGET
CALCULATIONS AND IRRIGATION OPERATION SCHEDULES.

5. A STATE OF THE ART ET BASED SELF ADJUSTING IRRIGATION CONTROLLER SHALL BE SPECIFIED FOR THIS PROJECT TO AUTOMATICALLY
CONTROL THE WATER ALLOCATED TO EACH VALVE GROUPED PER INDIVIDUAL HYDROZONE (BASED ON PLANT TYPE AND EXPOSURE). THIS
SHALL INCLUDE RAIN AND FLOW SENSORS AS APPLICABLE FOR A HIGHER LEVEL OF WATER CONSERVATION.

6. TREE BUBBLERS SHALL BE INCLUDED ON SEPARATE CIRCUITS TO ISOLATE THE IRRIGATION TO THE TREES AND PROVIDE DEEP WATERING TO
PROMOTE A DEEPER ROOT STRUCTURE.

7. SPRAY IRRIGATION SYSTEMS FOR GROUNDCOVER AREAS GREATER THAN 8' WIDE IN ANY DIRECTION SHALL BE DESIGNED WITH COMMERCIAL
SERIES SPRAY HEADS WITH HIGH EFFICIENCY NOZZLES THAT INCLUDE INTERNAL CHECK VALVES AND PRESSURE COMPENSATION DEVICES.
THE HEADS SHALL BE DESIGNED IN A HEAD TO HEAD LAYOUT TO ACHIEVE AN EVEN LEVEL OF PRECIPITATION THROUGHOUT THE
IRRIGATION SYSTEM. THE NOZZLES DELIVER WATER AT MINIMUM 70% EFFICIENCY WITH A LOW PRECIPITATION RATE THAT MATCHES THE
INFILTRATION RATE OF THE SOIL.

8. THE DRIP SYSTEM WILL INCORPORATE PRESSURE COMPENSATING DRIP BUBBLERS WITH 1/4” DRIP TUBES TO EACH PLANT WHICH DELIVERS
WATER AT 90% EFFICIENCY AT AN APPLICATION RATE THAT MATCHES THE SOIL TYPE.

WATER EFFICIENCY LANDSCAPE ORDINANCE (WELO) WORKSHEET

1
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160 W. Santa Clara Street | Suite 675 | San Jose, CA 95113 | (408) 278-1700 | Fax (408) 278-1717 

www.fehrandpeers.com 

MEMORANDUM 

 

Date: June 26, 2017 

To: Jerry Liang, Sunrise Senior Living Communities 

From: Jane Bierstedt and Ashley Brooks, Fehr & Peers 

Subject: Transportation Assessment for Proposed Sunrise Senior Community in San 

Mateo County 

SJ16-1709 

A new Sunrise Senior Living community with 90 units and 63 parking spaces (the Project) is 

proposed for the site located at 2915 El Camino Real in unincorporated San Mateo County near the 

border of the Town of Atherton and the City of Redwood City, California. The site is currently 

occupied by John Bentley’s Restaurant, an unoccupied single-story office building, and a single-

family residence and is included in the North Fair Oaks (NFO) Community Plan. The impacts of 

future development on the site was addressed in the North Fair Oaks Community Plan 

Environmental Impact Report (EIR) (2011). 

This memorandum assesses potential transportation impacts of the Project based on its trip 

generation estimates and information contained in the NFO Community Plan EIR.  

PROJECT DESCRIPTION 

The site location is shown on Figure 1. The new Sunrise Senior Living community with have 90 

continuing care units including 49 studio units, 21 double units, and 20 semi-private units. The 

project site is bounded by Selby Lane on the southeast side, Markham Avenue on the northeast 

side, El Camino Real on the southwest side and office and residential parcels on the northwest side. 

It will have 63 parking spaces in an underground parking garage with access on Selby Lane. It will 

also have two van parking spaces accessed via a driveway on El Camino Real. The site plan is shown 

on Figure 2. 
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PROJECT TRAFFIC ESTIMATES 

The amount of traffic added by the Project to the surrounding roadways includes traffic generated 

by the proposed Senior Living community minus traffic generated by the existing uses on the site. 

Traffic generated by the Project was estimated by applying trip generation rates from surveys of 

similar Sunrise Senior Living communities on the San Francisco Peninsula. They are located in Palo 

Alto and Belmont (the Palo Alto site is on El Camino Real) and have comparable numbers of units 

with 81 and 78, respectively. The amount of traffic generated by the existing restaurant on the site 

was measured with driveway counts. The amount of traffic generated by the single-family residence 

was estimated using rates from the Institute of Transportation Engineers (ITE).  No traffic credits for 

the office building were applied as it is vacant and not currently generating traffic. 

EXISTING SITE USES 

The existing restaurant on the site is served by two driveways: an inbound driveway on El Camino 

Real and a two-way driveway on Selby Lane. Machine counts were conducted at the driveways to 

measure the amount of generated traffic on a typical weekday, and during the morning and evening 

commute period peak hours. The results are summarized in Table 1. 

TABLE 1:  EXISTING RESTAURANT TRAFFIC FROM DRIVEWAY COUNTS 

Driveway 
Daily Morning Peak Hour Evening Peak Hour 

In Out Total In Out Total In Out Total 

Selby Lane Driveway 116 204 320 7 4 11 5 4 9 

El Camino Real – Inbound Driveway 100 0 100 1 0 1 12 0 12 

Total  216 204 420 8 4 12 17 4 21 

The restaurant generates 420 vehicle trips on an average weekday with 12 during the morning peak 

hour and 21 during the evening peak hour. During the lunchtime peak hour it generates 58 trips. 

Between 6:00 and 7:00 pm, when there is more dinner-related traffic, it generates 61 trips.  

The house is estimated to generate 10 vehicle trips per day, with one outbound trip during the 

morning peak hour and one inbound trip during the evening peak hour. 

There are a wide variety of restaurants including fast food restaurants, family-style restaurants, chain 

restaurants, cafes, fine dining establishments, etc. Therefore, restaurants can generate a wide- range 

of traffic volumes. Trip estimates were made using ITE average rates for “quality restaurants” for 

comparison purposes. With these rates, the 3,100-square foot restaurant would generate 280 daily 



Jerry Liang 

June 26, 2017 

Page 3 of 9 

trips, 3 morning peak hour trips, and 23 evening peak hour trips. Traffic generated by the 6,360-

square foot office was also estimate using ITE rates. The results are 70 daily trips, 10 morning peak 

hour trips, and 9 evening peak hour trips. 

PROPOSED PROJECT  

Driveway counts were conducted at two survey sites (see Table 2, footnote 1) and the results were 

divided by the number of units to obtain trip generation rates. The resulting rates are presented in 

Table 2.  Applying these rates to the proposed number of units (90) yields 332 daily trips with 22 

occurring during the morning peak hour and 31 occurring during the evening peak hour. 

TABLE 2:  TRIP GENERATION RATES FOR SUNRISE SENIOR LIVING COMMUNITIES1 

Item 
Daily Morning  Peak Hour Evening Peak Hour 

In Out Total In Out Total In Out Total 

Rates per Unit 1.72 1.96 3.68 0.14 0.10 0.24 0.14 0.20 0.34 

Proposed Sunrise Community 166 166 332 13 9 22 13 18 31 

1. Based on surveys conducted at Sunrise Palo Alto with 81 units and Sunrise Belmont with 78 units. 

NET-ADDED TRAFFIC 

The amount of net-added traffic generated by the Project is presented in Table 3. 

TABLE 3:  PROPOSED SUNRISE COMMUNITY VEHICLE TRIP GENERATION ESTIMATES 

Driveway 
Daily Morning Peak Hour Evening Peak Hour 

In Out Total In Out Total In Out Total 

Proposed Sunrise Community 166 166 332 13 9 22 13 18 31 

Existing Uses -215 -215 -430 -8 -5 -13 -18 -4 -22 

Net Added Traffic -49 -49 -90 5 4 9 -5 14 9 

The proposed Sunrise Community would generate fewer daily vehicle trips and slightly more 

(approximately 10) morning and evening peak hour vehicle trips than the restaurant and house 

currently on the site. The difference in trips is due to the different operating characteristics: the 

restaurant generates many more vehicle trips during the midday lunch time and evening dinner 

time periods. If the office space on the site was occupied and generating traffic, the Sunrise 

Community would show no change in vehicle trips during the morning and evening peak hours 

and a greater reduction on a daily basis.  



Jerry Liang 

June 26, 2017 

Page 4 of 9 

COMPARISON TO NFO COMMUNITY PLAN EIR TRAFFIC 

ESTIMATES 

The Project site is located within the NFO Community Plan area and the majority of the site is 

designated for commercial mixed-use (medium-high density), with one parcel designated as 

multifamily residential. At buildout, the NFO Community Plan area is projected to contain 

approximately: 

 2,700 single-family dwelling units 

 4,700 multi-family dwelling units 

 680,000 square feet (sf) of retail space 

 335,000 sf of office space 

 1,270,000 sf of industrial space 

 215,000 sf of research & development space 

 110,000 sf of institutional space (e.g., community centers and schools). 

These uses were estimated to add approximately 30,200 daily vehicle trips, 2,060 morning peak 

hour vehicle trips, and 2,870 evening peak hour vehicle trips to the surrounding roadway system in 

the NFO Community Plan EIR. The Project’s trip generation estimates are well below these totals. 

INTERSECTION IMPACTS AND MITIGATION MEASURES 

The NFO Community Plan EIR evaluated impacts of buildout of the Plan on 10 intersections. Only 

two of the intersections are located on major Project traffic travel routes near the site: El Camino 

Real (SR 82) / Dumbarton Avenue and El Camino Real (SR 82) / Fifth Avenue. These intersections 

were reviewed to determine whether the Project would have significant impacts at them and to 

assess its contributions to the mitigation measures.  

IMPACTS OF NFO COMMUNITY PLAN 

The NFO Community Plan EIR indicated that additional project traffic would have a less-than-

significant project and cumulative impacts at the intersection of El Camino Real (SR 82) and 

Dumbarton Avenue. The EIR also found that the Community Plan would result in a significant 

project impact on the El Camino Real (SR 82) / Fifth Avenue intersection during the morning peak 

hour by causing its operation to deteriorate from an acceptable LOS C to unacceptable LOS D based 

on Caltrans LOS criteria. The EIR found that buildout of the NFO Community Plan would also result 

in a significant cumulative impact at this intersection during both the morning and evening peak 
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hours; buildout of the NFO Community Plan would contribute to the unacceptable LOS D 

operations during the morning peak hour and cause its operation to deteriorate from an acceptable 

LOS C to unacceptable LOS D during the evening peak hour. 

PROJECT IMPACTS 

Based on the trip distribution pattern in the EIR (see Figure 3), approximately 50 percent of the 

Project traffic would approach the site from the south on El Camino Real. Therefore the Project 

would only contribute 5 vehicles to the intersection of El Camino Real (SR 82) / Fifth Avenue. This 

small amount of traffic would not affect intersection operations and therefore the Project would 

not have a significant impact on El Camino Real (SR 82) / Fifth Avenue intersection at a project nor 

cumulative level. 

MITIGATION MEASURE 

The project-level mitigation measure for the El Camino Real (SR 82) / Fifth Avenue intersection is 

to restripe the southbound approach to a left-turn lane, a right-turn lane, and a shared left-

turn/right-turn lane. The intersection is projected to continue to operate at LOS D under Cumulative 

plus Project conditions during the evening peak hour with this mitigation measure. No other 

feasible physical improvements were identified and the impact was considered significant and 

unavoidable. 

Buildout of the NFO Community Plan would add 303 vehicles to this intersection during the 

morning peak hour and 458 vehicles during the evening peak hour. The Project is estimated to add 

5 morning and 5 evening peak hour trips to the intersection. Therefore, the Project would be 

responsible for 1.6 percent of the cost of the restriping, which is estimated to be approximately 

$10,0001. 

TRANSIT IMPACTS  

The NFO Community Plan EIR found that buildout of the NFO Community Plan would generate 

additional transit trips which would place substantial demands on the existing and planned 

SamTrans, Caltrain, and High Speed Rail Authority transit networks. It further found that due to the 

long-term buildout of the NFO Community Plan area, uncertainty of the amount and timing of 

                                                      

1 The actual cost would be determined by the design engineer and would be based on county-approved 

plans, specifications, and estimates of the intersection improvement. 
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service increases, and lack of control of the County over transit services, the impact was considered 

significant and unavoidable. 

The Project site is served by two SamTrans bus routes, Route 72 (to Selby Lane school) and Route 

ECR (El Camino Real between Daly City BART and the Palo Alto Transit Center). Most of the transit 

trips generated by the Project would be generated by the employees who would use Route ECR. 

(Route 72 is solely for school trips.) Route ECR operates from approximately 4:00 am to 2:00 am on 

weekdays with service every 15 minutes during peak commute hours and 30 minutes at other times 

of the day. On Saturdays and Sundays, the route operates between approximately 5:00 am and 2:00 

am with service every 20 to 30 minutes. The closest bus stops for Route ECR are located on El 

Camino Real at Dumbarton Avenue in the northbound directions and at 5th Avenue in the 

southbound direction. These stops are approximately 1,000 feet (less than a ¼ mile) from the site. 

Route ECR has the capacity to carry approximately 660 passengers per hour.2 The amount of transit 

ridership generated by the Project is estimated to be equivalent to 10 percent of the vehicle trips, 

or 3 passenger per peak hour. This amount of transit ridership is much lower than the capacity. 

SamTrans has long range plans to add bus rapid transit (BRT) on El Camino Real. The Project will 

not interfere with these plans. 

Since Route ECR has sufficient capacity to accommodate the transit riders generated by the Project 

and the Project will not interfere with transit plans and policies, the Project would have a less-than 

significant transit impact.  

PEDESTRIAN IMPACTS 

The thresholds of significance for pedestrian impacts from the NFO Community Plan EIR are, “A 

significant impact related to the pedestrian system would occur if implementation of the project 

causes: 

 Disruption to existing pedestrian facilities, or interference with planned pedestrian 

facilities: 

 Inconsistencies with adopted pedestrian system plans, guidelines, policies, or standards; 

or 

 Vehicles to cross pedestrian facilities on a regular basis without adequate design and/or 

warning systems, causing hazards.”  

                                                      

2 Estimates provided by SamTrans staff. 
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The Project would improve the sidewalk on El Camino Real and only generate a small amount of 

pedestrian traffic. Therefore the Project’s impact to pedestrian facilities would be less-than-

significant. 

TRANSIT PRIORITY STATUS 

A Project is located within a “Transit Priority Area” if it meets one of two criteria: 1) located at the 

intersection of two or more major bus routes with a service frequency of 15 minutes or less during 

peak commute periods or 2) located on a high quality transit corridor with fixed route bus service 

with service intervals no longer than 15 minutes during peak commute hours. El Camino Real is 

cited as an example of the second criterion. Since the site is located on El Camino Real and Route 

ECR has service intervals of 15 minutes (or less) during peak commute hours, the Project is located 

within a “Transit Priority Area”. 

IMPACTS AT AT-GRADE RAILROAD CROSSINGS 

The two railroad crossings closest to the site are located at Fifth Avenue (0.40 miles) and Woodside 

Road (0.90 miles). Both of these crossings are grade separated. It is unlikely that the Project would 

add any pedestrian or vehicle traffic to at-grade crossings as they closest ones are located at Fair 

Oaks Lane (1.0 mile) and Chestnut Street (1.1 miles), both farther from the site than the grade-

separated crossings. Therefore the Project would have a less-than-significant safety impact to at-

grade railroad crossings because it would not increase hazards between incompatible uses (i.e., 

pedestrians and trains) nor would it increase vehicles queues at intersections near crossings.  

PARKING 

The Project will provide 63 parking spaces for employees and visitors of the residents, and 2 van 

spaces. Parking surveys were conducted at the Belmont and Palo Alto Sunrise Senior Community 

site to assess whether the parking supply would be sufficient. The surveys were conducted by 

counting the number of parked vehicles in hourly increments. The survey results and resulting peak 

parking demand rates are presented in Table 5. Using the highest rate of 0.44 parked vehicles per 

unit would yield a peak parking demand for the Project of 40 parked vehicles. Therefore the 63 

provided spaces would be more than sufficient to accommodate the Project’s parking demand.  
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TABLE 4:  PARKING SURVEY RESULTS AND RATES 

Item Value 

Sunrise Palo Alto 

Survey Results (Parked Vehicles) 36 

Rate (Parked Vehicles per Unit) 0.44 

Sunrise Belmont 

Survey Results (parked vehicles) 26 

Rate (Parked Vehicles per Unit) 0.33 

CONCLUSIONS 

This memorandum addresses the transportation impacts of the proposed Sunrise Senior Living 

Community (the Project) located at 2915 El Camino Real.  

The Project is projected to generate fewer daily vehicle trips and slightly more (approximately 10) 

morning and evening peak hour vehicle trips than the restaurant and house currently on the site. 

This amount of traffic is well within the traffic estimates for the North Fair Oaks Community Plan 

(approximately 30,200 daily trips, 2,060 morning peak hour trips, and 2,870 evening peak hour trips) 

and therefore the Project’s traffic impacts have been accounted for in the NFO Community Plan 

EIR.  

The NFO Community Plan EIR identified one significant intersection impact near the site at the 

intersection of El Camino Real and Fifth Avenue at the project and cumulative-level. The Project 

would add 5 peak hour vehicle trips to this intersection; a small amount of traffic and the associated 

impacts would be de minimus. The Project will contribute is fair share contribution, 1.6 percent of 

the cost, towards the restriping of this intersection as described in the NFO Community Plan EIR 

mitigation measure. 

The Project is served by SamTrans bus route ECR. It would add a small number of transit passengers 

this route compared to its capacity. Therefore the Project’s transit impact would be less-than-

significant. 

The Project would improve the sidewalk on El Camino Real and only generate a small amount of 

pedestrian traffic. Therefore the Project’s impact to pedestrian facilities would be less-than-

significant. 

The site is located on El Camino Real which has bus service in intervals of 15 minutes (or less) during 

peak commute hours. Therefore the Project is located within a “Transit Priority Area”. 
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The Project would have a less-than-significant safety impact to at-grade railroad crossings because 

it would not add traffic to them and therefore not increase hazards between incompatible uses (i.e., 

pedestrians and trains) nor would it increase vehicle queues at intersections near crossings.  

The proposed parking supply of 63 spaces is more than sufficient based on the results of parking 

surveys at other similar Sunrise Communities. 

 

Attachments 

Figure 1: Site Location 

Figure 2: Site Plan 

Figure 3: NFO Community Plan EIR Trip Distribution 
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Site Plan
Figure 2
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NFO Community Plan EIR Trip Distribution
Figure 3
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160 W. Santa Clara Street | Suite 675 | San Jose, CA 95113 | (408) 278-1700 | Fax (408) 278-1717 

www.fehrandpeers.com 

MEMORANDUM 

 

Date: November 17, 2017 

To: Jerry Liang, Sunrise Senior Living 

From: Jane Bierstedt, Fehr & Peers 

Subject: Supplemental Information Regarding Parking and TDM for the Sunrise 

Redwood City Project 

SJ16-1709 

A new Sunrise Senior Living community with 90 units and 63 parking spaces (the Project) is 

proposed for the site located at 2915 El Camino Real in unincorporated San Mateo County near the 

border of the Town of Atherton and the City of Redwood City, California. This memorandum 

provides information regarding employee shifts and visiting times, supplementary parking data, 

and a preliminary Transportation Demand Management (TDM) plan in response to San Mateo 

County staff comments.  

EMPLOYEE SHIFTS AND VISITING TIMES 

There will be approximately 75 employees (in full time equivalents (FTEs)) at the site working in 

three shifts. The shift times and approximate number of FTEs per shift are: 

  Morning shift (7 am to 3 pm)  45 

  Afternoon shift (3 pm to 11 pm)  20 

  Night shift (11 pm to 7 am)  10 

  Total     75 

Visiting hours are between 9 am and 5 pm. The doors will be locked at 5 pm. 
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PARKING INFORMATION 

Published parking rates and the results of parking surveys conducted at two Sunrise communities 

on the San Francisco Peninsula are discussed in this section.  

PUBLISHED RATES 

Parking rates from the Institute of Transportation Engineers (ITE) Parking Generation manual for 

assisted living developments are presented in Table 1. Both the average and the 85th percentile of 

the peak demand rates from the survey are included for information and comparison purposes. The 

average rate is the average of the peak parking demand rates. The 85th percentile rate is the rate 

where 85 percent of the surveyed peak parking rates are lower (and only 15 percent are higher). 

These higher rates can be used to create conservative parking estimates.  

TABLE 1:  ITE PARKING GENERATION RATES  

Land Use   
Rates (Spaces per unit) 

Avg. 85th 

Assisted Living  0.41 0.54 

PARKING SURVEYS  

Parking surveys were conducted at two similarly-sized Sunrise communities on the San Francisco 

Peninsula: one is located in Palo Alto and the other in Belmont.  These Sunrise communities also 

have similar employee ratios as the proposed Project. 
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Palo Alto Site 

The Palo Alto site is located at 2701 El Camino Real. The facility has 81 units accommodating up to 

97 residents. At the time of the survey 75 of the units were occupied with 89 residents, representing 

an occupancy of 93 percent. There were 30 employees during the morning and afternoon shifts, 

and 10 on the night shift.  The site has 44 total parking spaces including 2 handicapped spaces, 1 

Sunrise vehicle space, 2 resident spaces, 1 future resident space, and 7 visitor spaces. Vehicle access 

is provided via two driveways (one inbound and one outbound) on Sheridan Avenue.   
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Belmont Site 

The Belmont site is located at 1010 Alameda de las Pulgas. The facility has 78 units accommodating 

up to 89 residents. At the time of the survey 71 of the units were occupied with 82 residents, 

representing an occupancy of 92 percent. There were 27 employees during the morning shift, 24 

on the afternoon shift, and 5 on the night shift.  The site has 25 total parking spaces including 2 

handicapped spaces, 1 Sunrise vehicle space, 2 resident spaces, and 1 reserved for the team 

member of the month.  Sunrise also has 15 spaces on the adjacent church property. Vehicle access 

is provided via two driveways; one on Ralston Avenue that it gated and rarely used, and one off of 

the adjacent church and school parking lot.   

 

Parking Survey Results 

The parking surveys were conducted by counting the number of parked vehicles in hourly 

increments. Survey days were selected with input from Sunrise staff to capture the days with the 

highest parking demands. The surveys were conducted from 9:00 am to 5:00 pm on Tuesday, 

December 13 and Wednesday, December 14, 2016. Supplemental surveys were conducted in 

January 2017. The peak parking times occurred at 12:00 noon and 1:00 pm. The survey results and 

resulting peak parking demand rates are presented in Table 2.  The parking data is attached. 
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TABLE 2:  PARKING SURVEY RESULTS AND RATES 

Item Value 

Sunrise Palo Alto 

Survey Results (highest number of parked vehicles) 36 

Rates (per Unit) 0.44 

Rates (per Occ. Unit) 0.48 

Sunrise Belmont 

Survey Results (highest number of parked vehicles) 26 

Rates (per Unit) 0.33 

Rates (per Occ. Unit) 0.37 

The results of the survey from the Palo Alto site are very similar to the ITE average parking 

demand rate. 

Conclusions 

The proposed parking supply of 63 spaces is lower than the County’s requirement for “Other 

Compatible Uses” which is 1 space per 1,000 square feet or 81 spaces.  However, this requirement 

is not specific to assisted living communities. The proposed parking supply rate of 0.70 spaces per 

unit is higher than the ITE and surveyed parking demand rates for assisted living communities. 

Therefore the proposed parking supply will be sufficient to accommodate the Project’s parking 

without encroachment into the adjacent neighborhood. 

PRELIMINARY TDM PLAN 

The primary purpose of any TDM plan is to reduce the amount of vehicle traffic and parking 

generated by a development by creating measures, strategies, incentives, and policies to shift 

people (primarily employees) from driving alone to using other travel modes including transit, 

carpooling, cycling, and walking. TDM strategies include physical site amenities, informational 

resources, monetary incentives, management strategies and more. First transit service near the site 

is described to provide information regarding potential transit use for employees. Then measures 

to be provided by Sunrise at the Project site are described. 

NEARBY TRANSIT SERVICE 

One way to reduce project generated traffic and parking is to encourage staff to travel by transit. 

The Project site is served by one non-school SamTrans bus route, Route ECR (El Camino Real 
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between Daly City BART and the Palo Alto Transit Center). Route ECR operates from approximately 

4:00 am to 2:00 am on weekdays with service every 15 minutes during peak commute hours and 

30 minutes at other times of the day. On Saturdays and Sundays, the route operates between 

approximately 5:00 am and 2:00 am with service every 20 to 30 minutes. The closest bus stops for 

Route ECR are located on El Camino Real at Dumbarton Avenue in the northbound direction and 

at 5th Avenue in the southbound direction. These stops are approximately 1,000 feet (less than a ¼ 

mile) from the site. 

SamTrans has long range plans to add bus rapid transit (BRT) on El Camino Real which will increase 

bus service frequency and capacity. 

TDM MEASURES 

Sunrise will be providing the following TDM measures at the Project site: 

 Bicycle parking 

 Showers and changing facilities 

 Transportation Coordinator 

 Commuter assistance center 

 New employee TDM packet 

 TDM marketing 

 Carpool matching service 

If additional measures are needed to manage the parking demand, these measures will be 

considered: 

 Subsidized transit passes 

 Guaranteed ride home program 

Bicycle Parking 

Safe, secure, and easily accessible bicycle parking facilities support bicycling as a mode choice. A 

bicycle storage room will be located in the parking garage so employees can safely store their 

bicycles. Bike racks will be located along the El Camino Real frontage and can be used by visitors. 
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Showers and Changing Facilities 

Showers and changing facilities will be provided for use by employees to encourage commuting by 

bicycle. 

Transportation Coordinator 

A staff member will be designated as the Transportation Coordinators who will be responsible for 

developing, marketing, and implementing the TDM program. Having dedicated personnel on staff 

helps to make the TDM program more robust, consistent and reliable. 

Commuter Assistance Center 

The Commuter Assistance Center is an on-site, one-stop shop for transit and commute alternatives 

information and provides education and support for easy use of alternative modes. 

New Employee TDM Packet 

Each new employee will be provided with a TDM packet explain all transportation options. 

Introducing new employees to the TDM program creates an awareness and culture of drive-alone 

alternatives prior to establishing their commute behavior. 

TDM Marketing 

The Transportation Coordinator will create a TDM marketing program. Messaging keeps TDM 

options in front of employees on a regular basis and reminds people to think about alternative 

modes. 

Carpool Matching 

Carpool programs help carpools to form by matching drivers and passengers. 

Subsidized Transit Passes 

Sunrise may elect to subsidize transit passes for employees through programs such as Commuter 

Check or by purchasing Caltrain or SamTrans passes to provide a financial incentive for employees 

to use transit. 
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Guaranteed Ride Home 

Employees who use transit or carpools would be guaranteed a ride home in case of emergency or 

if they need to work late which helps to reduce concerns about using alternative modes. 

 

 

 

 



Sunrise of Palo Alto Parking Surveys

12/13/2016 On-Street Total

Guest Driveway Handicap Total Occ.

Spaces 42 N/A 2 44

9:00 No Access 0 No Access

10:00 24 1 1 26 59% 4 30

11:00 24 1 1 26 59% 4 30

12:00 30 1 1 32 73% 4 36

13:00 26 0 2 28 64% 4 32

14:00 27 1 0 28 64% 4 32

15:00 24 1 0 25 57% 4 29

16:00 24 3 1 28 64% 4 32

12/14/2016 On-Street Total

Guest Driveway Handicap Total Occ.

Spaces 42 2 44

9:00 18 3 1 22 50% 4 26

10:00 25 1 1 27 61% 4 31

11:00 21 1 2 24 55% 4 28

12:00 23 1 2 26 59% 4 30

13:00 29 0 2 31 70% 4 35

14:00 25 1 1 27 61% 4 31

15:00 23 1 1 25 57% 4 29

16:00 26 1 1 28 64% 4 32

On-Street =  estimate from January observations

On-site

On-site



Sunrise of Belmont Parking Surveys

12/13/2016 Adj Lot Total

Guest Driveway Handicap Reserved Total Occu.

Spaces 19 0 4 2 25

9:00 15 0 1 1 17 68% 1 18

10:00 16 0 1 1 18 72% 1 19

11:00 17 0 2 2 21 84% 1 22

12:00 19 0 2 2 23 92% 1 24

13:00 14 2 2 2 20 80% 1 21

14:00 17 1 3 2 23 92% 1 24

15:00 15 1 1 2 19 76% 1 20

16:00 13 0 1 2 16 64% 1 17

12/14/2016 Adj Lot Total

Guest Driveway Handicap Reserved Total Occu.

Spaces 19 0 4 2 25

9:00 16 0 2 2 20 80% 1 21

10:00 18 0 2 2 22 88% 1 23

11:00 18 2 2 2 24 96% 1 25

12:00 19 2 2 2 25 100% 1 26

13:00 18 0 2 2 22 88% 1 23

14:00 18 1 2 2 23 92% 1 24

15:00 16 1 2 2 21 84% 1 22

16:00 18 1 2 2 23 92% 1 24

Adj Lot =  estimate from January observations

On-Site

On-Site
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1.0 Summary  
 

Twenty-eight (28) protected-size trees on the proposed project area and directly adjacent to the proposed 
Sunrise Senior Living facility build area were tagged as #1 through #28 and visually assessed by Walter 
Levison, Consulting Arborist (WLCA) on 5/2/2017. The following is a summary of tree disposition based on the 
current conceptual site plan project build parameters shown on plan sheets received by WLCA from Sunrise 
Senior Living:  
 
a. Retain Pending Plan Adjustments (8 trees): Trees that appear to be retainable if certain adjustments are 

made to the proposed utility trench alignments, storm drain alignments, walkways, and other items include 
trees #1, #2, #3, #6, #7,  #11, #12, and #13. See WLCA’s color-coded tree map markup below in this 
report to see all potential tree conflicts on one sheet.  

  
b. Prune & Retain (4 trees): Trees that will require significant pruning to clear the proposed new building 

footprint include (trees #1 and #6 noted above in ‘a’), #7, and #10, along the north side and at the 
northeast corner of the proposed building. Other trees in this area may also require significant pruning (to 
be determined).  
 
Given the complexity of dealing with tree canopy driplines and proposed construction work, it may be 
necessary for Sunrise to retain a surveyor to accurately render the southward and westward lopsided 
canopy dripline edges of trees such as trees #1 through #14 onto a survey plot sheet in order to more 
accurately assess negative impacts to the trees from buildout of the Sunrise building footprint.    
 

c. Conflict Removals (8 trees): Trees required to be removed due to direct conflicts include trees #15, #19, 
#20, #21, #22, #23, #24, and #25.  
 
Three large oaks #23, 24, and #25 are within this grouping of removals. It is not known if impacts to these 
three trees could be mitigated to an insignificant level, since a site plan amendment to restrict the driveway 
width at the west side of the facility might not be feasible. Also, even if the driveway build area were to be 
restricted, that driveway work may require deep excavation for replacement of baserock, etc. which may in 
itself cause severe loss of lateral roots connected to these trees, even if the above-ground portions of the 
trees were preserved.  
 

d.  Author-Recommended Removals (4 trees): Additional trees suggested to be removed due to poor health, 
poor structure, and/or other issues include trees #8, #16, #17, and #18.  
 

e. Trees to be Retained (6 trees): Trees that appear to be easily retained (pending review of the proposed 
irrigation pipe trench routes for new landscaping), include trees #4, #5, #9, #14, #27, and #28.     
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2.0 Assignment & Background 
 
The author Walter Levison Consulting Arborist (WLCA) was retained by Sunrise Senior Living to tag and assess 
28 trees of protected size within and adjacent to the proposed lot merger area in Redwood City at the corner of 
El Camino Real and E. Selby Lane. WLCA was also retained to prepare a formal written arborist report with a 
tree map, tree images, tree data, discussion of expected impacts to trees, and detailed comprehensive 
recommendations for tree protection and maintenance, based on the conceptual proposed plan sheets available 
for review as of the date of writing.    
 
WLCA tagged the trees as #1 through #28 using racetrack shaped aluminum numbered tags affixed to a 
mainstem at eye level, with one or two trees being tagged at lower elevation due to shrubs surrounding the 
trunks.  
 
Some of the trees such as #22, #23, #24, #25, and #26 were not accessible due to locked gates that prevented 
WLCA from tagging the trunks, measuring the trunks, or assessing the lower trunk and root crown areas.  These 
trees are on private residential lots currently occupied by residents.  
 
The trees in this study are noted by number on the color-coded tree location map markup by WLCA inserted 
below in this report. The sheet used for this purpose was a conceptual site plan sheet dated 2016 showing both 
the existing tree plot dots and the proposed building and below-ground parking garage footprints. WLCA 
subsequently added yellow highlighting to indicate current proposed walkways, magenta lines to indicate various 
proposed storm drain trenches and utility trenches, and a heavy black outline to indicate the proposed extent of 
excavation for the underground parking facility which matches the proposed new building exterior wall footprint.  
 
Note that WLCA also included thin black lines attached to each numeric tree tag number on the WLCA tree map. 
The black lines extend exactly to each surveyed tree plot dot, and can be used as a relatively accurate reference 
of actual offset distances between proposed work and the tree trunks.  
  
Trees mainstems were measured at between 6 and 36 inches above grade (standard City of Redwood City tree 
measuring height) using a forester’s D-tape that converts actual trunk circumference into diameter inches and 
tenths of inches. Trees that measure less than approximately 12 inches diameter at this height range were 
excluded from the study.  
 
Tree heights were determined through use of a Nikon forestry pro 550 digital hypsometer.  
 
Tree canopy spreads were estimated visually, and were noted as a total maximum observed spread diameter in 
the “height/spread” column in WLCA’s tree data tables.  
 
Canopy driplines were not indicated on the WLCA tree map markup. However, lopsided canopies with lopsided 
azimuth were noted in the attached WLCA Excel tree data tables under a dedicated column for canopy 
lopsidedness. Given the complexity of dealing with tree canopy driplines and proposed construction work, it may 
be necessary for Sunrise to retain a surveyor to accurately render the southward and westward lopsided canopy 
dripline edges of trees such as trees #1 through #7, etc. onto a survey plot sheet in order to more accurately 
assess negative impacts to the trees from buildout of the Sunrise building footprint.    
 
Digital images of the study trees are included in this report, and show the trees mainly in groupings.   
 
Tree data charts (Excel) are attached to the end of this report. The data charts contain both existing data for 
reference of pre-project conditions, as well as detailed notes and suggested tree protection and maintenance 
recommendations for each tree that correspond to the recommendations outlined in section 5.0 of this report.  
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3.0 Observations & Discussion  
 
Existing Parking Lot & Tree Canopy Lopsidedness 
 
The trees 
 
The Sunrise project proposes to amalgamate a number of separate lots that include an existing asphalt parking 
lot, a number of single family residential dwellings, and a restaurant. Many of the trees are native evergreen 
coast live oak (Quercus agrifolia) which tend to grow well without any supplemental irrigation. Most of these 
coast live oaks in the project area are growing along the fence line that separates the existing parking lot from 
East Selby Lane to the east (see WLCA tree map markup below in this report).  
 
Phototropism  
 
Unfortunately, most of the oaks have developed phototropic growth that tends toward the south and west which 
is the direction receiving the most intense sunlight as the sun tracks across the sky. The trees are thus in many 
cases lopsided with most of their canopies hanging into the project area. The current concept plan shows the 
proposed new building footprint and excavated underground garage within the canopy driplines of these trees 
(driplines not shown on WLCA tree map).  
 
Building Footprint  
 
Many of the oaks would be required to be significantly pruned back using branch and limb length reduction type 
pruning to reduce their southward and westward extension, thereby gaining adequate clearance between the 
new building and the trees. It is not entirely clear that this can be achieved, and it is suggested that an architect 
and/or surveyor plot the canopies accurately on a scaled architectural drawing to determine how much pruning 
would actually be required on each tree to achieve adequate clearance, accounting for such items as exterior 
scaffold erection around the perimeter of the building, staging, bucket lift vehicle travel, etc.  
 
Roots Growing Horizontally  
 
Another issue is the fact that older parking lots have less than modern standard baserock base compaction. This 
means that the lateral woody roots of trees such as trees #1, 2, 3, 4, 5, 6, 7, 8, 9, 10, 11, 12, etc. have likely 
developed extensive lateral woody root systems that extend horizontally as far as 30 to 40 feet or more 
southward and westward into the existing parking lot area, with roots mainly present in the uppermost 24 inches 
of the soil profile (i.e. between the bottom of the existing asphalt, and 24 inches below the baserock surface 
elevation). This is the typical Bay Area peninsula growth pattern of tree roots in clay-based soils, especially in 
urban areas where soil has been compacted to percentages higher than normal background compaction 
percent. These roots may be severely damaged or destroyed during demolition of the existing parking lot and 
during excavation for the new underground garage and new building footprint.  
 
The solution from an arborist consultant’s standpoint would be to simply allow the existing asphalt to remain as-is 
between the trunks and out to approximately 30 feet radius from trunks during the entire site plan development 
period, and then carefully demolish only the uppermost asphalt surfacing at the very end of the project, just prior 
to landscape and irrigation pipe installation. This would allow the existing asphalt to remain as a “ground 
protection barrier” or “soil buffer” throughout the entire site demolition and construction phase, preventing 
unnecessary soil pore space compaction, rutting, etc. that would normally occur on open soil tree root zone 
areas stripped of asphalt surface protection.  
 
It is clear that there are both potential canopy conflicts and root extension conflicts with the proposed building 
footprint and proposed garage excavation footprint, which are both currently set at the same limit line shown on 
the author’s tree map markup below in this report.  
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Tree Species’ Desirability & Overhead Utility Line Clearance Pruning Damage  
 
Some of the trees at this project site are of lower desirability, such as tree of heaven #9, birch #15, and tulip 
poplars #16, 17, and #18. These trees are considered to be weaker (#9) and of shorter lifespans than would be 
species such as coast live oak. Additionally, tulip poplars are susceptible to various pest insects which secrete 
fecal matter as sugary “honeydew” that sticks to car paint and is a serious and legitimate nuisance.   
 
Another issue to consider is the fact that many of the trees have been pruned to clear overhead high voltage 
electrical utility wires than run at approximately 30 to 35 feet elevation.  
 
Some of the trees have also been pruned to clear lower elevation wires such as low voltage cable TV and/or 
telephone communications wires. It is not known why this would have occurred, since these low voltage wires 
are never normally cleared by utility company pruning contractors unless a tree fails and has destroyed the wire 
system.  
 
Trees #16, 17, and #18 are potentially retainable. However, considering the above-noted factors, it may be better 
to simply remove the trees and replace them with more desirable species that attain shorter ultimate heights 
such that the trees do not end up being pruned to clear the wires in the future. The landscape arborist of record 
(LAOR) on this project can be consulted to recommend appropriate replacement tree species, or WLCA can 
work with the LAOR to determine appropriate species.  
 
Tree #9 can either be retained or removed. Although the tree of heaven is typically considered a weak wooded, 
fast growing, short lived trash tree, specimens in good condition in terms of structure and vigor (such as this 
particular specimen #9) can be retained as shade trees for relatively long periods of time in the landscape. Some 
specimens of this species have been known to provide good site screening and shade value for many decades 
in and around the Bay Area peninsula area. As always, good maintenance practices are warranted, such as 
periodic monitoring for branch splitouts, regular irrigation application, etc.  
 
Oaks #23, #24, and #25 in Proposed Driveway Area  
 
Construction of the current proposed driveway area that extends west of the proposed new building footprint will 
require removal of large diameter coast live oaks #23, 24, and #25 in good, good, and fair overall condition 
respectively.  
 
Native oaks of this diameter class size and canopy size in the landscape are typically not allowed by City 
Planners and City Councilmembers to be removed on a residential area site plan project, especially when the 
trees are located as these are at the outermost perimeter area of a proposed site. However, given the extensive 
reach of the proposed Sunrise project, it is possible that these trees will be allowed to be removed.    
 
If the City of Redwood City Staff and Council is flexible in terms of allowing removal of these trees and allowing 
replacement of lost evergreen canopy value with new landscape trees, then we can reach a solution. Two basic 
options for retention or removal of these coast live oaks exist:   
 

a. Request removal of the trees, with the understanding that each large diameter oak is replaced with an 
on-site irrigated planting of three 48” box size native oaks or other high value tree species to be 
determined.  
 
This would be a total of nine 48” box size trees as on-site landscape replacement for the loss of these 
three oaks.  
 

b. Adjust the proposed driveway plan to eliminate the northmost 50% of the proposed paved area that 
connects the proposed building to the existing neighbor parking lot to the west of the project site.  
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The drawback to this solution is that if the southmost 50% of the proposed drive area is demolished and 
renovated, the use of modern over-excavation and subbase soil compaction to 95% proctor, etc. along 
the southmost half of the current proposed asphalt driveway might in itself result in extensive root loss or 
root damage to the three oaks, ending in possible decline or death of the trees that were intended to be 
preserved.  
 
Also, it is not likely that the existing older asphalt drive located south of the three oaks would be allowed 
to remain “as-is” in order to avoid damages to the oak trees’ root systems growing horizontally beneath 
the asphalt,  no matter how valuable or important the oaks might be. This means that the trees’ root 
systems may end up being damaged by driveway renovations occurring south of the trees, even if the 
tree canopies themselves were to be preserved and protected above ground.   

 

4.0 Tree Ordinance / City of Redwood City, California  
 
All trees on street right of ways, and all private property trees of all species measuring 12.1 inches diameter at 
between 6” and 36” above mean grade are protected within the City of Redwood City, California areas that are not 
“County-controlled” areas.  
 
Per this definition, all 28 study trees in this report are considered to be of protected size, and cannot be removed 
without formal City approval.  
 

5.0 Tree Protection and Maintenance Recommendations  
 
a. Project Arborist:  

 
Prior to commencement of the project work, retain the services of a 
project arborist (“PA”) if required per Redwood City Staff conditions of 
approval (COA). The PA shall be either an ASCA registered consulting 
arborist, or an ISA certified arborist, with at least 5 years of experience 
inspecting construction around trees in the Bay Area.  
 
The PA may perform such services as, but not limited to the following:  
 

a. Soil moisture monitoring with a Lincoln moisture meter or 
equivalent.  

b. Trunk buffer verification.  
c. Fencing erection verification.   
d. Preparation of periodic inspection reports to be sent to the 

project team and City Staff.  
e. Assessment of root damages, root pruning quality, trench 

alignment “field adjustments”, etc.  
 

b. Trunk Buffers:  
 
Prior to any site demolition work commencement, install trunk buffers 
around the trunks of all of the subject trees assessed in this 
report that are to be retained. Use at least one (1) entire roll of 
orange plastic snow fencing, wrapping the roll around the lowermost 
eight feet of the trunk of each tree. Place 2X4 wood boards or waste 
wood pieces standing upright, side by side, over the plastic buffer, and 
secure the boards with duct tape per the sample spec image above right. 
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c. Root Protection Zone Fencing:  
 

Chain Link Fencing Protection:  
 
Erect five-foot tall chain link fence on 
seven-foot long, two-inch diameter iron 
tube posts pounded 24 inches into the 
ground. Alternatively, use chain link 
fence panels set on small moveable 
concrete block footings and affixed to 
rebar or steel layout stakes pounded into 
the ground at the end of each fence 
panel to make the fence perimeters rigid 
and immobile (see sample image at 
right).     
  
Pre-demolition fence:   
  
This fencing must be erected prior to 
any heavy machinery traffic or 
construction material arrival on site.  
 
The protective fencing must not be temporarily moved during construction . No materials, tools, excavated 
soil, liquids, substances, etc. are to be placed or dumped, even temporarily, inside the root protection zone 
or “RPZ”.   
 
The general route for fencing erection should be at least 15 to 30 feet radius offset from each tree 
trunk, or the canopy dripline, or as far as possible offset from trunk to allow for proposed work to 
occur.  
  
No storage, staging, work, or other activities will be allowed inside the RPZ except with PA monitoring.  
 
Signage:   
 
The RPZ fencing shall have one sign affixed with UV-stabilized zip ties to the chain link at eye level for 
every 20-linear feet of fencing, minimum 8”X11” size each, plastic laminated, with wordage that includes 
the Town Code section that refers to tree fence protection requirements (wordage can be adjusted):  
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TREE PROTECTION ZONE 
FENCE 

ZONA DE PROTECCION PARA 
ARBOLES  

 

-NO ENTRE SIN PERMISO- 
-LLAME EL ARBOLISTA- 

REMOVAL OF THIS FENCE IS 
SUBJECT TO PENALTY ACCORDING TO 

CITY OF REDWOOD CITY CODE  
(ADD APPROPRIATE CODE HERE) 

PROJECT ARBORIST:  
TELEFONO CELL:                                                           EMAIL:                                                                              
 
d. Project Team Plan Adjustments & Verifications:  

 
i. Demolition of Asphalt Parking Lot / Special Notes:  

.  
Demolition Phasing:  
 
Surface materials such as the older asphalt (A/C) parking lot areas within 30 feet of oaks being 
retained should be demolished only at the end of the project, and should be allowed to remain as-is 
throughout the entire building period, such that the asphalt acts as ground protection for the root zones 
of oaks #1 through #7, etc. This will avoid rutting, soil pore space compaction, etc. from machinery and 
vehicle travel.  
 
Demolish the asphalt just prior to final landscape and irrigation work at the very end of the project.  
 
Demolition Methods / Special:  
 
Use the “shallow-peel” technique which involves peeling laterally with the bucket teeth of an excavator. If 
possible, all baserock base course beneath the surfacing shall be allowed to remain in-situ, to avoid 
damaging or destroying existing woody lateral roots extended from oaks from trunks to 30 feet out from 
trunks.  
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ii. Tree / Pipe Trench Offsets:  
 
It is suggested that the project team verify that all proposed trench routes for all utilities and drainage 
pipe alignments (including landscape plant and tree irrigation pipes). The finalized alignments need 
to maintain a minimum of 20 to 30 lateral feet offset between trench edges and tree trunk edges 
of all trees being retained, except in special cases such as for trees #27 and #28 where the trenches 
will be aligned through a historical residence foundation at 10 to 20 feet from trunks (i.e. an area which 
is assumed to have been an impediment for most tree root growth and would therefore theoretically 
not contain a dense tree root mass).    
 
Trees most likely to be affected by trenching are trees #1, 2, 3, 6, 7, 11, and #12.  

 
iii. Walkway Offsets:  
 
Consider realignment of the proposed walkway that is currently proposed to extend directly adjacent to 
tree #13 being retained. WLCA suggests adjusting the walkway such that the walk edge is at least 10 
feet offset from the tree #13 trunk.  
 
Alternatively, the walkway could be raised up and floated over the existing soil root zone surface to 
become what is known as a “root bridge” or a “no dig system”, with zero cut below grade for baserock 
placement. These systems are simple to install, and will either have no baserock or a shallow layer of 
baserock. Edging is typically a feathered (tapered) edge, or a very shallow wood header board set at 
maximum 2 inches below existing grade.  
 

iv.  Building Footprint vs. Lopsided Oak Canopies:  
 
Oaks #1, 6, 7, and #10 are lopsided to the south and/or west, and will be in direct conflict with the 
proposed new Sunrise building footprint exterior, or at least the scaffolding that will be erected around 
the perimeter of the new building.  Other tree specimens may also be in conflict with the proposed 
building footprint (not verified at the time of writing).  
 
In order to preserve as many trees as possible along the E. Selby Lane corridor area of the site, we 
will need to either push the proposed building footprint farther south and west, or perform extensive 
limb length reduction to reduce the trees’ extension to the south and west.  
 
Given the complexity of dealing with tree canopy driplines and proposed construction work, it may 
be necessary for Sunrise to retain a surveyor to accurately render the southward and 
westward lopsided canopy dripline edges of trees such as trees #1 through #14, etc. onto a 
survey plot sheet with the proposed building footprint overlaid, in order to more accurately 
assess negative impacts to the trees from required lateral clearance pruning to clear the 
buildout of the Sunrise building footprint and any additional offset required for scaffold 
erection around the building.    
 
The project team may want to physically set up some type of spray paint or survey markers along 
the route of the current proposed building footprint exterior, so that City Staff and the project 
team (including the chosen tree pruning contractor) can assess actual conflicts between oak 
canopies and the building north side and northeast corner areas, and spray paint or otherwise note 
exact locations of where to prune oaks #1, 6, 7, and #10 (and other trees as necessary) to clear the 
proposed building and any required standard scaffolding that may extend an additional five to six 
horizontal feet around the building.  

 

draft

mailto:drtree@sbcglobal.net


        
 
ASCA Registered Consulting Arborist #401                                                  ISA Qualified Tree Risk Assessor                                                ISA Certified Arborist #WC-3172  

11 of 23 
 

Site Address: 2915 El Camino Real, Redwood City, CA                      Version: 5/5/2017 

Walter Levison  2017 All Rights Reserved 
 

Registered Member, American Society of Consulting Arborists and Member of the International Society of Arboriculture 
 

Cell (415) 203-0990 /  Email drtree@sbcglobal.net 
 

All pruning shall be performed only by, or under direct full time supervision of an ISA-Certified Arborist, 
and shall conform to the most current iteration of the American National Standard Institute pruning 
guidelines and accompanying ISA Best Management Practices / Pruning booklet:  
 

• ANSI A300 (Part 1) tree, shrub, and other wood plant  maintenance / standard practices (pruning). 
2001.  

 

• Best Management Practices / Tree Pruning: companion publication to the ANSI A300 Part 1: tree, 
shrub, and other wood plant  maintenance / standard practices (pruning). International Society of 
Arboriculture. 2002.  

 
v. Underground Garage Excavation vs. Oak Root Systems:  

 
Oaks #1 through #7 likely exhibit 
horizontally extended root systems that 
extend 30 to 40 feet radius (or more) 
southward and westward, coursing through 
the old base rock just underneath the 
existing asphalt parking lot.  
It is suggested that the project team 
consider modification of the proposed 
building footprint exterior foundation work 
limit, and the underground parking garage 
excavation work limit which coincides 
exactly with the building exterior. The 
modification suggested is a push to the 
south and/or west to allow for better lateral 
offset distance between the oaks’ root 
systems and the excavation cut which will 
destroy 100% of all lateral woody and 
absorbing root mass at that distance.  
 
A suggested minimum distance is 25 to 30 feet from excavation cut to tree trunks.  
 
Also note that an “OSHA layback cut”, often used during deep excavation for new underground 
parking garages as a safety device that continues a slope cut away from the vertical cut area, is 
suggested to be eliminated (if proposed) for this project, as it would cause severe root damage to 
the oaks being preserved and protected to the north and east of the building footprint.  
 
Use of vertical shoring is the preferred alternative to use of an OSHA layback cut. Shoring can be 
used to hold up the soil in a safe manner for construction personnel while the garage area is built 
below grade.  
 
See WLCA’s sample image above right showing vertical wooden shoring we used at College of Notre 
Dame to save a large redwood tree specimen adjacent to a retaining wall cut. Because the OSHA 
layback type cut was eliminated on this project, we were able to preserve most of this tree’s root 
system, and it survived easily. Pumpable aluminum shoring devices are available for other types of 
shoring situations.   
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vi. Landscape Plan and Irrigation Plan:  
 
Route the proposed landscape and irrigation plan through WLCA or another consulting arborist to 
verify that proposed new irrigation pipe trench routes are offset adequately from the trunks of all 
trees being retained (e.g. 20 to 30 feet offset minimum), and also verify that new tree species and 
planting locations selected for new site tree installations are appropriate for the site.  
 

vii. Tree Removals / Required Under Current Concept Plan:  
 

Obtain formal tree removal permits for trees that are to be removed due to direct conflicts with the 
proposed site plan (e.g. trees #15, 19, 20, 21, 22, 23, 24, and #25).  
 
Consider redesigning the asphalt area at the west most end of the site to allow for retention of oaks 
#23, 24, and #25. Note however that the driveway area south of these three trees, if renovated using 
standard deep baserock base section excavation, could in itself have a serious negative impact on the 
trees’ horizontally extended root systems, which could damage or kill the trees from below ground 
impacts, even if their canopies were preserved and protected above ground.  
 
Consider installation of large size boxed trees such as 48” or 60” native coast live oak or other 
species at a 3:1 mitigation ratio for loss of existing oak #23, 24, and #25 canopy value (if 
removed). Work with City Staff to determine adequate replacement ratios, etc.  
 

b. Tree Removals / Author Suggested:  
 

WLCA suggests considering removal of trees #8, 16, 17, and #18 due to poor condition and/or low 
species value in the landscape.   

  
c. Irrigation / Permanent:  

 
Keep all trenched irrigation piping 20 to 30 feet offset from all trees being retained.  
 
Keep all irrigation water output (high flow adjustable bubblers, low flow bubblers, overhead spray, 
microspray, inline emitters, soaker tubes, etc.) at least 25 feet offset from the trunk edge of any existing 
native coast live oak or valley oak specimen being retained on site (Quercus agrifolia, Quercus lobata).  

 
d. Irrigation Temporary During Construction:  

 
Apply temporary irrigation to certain specified trees being retained, at 
a frequency and duration or total output to be specified by the project 
arborist (PA).  
 
Method of water delivery can be soaker hose, emitter line, garden 
hose trickle, water truck, tow-behind water tank with spray apparatus, 
etc.  
 
Most native oaks will only require water on a once-monthly basis, 
and it will need to be applied as far as possible offset from the trunk 
edges (e.g. 15 to 20 feet out from trunks only).    
 
Unlike native oak trees, the non-oaks at this site such as tree of heaven #9 can be irrigated heavily on a 
regular basis (e.g. twice weekly, etc.) throughout all areas of their root zones, near to trunks and far from 
trunks, and will greatly benefit from such construction period temporary irrigation.  
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e. Root Pruning:  
 

If woody roots 
measuring greater 
than 1-inch in diameter 
are encountered within 
25-feet of any tree being 
retained during site 
work, contractors shall 
immediately alert the 
project arborist, and 
shall proceed to sever 
roots at right angles to 
the direction of root 

growth using sharp hand tools such as professional grade 
loppers, hand shears, chain saw, A/C sawzall, or other 
tools only under his/her direct supervision. See spec 
images at right.  Note that a Sawzall blade indicating use 
for “bimetal” or “demolition” is typically not a good choice 
for this work. Instead, opt for a relatively large-toothed 
blade that indicates use for “pruning” or “wood” (see 
images at right).   
 
Woody roots shall not be shattered or broken in any way 
as a result of site activities. Shattered or broken areas shall 
be hand dug back into clear healthy root tissue and re-
severed at right angles to root growth direction under the 
direct supervision of the project arborist (PA). Immediately 
(same day) backfill over roots and heavily irrigate (same 
day) after backfill to saturate the uppermost 24 inches of 
the soil profile.  
 

f. Water Spray:  
 
Spray off foliage of all trees within 30 feet of construction activity using 
a very high power garden hose or a pressure washer system set on low 
pressure setting to wash both the upper and lower surfaces of foliage. 
This helps keep the gas portals (stomata) unclogged for better gas 
exchange which is crucial for normal tree function (see image at right in 
which a fire hose system was used to wash approximately 50 redwood 
tree specimens during a one-year long demolition period). Spray should 
be applied approximately twice yearly, or when ambient airborne dust 
concentration is unusually high.   

  
 

 
 
 
 
 
 
 

draft

mailto:drtree@sbcglobal.net


        
 
ASCA Registered Consulting Arborist #401                                                  ISA Qualified Tree Risk Assessor                                                ISA Certified Arborist #WC-3172  

14 of 23 
 

Site Address: 2915 El Camino Real, Redwood City, CA                      Version: 5/5/2017 

Walter Levison  2017 All Rights Reserved 
 

Registered Member, American Society of Consulting Arborists and Member of the International Society of Arboriculture 
 

Cell (415) 203-0990 /  Email drtree@sbcglobal.net 
 

g. Optional Tree Maintenance:  
 
It is suggested that the tree owner consider retaining a qualified tree care service provider to install through-
bolt braces through the bark inclusion type mainstem forks of oaks #1 and #3.  
 
All tree support systems would need to be installed per the detailed specifications noted in the most current 
iteration of ANSI A300 standard for tree support systems.  
 
If oak #8 is retained, then monitor vigor in 2017. If the tree does not rebound with relatively good vigor in 2017 
(e.g. good live twig and foliar density and good live twig extension, etc.), then consider soil injection fertilization 
with Greenbelt 22-14-14 (this is the Best Management Practice fertilizer formula currently in use in the Bay 
Area by local tree care providers who have soil injection fertilization trucks).  
 

6.0 Consultant’s Qualifications 
 

 Contract City Arborist to the City of Belmont Department of Planning and Community Development  
5/99-present 

 
 Contract Town Arborist, Town of Los Gatos, California Planning and Community Development  

11/15-present 
 

 Continued education through attendance of arboriculture lectures and forums sponsored by The American Society of Consulting 
Arborists, The International Society of Arboriculture (Western Chapter), and various governmental and non-governmental entities. 
 

 ISA Qualified Tree Risk Assessor  
 

 ISA Qualified Tree Risk Assessor Course, Palo Alto, CA. 2013 
 

 PNW-ISA Certified Tree Risk Assessor Course graduate, 2009 
Vancouver, B.C., Canada 
 

 ASCA Registered Consulting Arborist (RCA) #401 
 
 Millbrae Community Preservation Commission (Tree Board)  

2001-2006 
 
 ASCA Arboriculture Consulting Academy graduate, class of 2000 
 
 ISA Certified Arborist (CA) #WC-3172 

 
 Associate Consulting Arborist 

Barrie D. Coate and Associates 
4/99-8/99 
 

 U.S. Peace Corps Soil and Water Conservation Extension Agent (Agroforestry, etc.)  
Chiangmai Province, Thailand 1991-1993 
 

 B.A. Environmental Studies/Soil and Water Resources 
UC Santa Cruz, Santa Cruz, California 1990 
 
Chancellor’s Award, 1990 
 
Wildlands Studies Joint U.S./China Field Ecology Study (12 Weeks). 1989 
Xujiaba Forest Reserve, Yunnan, China  
 
Rocky Mountain Wilderness Field Ecology Study (5 Weeks). 1986 
UC Santa Cruz Extension  

 
(My full curriculum vitae is available upon request) 
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7.0 Assumptions and Limiting Conditions 
 
Any legal description provided to the consultant/appraiser is assumed to be correct. Any titles and ownership to any property are assumed to 
be good and marketable. No responsibility is assumed for matters legal in character. Any and all property is appraised and evaluated as 
through free and clean, under responsible ownership and competent management. 
 
It is assumed that any property is not in violation of any applicable codes, ordinance, statutes, or other government regulations. 
 
Care has been taken to obtain all information from reliable sources.  All data has been verified insofar as possible; however, the 
consultant/appraiser can neither guarantee nor be responsible for the accuracy of information provided by others.  
 
The consultant/appraiser shall not be required to give testimony or to attend court by reason of this report unless subsequent contractual 
arrangements are made, including payment of an additional fee for such services as described in the fee schedule and contract of 
engagement. 
 
Unless required by law otherwise, the possession of this report or a copy thereof does not imply right of publication or use for any other 
purpose by any other than the person to whom it is addressed, without the prior expressed written or verbal consent of the 
consultant/appraiser. 
 
Unless required by law otherwise, neither all nor any part of the contents of this report, nor copy thereof, shall be conveyed by anyone, 
including the client, to the public through advertising, public relations, news, sales, or other media, without the prior expressed conclusions, 
identity of the consultant/appraiser, or any reference to any professional society or institute or to any initiated designation conferred upon the 
consultant/appraiser as stated in his qualifications. 
 
This report and any values expressed herein represent the opinion of the consultant/appraiser, and the consultant’s/appraiser’s fee is in no 
way contingent upon the reporting of a specified value, a stipulated result, the occurrence of a subsequent event, nor upon any finding to be 
reported. 
 
Sketches, drawings, and photographs in this report, being intended for visual aids, are not necessarily to scale and should not be construed 
as engineering or architectural reports or surveys unless expressed otherwise. The reproduction of any information generated by engineers, 
architects, or other consultants on any sketches, drawings, or photographs is for the express purpose of coordination and ease of reference 
only. Inclusion of said information on any drawings or other documents does not constitute a representation by Walter Levison to the 
sufficiency or accuracy of said information. 
 
Unless expressed otherwise: 
 

• information contained in this report covers only those items that were examined and reflects the conditions of those items at the time of 
inspection; and  

• the inspection is limited to visual examination of accessible items without dissection, excavation, probing, or coring. There is no 
warranty or guarantee, expressed or implied, that problems or deficiencies of the plants or property in question may not arise in the 
future. 

 
Loss or alteration of any part of this report invalidates the entire report.  
 
Arborist Disclosure Statement: 
 
Arborists are tree specialists who use their education, knowledge, training, and experience to examine trees, recommend measures to 
enhance the beauty and health of trees, and attempt to reduce the risk of living near trees. Clients may choose to accept or disregard the 
recommendations of the arborist, or to seek additional advice.  
 
Arborists cannot detect every condition that could possibly lead to the structural failure of a tree. Tree are living organisms that fail in ways 
we do not fully understand. Conditions are often hidden within trees and below ground. Arborist cannot guarantee that a tree will be healthy 
or safe under all circumstances, or for a specified period of time. Likewise, remedial treatments, like any medicine, cannot be guaranteed.  
 
Treatment, pruning, and removal of trees may involve considerations beyond the scope of the arborist’s services such as property 
boundaries, property ownership, site lines, disputes between neighbors, and other issues. Arborists cannot take such considerations into 
account unless complete and accurate information is disclosed to the arborist. An arborist should then be expected to reasonably rely upon 
the completeness and accuracy of the information provided.  
 
Trees can be managed, but they cannot be controlled. To live near trees is to accept some degree of risk. The only way to eliminate all risk 
associated with trees is to eliminate the trees.  
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8.0 Certification 
 

I hereby certify that all the statements of fact in this report are true, complete, and correct to the best of my knowledge and belief, and are made 
in good faith. 
 
Signature of Consultant 
 

9.0 Digital Images  
 

Tag # Image Tag # Image 

1, 2, 3 

 
 

R to L 
 

4, 5 

 

R to L 
 

6, 7, 8 

 

8 
 

center 
of 

image 
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9 

 
 

R to L 
 

10, 11, 
12 

 

13, 14 

 

North 
view 

of 
oaks 

10, 11, 
12, 13, 
& 14 

extend
-ed 

south 
and 
west 
into 

the (e) 
lot.   
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19 

 

20 
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24, 25 

 

draft

mailto:drtree@sbcglobal.net


        
 
ASCA Registered Consulting Arborist #401                                                  ISA Qualified Tree Risk Assessor                                                ISA Certified Arborist #WC-3172  

20 of 23 
 

Site Address: 2915 El Camino Real, Redwood City, CA                      Version: 5/5/2017 

Walter Levison  2017 All Rights Reserved 
 

Registered Member, American Society of Consulting Arborists and Member of the International Society of Arboriculture 
 

Cell (415) 203-0990 /  Email drtree@sbcglobal.net 
 

26 
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27, 28 
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27, 28 
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10.0 Tree Location Map Mark-Up (WLCA)  
 
The following map is a markup by WLCA utilizing the current proposed grading and drainage plan sheet. The tree 
plot dots were surveyed by the project surveyor. Numbers indicated on the markup are tree tag numbers affixed to 
each tree by WLCA. The black lines shown next to each tree tag number end at each trunk plot dot.  
 
Magenta colored lines are the current team-proposed utility and drainage pipe alignments.  
 
Yellow highlighted areas are the current team-proposed walkways.  
 
Black heavy lines outline the limit of current-proposed underground garage excavation, which coincides with the 
proposed building foundation footprint.  
 
WLCA assumes that these proposed utility, drainage, and walkway items can be adjusted as necessary to avoid 
destroying the root systems of important trees being retained, such as native oaks in good overall condition (see 
the Excel tree data charts for more details in individual trees).  
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Notes on Utility, Drainage, 
and Foundation Conflicts, 

etc.
Protection and Maintenance 

1 coast live oak Quercus agrifolia 30.4 0 0 0 30.4 Yes 30/40 90/65 78% good good
south 
and 
west

south and 
west

yes X
Possible canopy and root 

zone conflict with proposed 
foundation footprint. 

TB, RPZ, endweight 
reduction pruning, fork 

bracing

2 coast live oak Quercus agrifolia 18.8 0 0 0 18.8 Yes 35/25 80/70 75% good
mod to 
good

west north
Possible root zone conflict 
with proposed foundation 

footprint. 
TB, RPZ 

3 coast live oak Quercus agrifolia 28.2 0 0 0 28.2 Yes 30/25 75/65 70% good
mod to 
good

south   south   yes. 
Was pruned to clear 

overhead wires. 
TB, RPZ, and possible fork 

bracing

4
California valley 

oak
Quercus lobata 16.5 0 0 0 16.5 Yes 45/30 86/77 80% good good

Was pruned to clear 
overhead wires. 

TB, RPZ

5
California valley 

oak
Quercus lobata 20.4 0 0 0 20.4 Yes 45/30 85/80 83% good good

southw
est

south 
west

Was pruned to clear 
overhead wires. 

TB, RPZ

6 coast live oak Quercus agrifolia est. 
24

0 0 0 est. 24 Yes 35/45 75/75 75% good
mod to 
good

southw
est  

south   

Was pruned to clear 
overhead wires. Proposed 
storm drain conflicts with 

root system. Possible 
canopy conflict with 

proposed new building. 

TB, RPZ, adjust storm drain 
trench to another location 

at least 20 feet or more 
offset from trunk edge of 

this tree. 

7 coast live oak Quercus agrifolia 14.3 0 0 0 14.3 Yes 35/35 80/70 74% good
mod to 
good

southw
est  

Was pruned to clear 
overhead wires. Proposed 
storm drain conflicts with 

root system. Possible 
canopy conflict with 

proposed new building. 

TB, RPZ, adjust storm drain 
trench to another location 

at least 20 feet or more 
offset from trunk edge of 

this tree (tree may be 
destroyed due to heavy 

clearance pruning). 

8 coast live oak Quercus agrifolia est. 
22

0 0 0 est. 22 Yes 40/30 20/20
20% very 

poor
very poor X

Tree may or may not 
rebound in terms of live twig 

density over time. 

Possible severe pruning 
required to clear proposed 

new building footprint. 

If retain tree, then use TB, 
RPZ, and Greenbelt 22-14-
14 fertilizer over open soil 

root zone areas, and 
monitor over time to 
determine if tree is 

increasing in live twig 
density. 

Clearance pruning may 
destroy tree. 

9 tree of heaven
Ailanthus 
altissima

est. 
22

0 0 0 est. 22 Yes 45/40 75/75 75% good mod   

Tree appears to be 
retainable based on current 

proposed site plan work 
limits. Tree is considered to 
be a trash tree by many, but 

this specimen is in good 
condition. 

TB, RPZ, W

10 coast live oak Quercus agrifolia 18.8 0 0 0 18.8 Yes 35/35 85/75 80% good good west west X

Canopy is lopsided west, 
and may require significant 
pruning to reduce size and 
maintain adequate lateral 

airspace. 

TB, RPZ, Prune to clear 
proposed work area. 
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Notes on Utility, Drainage, 
and Foundation Conflicts, 

etc.
Protection and Maintenance 

11 coast live oak Quercus agrifolia 15.8 0 0 0 15.8 Yes 27/30 90/55 75% good good west west X

Proposed storm drain will 
destroy root system. Need to 

realign the SD. 

Note severe lean. Prune to 
reduce extension? 

TB, RPZ, Prune to reduce 
westward extension? 

Realign proposed storm 
drain to at least 15 or 20 

feet offset from trunk. 

12 coast live oak Quercus agrifolia 19.4 0 0 0 19.4 Yes 35/40 85/80 84% good good
south 
west

south 
west

Proposed storm drain will 
destroy root system. Need to 

realign the SD. 

TB, RPZ

Realign proposed storm 
drain to at least 15 or 20 

feet offset from trunk. 

13 coast live oak Quercus agrifolia 13.6 0 0 0 13.6 Yes 35/25 85/75 83% good good south   

Proposed walkway is in 
conflict with the root system 

of this tree, unless it is 
relocated or built as a 

floating baserock system 
over existing soil grade with 

zero excavation. 

TB, RPZ, and either 
relocate proposed walkway 

or eliminate baserock 
excavation cut to keep this 

as a "no dig" walkway 
system. 

14 coast live oak Quercus agrifolia 12.0 0 0 0 12 Yes 20/20 75/50 66% fair good
south 
west

south 
west

Yes. 
And 

truck 
hits 

noted

Tree appears retainable, 
even with proposed roadway 

work just south of tree. 

Tree was pruned to clear 
various low voltage phone or 

TV utility wires in the past. 

TB, RPZ, and prune to clear 
proposed roadway footprint 

as necessary. 

15 European birch Betula pendula 14 8 5 0 27 Yes 35/45 65/50 55% fair mod X X X

Was topped to clear various 
overhead utility wires in the 

past. Tree appears to be 
less than 5 feet offset from 

proposed new roadway. 
Expect tree to be removed if 
roadway base is rebuilt, due 
to deep excavation for new 

baserock, etc. that will 
destroy the north side of this 

tree's root system. 

------

16 tulip poplar 
Liriodendron 

tulipifera 17.5 0 0 0 17.5 Yes 25/30 70/45 57% fair mod X X ? 

Was topped to clear various 
overhead utility wires in the 
past. Tree is susceptible to 

various insect pests. 

Root system extension 
westward is very limited, 

due to presence of existing 
building foundation. Root 

system expansion causing 
severe sidewalk slab 

displacement. 

TB, RPZ, W if retained. 

17 tulip poplar 
Liriodendron 

tulipifera 17.3 0 0 0 17.3 Yes 25/30 65/55 59% fair mod X X ? (Same as #16 above) TB, RPZ, W if retained. 
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Notes on Utility, Drainage, 
and Foundation Conflicts, 

etc.
Protection and Maintenance 

18 tulip poplar 
Liriodendron 

tulipifera 15.6 0 0 0 15.6 Yes 30/25 65/55 59% fair mod X X ? (Same as #16 above) TB, RPZ, W if retained. 

19 American elm Ulmus americana 29.7 0 0 0 29.7 Yes 35/40 25/25
25% very 

poor
poor X X X

Twig and branch dieback 
throughout noted. Root 

crown decay noted. Tree is 
slated for removal due to 

conflicts with plan. 

----

20 tree of heaven
Ailanthus 
altissima 28.1 0 0 0 28.1 Yes 35/30 20/15

18% very 
poor

very poor X X X

Twig and branch dieback 
throughout noted. Root 

crown decay noted. Flux 
noted on bark. Assymetrical 

root plate noted. Tree is 
slated for removal due to 

conflicts with plan. 

------

21 American elm Ulmus americana 43.5 0 0 0 43.5 Yes 45/45 40/30 35% poor poor X X X X X

Tree has been limbed up 
many times to clear the 

existing Bentley's restaurant 
parking lot stall areas. Tree 

exhibits multiple codominant 
mainstems with bark 
inclusions (structural 

defect). Tree to be removed 
due to conflicts with building 

footprint. 

-----------

22

tree of heaven 

(tree located in a 
locked fence area)

Ailanthus 
altissima

Est. 
21

0 0 0 Est. 21 Yes 35/30 70/55 65% fair X X X

Tree not plotted on 
surveyor's topo sheet. Tree 
was added as a rough plot 

dot by WLCA. Tree expected 
to be removed during 

excavation for new 
commercial vehicle access 

road. 

X

---------

23

coast live oak  

(not plotted on 
project topo)

Quercus agrifolia est. 
35

0 0 0 est. 35 Yes 40/50 90/60 80% good good east X X

There was no access to this 
tree which is located within 

a locked fenced area. 

Tree located in the proposed 
multiple pipe trenching 

zone. It is assumed tree will 
be removed anyway, due to 

the proposed asphalt 
driveway footprint for the 

west side of the site. 

-----

24 coast live oak Quercus agrifolia est. 
26

0 0 0 est. 26 Yes 35/30 90/60 73% good good
south 
east

south 
east

X
Tree to be removed due to 
proposed asphalt driveway 
at the west side of the site

-----
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Notes on Utility, Drainage, 
and Foundation Conflicts, 

etc.
Protection and Maintenance 

25 coast live oak Quercus agrifolia est. 
26

0 0 0 est. 26 Yes 27/30 90/40 65% fair good west west X

Tree to be removed due to 
proposed asphalt driveway 
at the west side of the site. 
Note severe trunk lean off 

vertical to the west. 

-----

26
California valley 

oak
Quercus lobata est. 

30
0 0 0 est. 30 Yes 35/35 75/65 70% good mod

Tree is shown on the 
conceptual site plan sheet 
A1.0 to be retained at the 
northwest corner of the 

merged lot area. Tree was 
not fully assessed due to 

lack of access to the lower 
trunk. Assume "good" 

overall condition rating. 

TB, RPZ, and maintain 
offsets of at least 30 feet 

between trunk and nearest 
trenching for irrigation, 

utilities, drainage. 

27 coast live oak Quercus agrifolia 30.5 0 0 0 30.5 Yes 50/50 90/70 80% good good
south 
west

Note root extension to south 
may be severely limited due 

to presence of existing 
house foundation 4 or 5 feet 

south of trunk, but this 
cannot be verified. Current 
proposed utility trenching 

appears far enough offset to 
south that it will not interfere 
with the root system of this 

tree. 

TB, RPZ, and maintain 
offsets of at least 15 to 20 

feet between trunk and 
nearest trenching for 

irrigation, utilities, 
drainage. 

Do not renovate driveway to 
the north of trunk, as this 
could cause severe root 

loss and death of the tree. 

28 coast live oak Quercus agrifolia 30.3 0 0 0 30.3 Yes 30/30 75/60 67% fair good X X
south 
east

Sycamore bark moth larvae 
feeding causing severe 
wood tissue necrosis in 

lower trunk area. 

Root expansion causing 
severe displacement of the 
existing driveway to north 

(neighbor property). 

As noted above, root 
extension to south is limited 
due to existing house to be 

demolished. However, WLCA 
still recommends keeping all 
utilities offset from trunk at 

least 15 to 20 feet. 

TB, RPZ, and maintain 
offsets of at least 15 to 20 

feet between trunk and 
nearest trenching for 

irrigation, utilities, 
drainage. 

Do not renovate driveway to 
the north of trunk, as this 
could cause severe root 

loss and death of the tree. 

 Notes: 

1. On-site survey trees include all existing specimens of tree species with at least one (1) mainstem measuring greater than or equal to 12.1 inches diameter when measured at between 6 inches and 36 inches above mean grade. 

2. Various trees in this study were located behind locked private property gates, and were therefore assessed from afar without access to the lower trunks. These trees are noted with trunk diameters of "estimated" in the table above. 

3. Heights measured using a Nikon 550 Forestry Pro. Diameters were measured at between Redwood City standard height of between six and thirty-six inches above mean grade using a forestry D-tape that converts circumference to an average diameter. Canopy spread is noted in visually estimated feet (shown with 
both height and spread data for each tree in a single cell). 

4. Locations of the trees are shown on a tree plot sheet provided by Sunrise, marked up by WLCA. 
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Notes on Utility, Drainage, 
and Foundation Conflicts, 

etc.
Protection and Maintenance 

Protection and Maintenance Specifications: 

RPZ: Root protection zone fence, chain link, with 2" diameter iron posts driven 24" into the ground, 6 to 8 feet on center max. spacing.
RB: Root buffer consisting of wood chip mulch lain over existing soil as a 12 inch thick layer, overlain with 1 inch or greater plywood strapped together with metal plates. This root buffer or soil buffer should be placed over the entire width of the construction corridor between tree trunks and construction. 
RP: Root pruning. Prune woody roots measuring greater than or equal to 1 inch diameter by carefully back-digging into the soil around each root using small hand tools until an area is reached where the root is undamaged. Cleanly cut through the root at right angle to the root growth direction, using professional grade pruning equipment and/or a 
Sawzall with wood pruning blade. Backfill around the cut root immediately (same day), and thoroughly irrigate the area to saturate the uppermost 24 inches of the soil profile. 
TB: Trunk buffer consists of 20-40 wraps of orange plastic snow fencing to create a 2 inch thick buffer over the lowest 8 feet of tree trunk (usually takes at least an entire roll of orange fencing). Lay 2X4 wood boards vertically, side by side, around the entire circumference of the trunk. Secure buffer using duct tape (not wires).  
F: Fertilization with Greenbelt 22-14-14 tree formula. 
M: 4-inch thick layer of wood chip mulch (Lyngso, self pickup). Do not use bark chips or shredded redwood bark. 
W: Irrigate using various methods to be determined through discussion with General Contractor. Irrigation frequency and duration to be determined through discussion.  
P: Pruning per specifications noted elsewhere. All pruning must be performed only under direct site supervision of an ISA Certified Arborist, or performed directly by an ISA Certified Arborist, and shall conform to all ANSI A300 standards. 
MON: Project Arborist must be present to monitor specific work as noted in the notes box for each tree. 
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1.0 Summary  
 

Twenty-eight (28) protected-size trees on the proposed project area and directly adjacent to the proposed 
Sunrise Senior Living facility build area were tagged as #1 through #28 and visually assessed by Walter 
Levison, Consulting Arborist (WLCA) on 5/2/2017. The following is a summary of tree disposition based on the 
current plan sheets received by WLCA from Sunrise Senior Living:  
 
a. Fourteen (14) trees #1, 2, 3, 4, 5, 6, 7, 9, 10, 11, 12, 26, 27, and #28 are to be retained per the current 

tree disposition plan sheet L-5 by Gates and Associates Landscape Architecture, dated 9/14/2017.  
 
See WLCA’s color-coded tree map markup below in this report to see all potential tree conflicts on one 
sheet.  
 
There are various conflicts which may cause significant to severe root loss on one or more sides of the 
roots zones of the above trees. A table outlining all of the conflicts is includes as table 3.0(a) on pages 5, 
6, and 7 of this report Observations/Discussion section. Below is a summary of these conflicts:   
 

• A proposed bioretention facility south of trees #1, 2, and #3.  
 

• A proposed walkway throughout the north corner of the site with expected base section excavation 
requirements near trees #1, 2, 3, 26, 27, and #28.  

 

• A proposed walkway along the east side of the site with expected base section requirements near 
to trees #4, 5, 6, 7, 9, 10, 11, and #12.  

 

• Storm drain trench alignments at various locations will encroach to distances less than 20 feet 
from the trunk edges of trees #1, 2, 3, 6, 7, 10, and #26.  

 

• Pruning clearance requirements for both the new building footprint and for scaffold erection around 
the exterior siding to allow for finish work to occur. This pruning will need to be performed on trees 
#1, 6, 7, 9, 10, 11, and #12. The most severe pruning will need to occur on the proposed 
building sides of trees #1, 6, 7, and #10. The severity of pruning required may cause tree 
decline or even death.  

 

• Other pruning to clear the landscape airspace may be required on other trees such as tree #26.  
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2.0 Assignment & Background 
 
The author Walter Levison Consulting Arborist (WLCA) was retained by Sunrise Senior Living to tag and assess 
28 trees of protected size within and adjacent to the proposed lot merger area in Redwood City at the corner of 
El Camino Real and E. Selby Lane. WLCA was also retained to prepare a formal written arborist report with a 
tree map, tree images, tree data, discussion of expected impacts to trees, and detailed comprehensive 
recommendations for tree protection and maintenance, based on the conceptual proposed plan sheets available 
for review as of the date of writing.    
 
WLCA tagged the trees as #1 through #28 using racetrack shaped aluminum numbered tags affixed to a 
mainstem at eye level, with one or two trees being tagged at lower elevation due to shrubs surrounding the 
trunks.  
 
Some of the trees such as #22, #23, #24, #25, and #26 were not accessible due to locked gates that prevented 
WLCA from tagging the trunks, measuring the trunks, or assessing the lower trunk and root crown areas.  These 
trees are on private residential lots currently occupied by residents.  
 
The trees in this study are noted by number on the color-coded tree location map markup by WLCA inserted 
below in this report. The sheet used for this purpose was a conceptual site plan sheet dated 2016 showing both 
the existing tree plot dots and the proposed building and below-ground parking garage footprints. WLCA 
subsequently added yellow highlighting to indicate current proposed walkways, magenta lines to indicate various 
proposed storm drain trenches and utility trenches, and a heavy black outline to indicate the proposed extent of 
excavation for the underground parking facility which matches the proposed new building exterior wall footprint.  
 
Note that WLCA also included thin black lines associated with each numeric tree tag number on the WLCA tree 
map. The black lines extend exactly to each surveyed tree plot dot, and can be used as a relatively accurate 
reference of actual offset distances between proposed work and the tree trunks. The approximate canopy 
driplines were noted on the WLCA tree map markup as grey colored clouding so that conflicts with the proposed 
new building can be roughly assessed.  
  
Trees mainstems were measured at between 6 and 36 inches above grade (standard City of Redwood City tree 
measuring height) using a forester’s D-tape that converts actual trunk circumference into diameter inches and 
tenths of inches. Trees that measure less than approximately 12 inches diameter at this height range were 
excluded from the study.  
 

For protection status purposes, WLCA used the County of San Mateo, California standards, which protect tree 
specimens of all species with at least one mainstem of 12-inches diameter or more as “significant trees”, and all 
native oak specimens with a mainstem of 48-inches or larger as “heritage trees”.  

 
Tree heights were determined through use of a Nikon forestry pro 550 digital hypsometer.  
 
Tree canopy spreads were estimated visually, and were noted as a total maximum observed spread diameter in 
the “height/spread” column in WLCA’s tree data tables.  
 
Canopy driplines were not indicated on the WLCA tree map markup. However, lopsided canopies with lopsided 
azimuth were noted in the attached WLCA Excel tree data tables under a dedicated column for canopy 
lopsidedness. Given the complexity of dealing with tree canopy driplines and proposed construction work, it may 
be necessary for Sunrise to retain a surveyor to accurately render the southward and westward lopsided canopy 
dripline edges of trees such as trees #1 through #7, etc. onto a survey plot sheet in order to more accurately 
assess negative impacts to the trees from buildout of the Sunrise building footprint.    
 
Digital images of the study trees are included in this report, and show the trees mainly in groupings.   
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Tree data charts (Excel) are attached to the end of this report. The data charts contain both existing data for 
reference of pre-project conditions, as well as detailed notes and suggested tree protection and maintenance 
recommendations for each tree that correspond to the recommendations outlined in section 5.0 of this report.  
  
This entire report document was requested to be updated by Sunrise Senior Living in October, 2017, to account for 
an updated set of plans being submitted to the County of San Mateo Planning Division for review.  
 

3.0 Observations & Discussion  
 
Table 3.0(a) is an exhibit that shows potential conflicts between trees being retained, and the proposed grading, 
drainage, and utility plan work as it appeared on 10/23/2017:  
 

Tree Being 
Retained Issue 1 Issue 2 Issue 3 Issue 4 Issue 5 

1 

Proposed 
bioretention 

area 
excavation 7 

feet from 
trunk. 

New pathway 
paver base 

section 
excavation 

and subgrade 
prep at 7 feet 

from trunk 
edge. 

Storm drain 
pipe 

trenching at 
roughly 8 feet 
west of trunk 

edge. 

Storm drain 
pipe 

trenching to 
street at 15 
feet east of 
trunk edge. 

Pruning to 
clear the 
proposed 

new building 
footprint and 
scaffolding 
for exterior 

work.  

2 

Proposed 
bioretention 

area 
excavation 7 

feet from 
trunk. 

New pathway 
paver base 

section 
excavation and 
subgrade prep 
at 7 feet from 
trunk edge. 

Storm drain 
pipe 

trenching at 
roughly 14 
feet west of 
trunk edge. 

Storm drain 
pipe 

trenching to 
street at 14 
feet east of 
trunk edge. 

 

3 

Proposed 
bioretention 

area 
excavation 9 

feet from 
trunk. 

New pathway 
paver base 

section 
excavation and 
subgrade prep 
at 12 feet from 

trunk edge. 

Storm drain 
pipe 

trenching to 
street at 8 
feet east of 
trunk edge. 

  

4 

New pathway 
base section 

excavation and 
subgrade prep 
at 7 feet from 
trunk edge. 

      

5 

New pathway 
paver base 

section 
excavation and 
subgrade prep 
at 10 feet from 

trunk edge. 
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Tree Being 
Retained Issue 1 Issue 2 Issue 3 Issue 4 Issue 5 

6 

New pathway 
paver base 

section 
excavation and 
subgrade prep 
at 10 feet from 

trunk edge. 

New building 
foundation at 

20 feet.  

Prune south 
side of 

canopy to 
clear building 
footprint and 

scaffold 
erection 
airspace.  

Proposed 
storm drain 
pipe trench 

alignment will 
encroach to 3 

feet from 
trunk.  

 

7 

New pathway 
paver base 

section 
excavation and 
subgrade prep 
at 8 feet from 
trunk edge. 

New building 
foundation at 
20 to 25 feet.  

Prune south 
side of 

canopy to 
clear building 
footprint and 

scaffold 
erection 
airspace.  

Proposed 
storm drain 
pipe trench 

alignment will 
encroach to 6 

feet from 
trunk. 

 

9 

New pathway 
paver base 

section 
excavation and 
subgrade prep 
at 10 feet from 

trunk edge. 

New building 
foundation at 
20 to 25 feet.  

Prune south 
side of 

canopy to 
clear building 
footprint and 

scaffold 
erection 
airspace.  

  

10 

New pathway 
paver base 

section 
excavation and 
subgrade prep 
at 7 feet from 
trunk edge. 

Prune south 
side of canopy 

to clear 
scaffold 
erection 
airspace. 

Proposed 
storm drain 
pipe trench 

alignment will 
encroach to 4 
to 5 feet from 

trunk.  

  

11 

New pathway 
paver base 

section 
excavation and 
subgrade prep 
at 5 feet from 
trunk edge. 

Prune south 
side of canopy 

to clear 
building 

footprint and 
scaffold 
erection 
airspace. 

   

12 

New pathway 
paver base 

section 
excavation and 
subgrade prep 
at 6 feet from 
trunk edge. 

Prune south 
side of canopy 

to clear 
building 

footprint and 
scaffold 
erection 
airspace. 
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Tree Being 
Retained Issue 1 Issue 2 Issue 3 Issue 4 Issue 5 

26 

New pathway 
paver base 

section 
excavation and 
subgrade prep 

at 1 to 2 feet 
from trunk 

edge. 

New storm 
drain pipe 

trench at 16 to 
17 feet from 

trunk.  

Prune to clear 
new pathway 
airspace as 

needed.  
  

27 

New pathway 
paver base 

section 
excavation and 
subgrade prep 
at 8 feet from 
trunk edge. 

    

28 

New pathway 
paver base 

section 
excavation and 
subgrade prep 
at 8 feet from 
trunk edge. 

    

  
Existing Parking Lot & Tree Canopy Lopsidedness 
 
The trees 
 
The Sunrise project proposes to amalgamate a number of separate lots that include an existing asphalt parking 
lot, a number of single family residential dwellings, and a restaurant. Many of the trees are native evergreen 
coast live oak (Quercus agrifolia) which tend to grow well without any supplemental irrigation. Most of these 
coast live oaks in the project area are growing along the fence line that separates the existing parking lot from 
East Selby Lane to the east (see WLCA tree map markup below in this report).  
 
Phototropism  
 
Unfortunately, most of the oaks have developed phototropic growth that tends toward the south and west which 
is the direction receiving the most intense sunlight as the sun tracks across the sky. The trees are thus in many 
cases lopsided with most of their canopies hanging into the project area. The current concept plan shows the 
proposed new building footprint and excavated underground garage within the canopy driplines of these trees 
(driplines not shown on WLCA tree map).  
 
Building Footprint  
 
Many of the oaks would be required to be significantly pruned back using branch and limb length reduction type 
pruning to reduce their southward and westward extension, thereby gaining adequate clearance between the 
new building and the trees. It is not entirely clear that this can be achieved, and it is suggested that an architect 
and/or surveyor plot the canopies accurately on a scaled architectural drawing to determine how much pruning 
would actually be required on each tree to achieve adequate clearance, accounting for such items as exterior 
scaffold erection around the perimeter of the building, staging, bucket lift vehicle travel, etc.  
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Roots Growing Horizontally  
 
Another issue is the fact that older parking lots have less than modern standard baserock base compaction. This 
means that the lateral woody roots of trees such as trees #1, 2, 3, 4, 5, 6, 7, 8, 9, 10, 11, 12, etc. have likely 
developed extensive lateral woody root systems that extend horizontally as far as 30 to 40 feet or more 
southward and westward into the existing parking lot area, with roots mainly present in the uppermost 24 inches 
of the soil profile (i.e. between the bottom of the existing asphalt, and 24 inches below the baserock surface 
elevation). This is the typical Bay Area peninsula growth pattern of tree roots in clay-based soils, especially in 
urban areas where soil has been compacted to percentages higher than normal background compaction 
percent. These roots may be severely damaged or destroyed during demolition of the existing parking lot and 
during excavation for the new underground garage and new building footprint.  
 
The solution from an arborist consultant’s standpoint would be to simply allow the existing asphalt to remain as-is 
between the trunks and out to approximately 30 feet radius from trunks during the entire site plan development 
period, and then carefully demolish only the uppermost asphalt surfacing at the very end of the project, just prior 
to landscape and irrigation pipe installation. This would allow the existing asphalt to remain as a “ground 
protection barrier” or “soil buffer” throughout the entire site demolition and construction phase, preventing 
unnecessary soil pore space compaction, rutting, etc. that would normally occur on open soil tree root zone 
areas stripped of asphalt surface protection.  
 
It is clear that there are both potential canopy conflicts and root extension conflicts with the proposed building 
footprint and proposed garage excavation footprint.  
 
Tree Species’ Desirability & Overhead Utility Line Clearance Pruning Damage  
 
Some of the trees at this project site are of lower desirability, such as tree of heaven #9, birch #15, and tulip 
poplars #16, 17, and #18. These trees are considered to be weaker (#9) and of shorter lifespans than would be 
species such as coast live oak. Additionally, tulip poplars are susceptible to various pest insects which secrete 
fecal matter as sugary “honeydew” that sticks to car paint and is a serious and legitimate nuisance.   
 
Another issue to consider is the fact that many of the trees have been pruned to clear overhead high voltage 
electrical utility wires than run at approximately 30 to 35 feet elevation.  
 
Some of the trees have also been pruned to clear lower elevation wires such as low voltage cable TV and/or 
telephone communications wires. It is not known why this would have occurred, since these low voltage wires 
are never normally cleared by utility company pruning contractors unless a tree fails and has destroyed the wire 
system.  
 
Trees #16, 17, and #18 are potentially retainable. However, considering the above-noted factors, it may be better 
to simply remove the trees and replace them with more desirable species that attain shorter ultimate heights 
such that the trees do not end up being pruned to clear the wires in the future. The landscape arborist of record 
(LAOR) on this project can be consulted to recommend appropriate replacement tree species, or WLCA can 
work with the LAOR to determine appropriate species. Per the September 2017 revised landscape plan and tree 
disposition sheet L-5, these trees are to be removed.  
 
Tree #9 can either be retained or removed. Although the tree of heaven is typically considered a weak wooded, 
fast growing, short lived trash tree, specimens in good condition in terms of structure and vigor (such as this 
particular specimen #9) can be retained as shade trees for relatively long periods of time in the landscape. Some 
specimens of this species have been known to provide good site screening and shade value for many decades 
in and around the Bay Area peninsula area. As always, good maintenance practices are warranted, such as 
periodic monitoring for branch splitouts, regular irrigation application, etc. Per the September 2017 version of 
tree disposition sheet L-5, this tree is to be retained.  
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Oaks #23, #24, and #25 in Proposed Driveway Area  
 
Construction of the current proposed driveway area that extends west of the proposed new building footprint will 
require removal of large diameter coast live oaks #23, 24, and #25 in good, good, and fair overall condition 
respectively. These trees are proposed to be removed per sheet L-5 tree disposition dated September, 2017.  
 
REPLACEMENT TREE SPECIES PER LANDSCAPE PLANS DATED SEPTEMBER, 2017 
 
The tree species and cultivars noted on the landscape plan set of sheets reviewed for this assignment, dated 
September 2017, contains some trees that need to be adjusted or clarified to avoid common disease issues to 
which these trees are susceptible. The current landscape palette and WLCA’s suggested adjustments are 
outlined in the table below for clarity:  
 
TABLE 3.0(b) WLCA Suggested Tree Palette Changes  
 

Current Proposed Tree / 
Cultivar 

Problems  Suggested by WLCA 

1) Japanese maple.   Finicky in dry weather such as 
at this site, unless given very 
fast drainage and heavy 
irrigation. Susceptible to wind 
burn if foliage is exposed to 
frequent winds without 
protection.  

Try paperbark maple instead. 
(Acer griseum) 

2) Marina strawberry tree 
(Arbutus ‘Marina’).  

Has started to become 
susceptible to various maladies 
over the last few years.  

Try evergreen swamp myrtle                  
(Tristaniopsis laurina), or mix 
and match with Marina 
strawberry tree. They are 
sometimes planted together.  

3) Flowering crabapple 
Malus floribunda 

Bacterial fireblight, etc.  Use tree genera that are not in 
the fireblight-susceptible rose 
family of trees. I suggest we 
delete this tree from the palette.  

4) Chinese elm.  Most of the cultivars are 
susceptible to Chinese elm 
anthracnose fungal infections, 
which are cankers that appear 
as concentric circles (like 
targets).  

Use ‘Drake’, and/or another 
cultivar that is claimed by the 
tree grower to be resistant to 
Chinese elm anthracnose.  

 
IRRIGATION PLAN  
 
There was no irrigation plan sheet available for review by WLCA at the time of writing.  
 

4.0 Tree Ordinance / County of San Mateo, California  
 
All trees measuring 12 inches and greater are considered “significant trees”. All native oaks (coast live oak, 
California valley oak, etc.) are considered protected as “heritage trees” at the 48 inch diameter threshold.  
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Per this definition, all 28 study trees in this report are considered to be protected as “significant trees” per County 
of San Mateo tree ordinance governing privately owned tree specimens, and cannot be removed without formal 
County approval. There are zero (0) heritage size trees included in this tree study of 28 tree specimens.  
 

5.0 Tree Protection and Maintenance Recommendations  
 

1) Project Arborist:  
 
Prior to commencement of the project work, retain the services of a 
project arborist (“PA”) if required per County of San Mateo conditions 
of approval (COA). The PA shall be either an ASCA registered 
consulting arborist, or an ISA certified arborist, with at least 5 years of 
experience inspecting construction around trees in the Bay Area.  
 
The PA may perform such services as, but not limited to the following:  
 

a. Soil moisture monitoring with a Lincoln moisture meter or 
equivalent.  

b. Trunk buffer verification.  
c. Fencing erection verification.   
d. Preparation of periodic inspection reports to be sent to the 

project team and County Staff.   
e. Assessment of root damages, root pruning quality, trench 

alignment “field adjustments”, walkway base section 
excavation and subbase prep activity monitoring to verify 
maximum suggested cut depths.  

 
2) Trunk Buffers:  
 
Prior to any site demolition work commencement, install trunk buffers 
around the trunks of all of the subject trees assessed in this 
report that are to be retained. Use at least one (1) entire roll of 

orange plastic snow fencing, wrapping the roll around 
the lowermost eight feet of the trunk of each tree. Place 
2X4 wood boards or waste wood pieces standing 
upright, side by side, over the plastic buffer, and secure 
the boards with duct tape per the sample spec image 
above right. 
 
3) Root Protection Zone Fencing:  

 
 Erect five-foot tall chain link fence on seven-foot long, 
two-inch diameter iron tube posts pounded 24 inches 
into the ground. Alternatively, use chain link fence panels 
set on small moveable concrete block footings and 
affixed to rebar or steel layout stakes pounded into the 
ground at the end of each fence panel to make the fence 
perimeters rigid and immobile (see sample image at 
right).     
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Pre-demolition fence:   
  
This fencing must be erected prior to any heavy machinery traffic or construction material arrival on site.  
 
The protective fencing must not be temporarily moved during construction . No materials, tools, excavated soil, 
liquids, substances, etc. are to be placed or dumped, even temporarily, inside the root protection zone or 
“RPZ”.   
 
The general route for initial fencing erection should be per the red-dashed lines shown on the color-
coded WLCA tree map markup sheet attached to this report. The fencing routes may need to be 
continually adjusted over time to allow for landscape walkways, paths, plantings, irrigation, etc. to be 
installed.  
  
No storage, staging, work, or other activities will be allowed inside the RPZ except with PA monitoring.  
 
Signage:   
 
The RPZ fencing shall have one sign affixed with UV-stabilized zip ties to the chain link at eye level for every 
20-linear feet of fencing, minimum 8”X11” size each, plastic laminated, with wordage that includes the Town 
Code section that refers to tree fence protection requirements (wordage can be adjusted):  

 

TREE PROTECTION ZONE 
FENCE 

ZONA DE PROTECCION PARA 
ARBOLES  

 

-NO ENTRE SIN PERMISO- 
-LLAME EL ARBOLISTA- 

REMOVAL OF THIS FENCE IS 
SUBJECT TO PENALTY ACCORDING TO 

SAN MATEO COUNTY CODE  
(ADD APPROPRIATE CODE HERE) 

PROJECT ARBORIST:  
TELEFONO CELL:                                                           EMAIL:                                                                              
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4) Project Team Plan Adjustments & Verifications:  
 

i. Demolition of Asphalt Parking Lot / Special Notes:  
 

Demolition Phasing:  
 
Surface materials such as the older asphalt (A/C) parking lot areas within 30 feet of oaks being 
retained should be demolished only at the end of the project, and should be allowed to remain as-is 
throughout the entire building period, such that the asphalt acts as ground protection for the root zones 
of oaks #1 through #7, etc. This will avoid rutting, soil pore space compaction, etc. from machinery and 
vehicle travel.  
 
Demolish the asphalt just prior to final landscape and irrigation work at the very end of the project.  
 
Demolition Methods / Special:  
 
Use the “shallow-peel” technique which involves peeling laterally with the bucket teeth of an excavator. If 
possible, all baserock base course beneath the surfacing shall be allowed to remain in-situ, to avoid 
damaging or destroying existing woody lateral roots extended from oaks from trunks to 20 or 30 feet south 
and west of the trunk edges.  
 
Maximum depth of demolition excavation cut work shall be roughly 4 inches of asphalt and base rock 
material, stopping at the soil root zones of trees #1 through #12 below.  Under no circumstances shall the 
open soil tree root zone areas between the proposed new Sunrise residential building and garage footprint 
edge and the trunks of trees #1 through #12 be demolished or adulterated. This zone shall be preserved 
as a no-dig zone where shallow-cut storm drains and shallow-cut or no-dig type walkway base work shall 
be performed. See recommendation #5(d)iii below for further information, and a side cut detail sketch.  

 
ii. East Selby Lane Sidewalk:  
 
Do not replace the existing sidewalk along E. Selby Lane sections adjacent to trees #1 through #12, 
as there may be an extensive network of both fibrous and woody roots coursing through the baserock of 
the existing older walkway, except in small areas where the storm drain pipes will need to shallow-run 
through the sidewalk slab to the street surface.  
 
iii. Storm Drain Pipe Trenching / Shallow Cut Protocol:  

 
It is suggested that the project team shallow-cut all proposed trench routes for all utilities and drainage 
pipe alignments (including landscape plant and tree irrigation pipes) which are proposed for the areas 
within 15 linear feet of trees being retained. Per WLCA’s markup below, and per WLCA’s discussion with 
the project civil engineer Kier and Wright

1
, the new storm drain pipes will run from over-grade generally 

eastward toward E. Selby Lane, as very shallow cut trenches at or slightly below existing soil grade (i.e. 
soil grade elevations after existing older asphalt and baserock parking lot materials roughly 4 inches 
thickness or more are removed from the site). The storm drains are to run through the existing sidewalk 
slabs, and outfall onto the roadway surface at E. Selby Lane.  
 

                                                           
1 Personal communication, Kier and Wright Civil. 10/25/2017.  
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If possible, the actual storm drain pipe cut depth should be no deeper than 1 to 2 inches below soil grade, 
through the zone between the raised bed bio-retention planters and E. Selby Lane. See the WLCA side cut 
detail sketch below on page 13 (conceptual only, not to scale), showing how the shallow-cut storm drain 
pipe system would be installed with relatively very little loss of lateral woody tree roots from trees #1, 2, 3, 
4, 6, 7, and #10. In order for the system to work, the construction phase team will need to limit scarification 
of the existing parking lot area, removing only 4-inches of material from over the soil root zones of the 
trees, thereby preserving the lateral woody roots extended westward and southward from trees #1 through 
#12 along E. Selby Lane. The construction team will also need to ensure that all excavation for the new 
base rock base section of the walkway is actually at or above original soil grade so as to avoid destroying 
the root systems of trees #1 through #12 between the trunks of the trees shown at the right of the image, 
and the new Sunrise building and garage siding limit at the left side of the image:  
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iv. Walkway Base Section Installation / Shallow Cut:   

 
Walkways proposed for areas within 15 feet of trees #1, 2, 3, 4, 5, 6, 7, 9, 10, 11, 12, and #26 will need to 
be kept shallow in terms of subbase prep work and base rock base section excavation and compaction. The 
maximum depth of work should be 2 to 4-inches or less below existing soil grade2

. In order to raise the 
elevation of the walkway finish surface and allow for the storm drain shallow-cut pipe to run through the base 
of the walkway, the base section of the walkway will need to be crowned up over existing soil grade and 
placed in or on top of a fill soil layer. Edging for these shallow cut or no-dig type systems is typically a 
feathered (tapered) tamped soil edge against a very shallow header board set at maximum 2 to 4-inches or 
so below existing grade.  Mulch of various types can also be used to feather out the edge such that the 
floating raised or crowned walkway conforms to ADA slope requirements and is not a trip hazard.  

 
v. Trees in Landscape Palette:  

 
It is suggested that the trees in the Gates and Associates landscape palette be adjusted to account for the 
information provided by WLCA in table 3.0(b) above in this report.  

 
vi. Irrigation:  

 
It is suggested that the irrigation pipe trenching routes for new landscaping be aligned such that there is at 
least 15 to 20 feet minimum offset 
from pipe trench edge to the tree 
trunk edges of all trees being 
retained.  
 
Bubblers for new trees shall be 
minimum two (2) count ½” diameter 
adjustable high-flow type Toro or 
equivalent flood bubblers (0 to 2 
gallons per minute adjustable) set 
on the soil surface and either 
covered with mulch or left 
uncovered, directly over the rootball 
of each tree (see sample image 
below):  
 
Route all final plan sheet versions to the project arborist (i.e. the “PA”) for review and comment.  

 
vii. Bio-retention:  

 
It is suggested that the bioretention facility be relocated such that all excavation associated with this item be 
offset at least 15 lateral feet from the trunks of trees #1, 2, 3, and #4.  Alternatively, build the bio-retention 
area over-grade in order to avoid excavation within 15 feet of the trunk edges of the trees.  

 
 

                                                           
2 Personal communication with project architect 10/25/2017. WLCA directed the project architect to design a walkway that 
either floated completed over soil grade, or involved very minor excavation cuts into the soil root systems of trees #1 through 
#12, in order to preserve the lateral woody root systems extended southward and westward from the trunks of the trees through 
the existing older asphalt parking lot area to be demolished. The estimated thickness of materials to be demolished is 4 inches 
of asphalt and baserock, which will expose the soil tree root zone beneath.  
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viii. Building Footprint vs. Lopsided Oak Canopies:  
 
Oaks #1, 6, 7, and #10 are lopsided to the south and/or west, and will be in conflict with the proposed new Sunrise 
building footprint exterior, or at least the scaffolding that will be erected around the perimeter of the new building.  
Other tree specimens may also be in conflict with the proposed building footprint (not verified at the time of writing). 
In order to preserve as many trees as possible along the E. Selby Lane corridor area of the site, perform 
extensive limb length reduction to remove the outermost sections of the trees’ canopies, reducing their 
radial canopy extension to the south and west.  
 
All pruning shall be performed only by, or under direct full time supervision of an ISA-Certified Arborist, and shall 
conform to the most current iteration of the American National Standard Institute pruning guidelines and 
accompanying ISA Best Management Practices / Pruning booklet:  
 

• ANSI A300 (Part 1) tree, shrub, and other wood plant  maintenance / standard practices (pruning). 2001.  
 

• Best Management Practices / Tree Pruning: companion publication to the ANSI A300 Part 1: tree, shrub, and 
other wood plant  maintenance / standard practices (pruning). International Society of Arboriculture. 2002.  

 
ix. Underground Garage Excavation vs. Oak Root Systems:  

 
Oaks #1 through #7 likely exhibit horizontally extended 
root systems that extend 30 to 40 feet radius (or more) 
southward and westward, coursing through the old base 
rock just underneath the existing asphalt parking lot.  
  
In order to avoid unnecessary excavation which 
would destroy the root systems of the trees, avoid 
using “OSHA layback cuts”, often used during deep 
excavation for new underground parking garages as a 
safety device that continues a slope cut away from the 
vertical cut face.  
 
Use of vertical shoring is the preferred alternative to 
use of an OSHA layback cut. Shoring can be used to 
hold up the soil in a safe manner for construction 
personnel while the garage area is built below grade.  
 
See WLCA’s sample image above right showing vertical 
wooden shoring we used at College of Notre Dame to 
save a large redwood tree specimen adjacent to a retaining wall cut. Because the OSHA layback type cut was 
eliminated on this project, we were able to preserve most of this tree’s root system, and it survived easily.   
 

5) Tree Removals Requiring County of San Mateo Permit:  
 

Obtain formal tree removal permits for fourteen (14) “significant trees” in this tree study that are to be 
removed due to direct and indirect conflicts with the proposed site plan (e.g. trees #8, 13, 14, 15, 16, 17, 
18, 19, 20, 21, 22, 23, 24, and #25).   

 
6) Irrigation / Permanent:  

 
Keep all trenched irrigation piping 20 to 30 feet offset from all trees being retained where possible.  
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Keep all irrigation water output (high flow adjustable 
bubblers, low flow bubblers, overhead spray, 
microspray, inline emitters, soaker tubes, etc.) at 
least 20 feet offset from the trunk edge of any 
existing native coast live oak or valley oak specimen 
being retained on site (Quercus agrifolia, Quercus 
lobata).  

 
7) Irrigation Temporary During Construction:  

 
Apply temporary irrigation to certain specified trees 
being retained, at a frequency and duration or total 
output to be specified by the project arborist (PA).  
 
Method of water delivery can be soaker hose, 
emitter line, garden hose trickle, water truck, tow-
behind water tank with spray apparatus, etc.  
 
Most native oaks will only require water on a once-monthly basis, and it will need to be applied as far as 
possible offset from the trunk edges (e.g. 15 to 20 feet out from trunks only, or as directed by the PA).    
 
Unlike native oak trees, the non-oaks at this site such as tree of heaven #9 can be irrigated heavily on a 
regular basis (e.g. twice weekly, etc.) throughout all areas of their root zones, near to trunks and far from 
trunks, and will greatly benefit from such construction period temporary irrigation.  

 
8) Root Pruning:  
 

If woody roots measuring 
greater than 1-inch in 
diameter are encountered 
within 25-feet of any tree 
being retained during site 
work, contractors shall 
immediately alert the project 
arborist, and shall proceed to 
sever roots at right angles to 
the direction of root growth 
using sharp hand tools such 
as professional grade 
loppers, hand shears, chain saw, A/C sawzall, or other tools only under his/her direct supervision. See 
spec images at right.  Note that a Sawzall blade indicating use for “bimetal” or “demolition” is typically not a 
good choice for this work. Instead, opt for a relatively large-toothed blade that indicates use for “pruning” or 
“wood” (see images at right).   
 
Woody roots shall not be shattered or broken in any way as a result of site activities. Shattered or broken 
areas shall be hand dug back into clear healthy root tissue and re-severed at right angles to root growth 
direction under the direct supervision of the project arborist (PA). Immediately (same day) backfill over 
roots and heavily irrigate (same day) after backfill to saturate the uppermost 24 inches of the soil profile.  
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9) Water Spray:  
 
Spray off foliage of all trees within 30 feet of construction activity using a 
very high power garden hose or a pressure washer system set on low 
pressure setting to wash both the upper and lower surfaces of foliage. This 
helps keep the gas portals (stomata) unclogged for better gas exchange 
which is crucial for normal tree function (see image at right in which a fire 
hose system was used to wash approximately 50 redwood tree specimens 
during a one-year long demolition period). Spray should be applied 
approximately twice yearly, or when ambient airborne dust concentration is 
unusually high.   

  
10) Optional Tree Maintenance:  
 

It is suggested that the tree owner consider retaining a qualified tree care 
service provider to install through-bolt braces through the bark inclusion 
type mainstem forks of oaks #1 and #3.  
 
All tree support systems would need to be installed per the detailed 
specifications noted in the most current iteration of ANSI A300 standard for 
tree support systems.  

 

6.0 Consultant’s Qualifications 
 

 Contract City Arborist to the City of Belmont Department of Planning and Community Development  
5/99-present 

 
 Contract Town Arborist, Town of Los Gatos, California Planning and Community Development  

11/15-present 
 

 Continued education through attendance of arboriculture lectures and forums sponsored by The American Society of Consulting 
Arborists, The International Society of Arboriculture (Western Chapter), and various governmental and non-governmental entities. 
 

 ISA Qualified Tree Risk Assessor  
 

 ISA Qualified Tree Risk Assessor Course, Palo Alto, CA. 2013 
 

 PNW-ISA Certified Tree Risk Assessor Course graduate, 2009 
Vancouver, B.C., Canada 
 

 ASCA Registered Consulting Arborist (RCA) #401 
 
 Millbrae Community Preservation Commission (Tree Board)  

2001-2006 
 
 ASCA Arboriculture Consulting Academy graduate, class of 2000 
 
 ISA Certified Arborist (CA) #WC-3172 

 
 Associate Consulting Arborist 

Barrie D. Coate and Associates 
4/99-8/99 
 

 U.S. Peace Corps Soil and Water Conservation Extension Agent (Agroforestry, etc.)  
Chiangmai Province, Thailand 1991-1993 
 

 B.A. Environmental Studies/Soil and Water Resources 
UC Santa Cruz, Santa Cruz, California 1990 
 

mailto:drtree@sbcglobal.net


        
 
ASCA Registered Consulting Arborist #401                                                  ISA Qualified Tree Risk Assessor                                                ISA Certified Arborist #WC-3172  

18 of 24 
 

Site Address: 2915 El Camino Real, Redwood City, CA                              Version: 10/25/2017 

Walter Levison  2017 All Rights Reserved 
 

Registered Member, American Society of Consulting Arborists and Member of the International Society of Arboriculture 
 

Cell (415) 203-0990 /  Email drtree@sbcglobal.net 
 

Chancellor’s Award, 1990 
 
Wildlands Studies Joint U.S./China Field Ecology Study (12 Weeks). 1989 
Xujiaba Forest Reserve, Yunnan, China  
 
Rocky Mountain Wilderness Field Ecology Study (5 Weeks). 1986 
UC Santa Cruz Extension  

 
(My full curriculum vitae is available upon request) 

 

7.0 Assumptions and Limiting Conditions 
 
Any legal description provided to the consultant/appraiser is assumed to be correct. Any titles and ownership to any property are assumed to 
be good and marketable. No responsibility is assumed for matters legal in character. Any and all property is appraised and evaluated as 
through free and clean, under responsible ownership and competent management. 
 
It is assumed that any property is not in violation of any applicable codes, ordinance, statutes, or other government regulations. 
 
Care has been taken to obtain all information from reliable sources.  All data has been verified insofar as possible; however, the 
consultant/appraiser can neither guarantee nor be responsible for the accuracy of information provided by others.  
 
The consultant/appraiser shall not be required to give testimony or to attend court by reason of this report unless subsequent contractual 
arrangements are made, including payment of an additional fee for such services as described in the fee schedule and contract of 
engagement. 
 
Unless required by law otherwise, the possession of this report or a copy thereof does not imply right of publication or use for any other 
purpose by any other than the person to whom it is addressed, without the prior expressed written or verbal consent of the 
consultant/appraiser. 
 
Unless required by law otherwise, neither all nor any part of the contents of this report, nor copy thereof, shall be conveyed by anyone, 
including the client, to the public through advertising, public relations, news, sales, or other media, without the prior expressed conclusions, 
identity of the consultant/appraiser, or any reference to any professional society or institute or to any initiated designation conferred upon the 
consultant/appraiser as stated in his qualifications. 
 
This report and any values expressed herein represent the opinion of the consultant/appraiser, and the consultant’s/appraiser’s fee is in no 
way contingent upon the reporting of a specified value, a stipulated result, the occurrence of a subsequent event, nor upon any finding to be 
reported. 
 
Sketches, drawings, and photographs in this report, being intended for visual aids, are not necessarily to scale and should not be construed 
as engineering or architectural reports or surveys unless expressed otherwise. The reproduction of any information generated by engineers, 
architects, or other consultants on any sketches, drawings, or photographs is for the express purpose of coordination and ease of reference 
only. Inclusion of said information on any drawings or other documents does not constitute a representation by Walter Levison to the 
sufficiency or accuracy of said information. 
 
Unless expressed otherwise: 
 

• information contained in this report covers only those items that were examined and reflects the conditions of those items at the time of 
inspection; and  

• the inspection is limited to visual examination of accessible items without dissection, excavation, probing, or coring. There is no 
warranty or guarantee, expressed or implied, that problems or deficiencies of the plants or property in question may not arise in the 
future. 

 
Loss or alteration of any part of this report invalidates the entire report.  
 
Arborist Disclosure Statement: 
 
Arborists are tree specialists who use their education, knowledge, training, and experience to examine trees, recommend measures to 
enhance the beauty and health of trees, and attempt to reduce the risk of living near trees. Clients may choose to accept or disregard the 
recommendations of the arborist, or to seek additional advice.  
 
Arborists cannot detect every condition that could possibly lead to the structural failure of a tree. Tree are living organisms that fail in ways 
we do not fully understand. Conditions are often hidden within trees and below ground. Arborist cannot guarantee that a tree will be healthy 
or safe under all circumstances, or for a specified period of time. Likewise, remedial treatments, like any medicine, cannot be guaranteed.  
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Treatment, pruning, and removal of trees may involve considerations beyond the scope of the arborist’s services such as property 
boundaries, property ownership, site lines, disputes between neighbors, and other issues. Arborists cannot take such considerations into 
account unless complete and accurate information is disclosed to the arborist. An arborist should then be expected to reasonably rely upon 
the completeness and accuracy of the information provided.  
 
Trees can be managed, but they cannot be controlled. To live near trees is to accept some degree of risk. The only way to eliminate all risk 
associated with trees is to eliminate the trees.  
 

8.0 Certification 
 

I hereby certify that all the statements of fact in this report are true, complete, and correct to the best of my knowledge and belief, and are made 
in good faith. 
 
Signature of Consultant 
 

9.0 Digital Images  
 

Tag # Image Tag # Image 

1, 2, 3 

 
 

R to L 
 

4, 5 
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North 
view 
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27, 28 

 

  

 
10.0 Tree Data Table Attached (WLCA)  
 

11.0   Tree Location Map Mark-Up Attached (WLCA)  
 
The following map is a markup by WLCA utilizing the current proposed grading and drainage plan sheet. The tree 
plot dots were surveyed by the project surveyor. Numbers indicated on the markup are tree tag numbers affixed to 
each tree by WLCA. The black lines shown next to each tree tag number end at each trunk plot dot.  
 
Magenta colored lines are the current team-proposed utility and drainage pipe alignments, which may or may not 
be able to be realigned by the project engineer to farther offset from the trunk edges of trees being retained and 
protected.   
 
Grey colored clouding indicates approximate scaled tree canopy driplines as they were originally rough-surveyed 
by WLCA.  
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Notes On Conflicts with 
Proposed New Work

Protection and 
Maintenance 

1 coast live oak Quercus agrifolia 30.4 0 0 0 30.4 Significant tree 30/40 90/65 78% good good
south 
and 
west

south and 
west

yes X

Storm drain pipes will cut 
two separate routes around 
this tree. Possible canopy 
and root zone conflict with 

proposed bio-retention 
area. Possible pathway 
base section excavation 

conflict with root system. 

TB, RPZ, endweight 
reduction pruning, fork 
bracing, and limit paver 

path base section 
excavation to 2 to 4 inches 

cut depth max. Move the 
proposed bio-retention 

area? Keep storm drain as 
shallow-cut 2 inches below 

grade. 

2 coast live oak Quercus agrifolia 18.8 0 0 0 18.8 Significant tree 35/25 80/70 75% good
mod to 
good

west north

Possible conflicts with 
proposed bio-retention 

work, walkway base 
excavation. Two storm 

drain pipe trenches will be 
cut at 14 feet on two sides 

of tree. 

TB, RPZ, Limit paver base 
excavation to 2 to 4 inches. 

Move proposed 
bioretention area? Keep 

storm drain pipe trench 2 
inches max. cut below 

grade.  

3 coast live oak Quercus agrifolia 28.2 0 0 0 28.2 Significant tree 30/25 75/65 70% good
mod to 
good

south   south   yes. 

Possible conflicts with 
proposed bio-retention 

work, walkway base 
excavation. Storm drain 
trench to be cut at 8 feet 

from trunk edge. 

TB, RPZ, and possible fork 
bracing. Move proposed 

bioretention area or keep 
as shallow-cut system or 

over-grade no-dig system.  
Keep storm drain pipe 
trench shallow cut at 2 
inches max. cut depth 

below grade.  Limit 
walkway base prep to max. 
of 2 to 4 inches cut depth. 

4
California valley 

oak
Quercus lobata 16.5 0 0 0 16.5 Significant tree 45/30 86/77 80% good good

Was pruned to clear 
overhead wires. New 

walkway base excavation 
will occur at 7 feet from 

trunk edge. 

TB, RPZ. Limit new 
walkway base excacvation 
to 2 to 4 inches cut depth 

max. 

5
California valley 

oak
Quercus lobata 20.4 0 0 0 20.4 Significant tree 45/30 85/80 83% good good

southw
est

south 
west

Was pruned to clear 
overhead wires. New 

walkway base excavation 
will occur at 10 feet from 

trunk edge. 

TB, RPZ. Limit new 
walkway base excacvation 
to 2 to 4 inches cut depth 

max. 

6 coast live oak Quercus agrifolia est. 
24

0 0 0 est. 24 Significant tree 35/45 75/75 75% good
mod to 
good

southw
est  

south   

Was pruned to clear 
overhead wires. New 

walkway base excavation 
work to occur at 10 feet 

from trunk edge. New 
building foundation cuts will 

be at 20 feet from trunk 
edge. Will need pruning to 

clear new building and also 
scaffold erection airspace 
for exterior finishing work. 
Storm drain pipe trench to 

encroach to 3 feet from 
trunk. 

TB, RPZ, P. 

Limit walkway base 
excavation to max. 2 to 4 
inches cut depth. Keep 
storm drain pipe trench 

shallow cut at max. 2 
inches cut depth below 

grade. 
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Notes On Conflicts with 
Proposed New Work

Protection and 
Maintenance 

7 coast live oak Quercus agrifolia 14.3 0 0 0 14.3 Significant tree 35/35 80/70 74% good
mod to 
good

southw
est  

Was pruned to clear 
overhead wires. Proposed 

walkway to be excavated at 
8 feet from trunk. Will need 
clearance pruning to clear 

proposed building and 
expected scaffolding. 
Storm drain trench to 

encroach to 6 feet from 
trunk. 

TB, RPZ, adjust storm 
drain trench to farther 
offset from trunk. Limit 

pathway base excavation 
to 2 to 4 inches cut depth 
max. Note that this tree 

may be destroyed due to 
heavy clearance pruning. 

8 coast live oak Quercus agrifolia est. 
22

0 0 0 est. 22 Significant tree 40/30 20/20
20% very 

poor
very 
poor

X X   

9 tree of heaven
Ailanthus 
altissima

est. 
22

0 0 0 est. 22 Significant tree 45/40 75/75 75% good mod   

Tree appears to be 
retainable based on current 

proposed site plan work 
limits. Tree is considered to 
be a trash tree by many, but 

this specimen is in good 
condition. New walkway 

base excavation to occur 
within 10 feet of trunk edge. 

Tree will need south side 
clearance pruning for 
building footprint and 

scaffold areas. 

TB, RPZ, W, P. Limit 
walkway base excavation 
to 2 to 4 inches cut max. 

10 coast live oak Quercus agrifolia 18.8 0 0 0 18.8 Significant tree 35/35 85/75 80% good good west west X

Canopy is lopsided west, 
and may require significant 
pruning to reduce size and 
maintain adequate lateral 

airspace. Walkway base to 
cut within 7 feet of trunk 

edge. Storm drain trench to 
cut within 4 or 5 feet of 

trunk edge. 

TB, RPZ, Prune to clear 
proposed building and 

scaffolding areas. Limit 
walkway base cut depth to 

2 to 4 inches max. Keep 
storm drain pipe trench 

shallow-cut at max. 2 
inches cut below soil 

grade. 

11 coast live oak Quercus agrifolia 15.8 0 0 0 15.8 Significant tree 27/30 90/55 75% good good west west X

New walkway base 
excavation to encroach to 
within 5 feet of trunk edge. 

Will require clearance 
pruning for both new 
building footprint and 

scaffolding clearance. 

TB, RPZ, Prune to reduce 
westward extension. Keep 
storm drain pipe trench cut 

to max. 2 inches depth of 
cut below soil grade. Limit 
walkway base excavation 
to 2 to 4 inches max. cut. 
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Notes On Conflicts with 
Proposed New Work

Protection and 
Maintenance 

12 coast live oak Quercus agrifolia 19.4 0 0 0 19.4 Significant tree 35/40 85/80 84% good good
south 
west

south 
west

New walkway base 
excavation to encroach to 
within 6 feet of trunk edge. 

Will require south side 
clearance pruning for both 
new building footprint and 

scaffolding clearance. 

TB, RPZ, Prune to reduce 
westward extension. Keep 

storm drain pipe trench 
shallow-cut at max. 2 

inches cut depth below 
existing soil grade. Limit 

walkway base excavation 
to 2 to 4 inches max. cut. 

13 coast live oak Quercus agrifolia 13.6 0 0 0 13.6 Significant tree 35/25 85/75 83% good good south   X

14 coast live oak Quercus agrifolia 12.0 0 0 0 12 Significant tree 20/20 75/50 66% fair good
south 
west

south 
west

Yes. 
And 

truck 
hits 

noted

X

 

Tree was pruned to clear 
various low voltage phone 

or TV utility wires in the 
past. 

15 European birch Betula pendula 14 8 5 0 27 Significant tree 35/45 65/50 55% fair mod X X

Was topped to clear various 
overhead utility wires in the 

past. Tree appears to be 
less than 5 feet offset from 

proposed new roadway. 
Expect tree to be removed 
if roadway base is rebuilt, 
due to deep excavation for 
new baserock, etc. that will 

destroy the north side of 
this tree's root system. 

 

16 tulip poplar 
Liriodendron 

tulipifera 17.5 0 0 0 17.5 Significant tree 25/30 70/45 57% fair mod X X X

Was topped to clear various 
overhead utility wires in the 
past. Tree is susceptible to 

various insect pests. 

Root system extension 
westward is very limited, 

due to presence of existing 
building foundation. Root 

system expansion causing 
severe sidewalk slab 

displacement. 

 

17 tulip poplar 
Liriodendron 

tulipifera 17.3 0 0 0 17.3 Significant tree 25/30 65/55 59% fair mod X X X (Same as #16 above)  

18 tulip poplar 
Liriodendron 

tulipifera 15.6 0 0 0 15.6 Significant tree 30/25 65/55 59% fair mod X X X (Same as #16 above)  
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Notes On Conflicts with 
Proposed New Work

Protection and 
Maintenance 

19 American elm Ulmus americana 29.7 0 0 0 29.7 Significant tree 35/40 25/25
25% very 

poor
poor X X

Twig and branch dieback 
throughout noted. Root 

crown decay noted. Tree is 
slated for removal due to 

conflicts with plan. 

 

20 tree of heaven
Ailanthus 
altissima 28.1 0 0 0 28.1 Significant tree 35/30 20/15

18% very 
poor

very 
poor

X X

Twig and branch dieback 
throughout noted. Root 

crown decay noted. Flux 
noted on bark. Assymetrical 

root plate noted. Tree is 
slated for removal due to 

conflicts with plan. 

 

21 American elm Ulmus americana 43.5 0 0 0 43.5 Significant tree 45/45 40/30 35% poor poor X X X X

Tree has been limbed up 
many times to clear the 

existing Bentley's 
restaurant parking lot stall 

areas. Tree exhibits 
multiple codominant 
mainstems with bark 
inclusions (structural 

defect). Tree to be removed 
due to conflicts with 

building footprint. 

 

22

tree of heaven 

(tree located in a 
locked fence area)

Ailanthus 
altissima

Est. 
21

0 0 0 Est. 21 Significant tree 35/30 70/55 65% fair X X

Tree not plotted on 
surveyor's topo sheet. Tree 
was added as a rough plot 

dot by WLCA. Tree 
expected to be removed 

during excavation for new 
commercial vehicle access 

road. 

X

 

23

coast live oak  

(not plotted on 
project topo)

Quercus agrifolia est. 
35

0 0 0 est. 35 Significant tree 40/50 90/60 80% good good east X X

There was no access to this 
tree which is located within 

a locked fenced area. 

Tree located in the 
proposed multiple pipe 

trenching zone. It is 
assumed tree will be 

removed anyway, due to the 
proposed asphalt driveway 
footprint for the west side 

of the site. 

-----

24 coast live oak Quercus agrifolia est. 
26

0 0 0 est. 26 Significant tree 35/30 90/60 73% good good
south 
east

south 
east

X
Tree to be removed due to 
proposed asphalt driveway 
at the west side of the site
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Notes On Conflicts with 
Proposed New Work

Protection and 
Maintenance 

25 coast live oak Quercus agrifolia est. 
26

0 0 0 est. 26 Significant tree 27/30 90/40 65% fair good west west X

Tree to be removed due to 
proposed asphalt driveway 
at the west side of the site. 
Note severe trunk lean off 

vertical to the west. 

 

26
California valley 

oak
Quercus lobata est. 

30
0 0 0 est. 30 Significant tree 35/35 75/65 70% good mod

 Tree was not fully 
assessed due to lack of 

access to the lower trunk. 
Assume "good" overall 
condition rating. New 

walkway base prep will 
encroach to 1 or 2 feet from 

trunk edge. This walkway 
routing will probably have 
to be changed to farther 

offset from trunk, and the 
base cut depth limited to 

avoid killing the tree. New 
storm drain pipe route 

appears far enough from 
trunk (16 to 17 feet) that 

root loss will be minimized, 
though farther would be 
better (e.g. 20 to 25 feet 

offset from trunk). 

TB, RPZ. Limit new 
walkway base excacvation 
to 6 inches cut depth max. 
Move proposed walkway 

route to at least 4 to 5 feet 
offset from trunk edge. 
Realign the proposed 

storm drain pipe trench if 
possible to 20 feet or more 

from trunk edge. 

27 coast live oak Quercus agrifolia 30.5 0 0 0 30.5 Significant tree 50/50 90/70 80% good good
south 
west

Note root extension to south 
may be severely limited due 

to presence of existing 
house foundation 4 or 5 feet 

south of trunk, but this 
cannot be verified.   New 
walkway will be roughly 8 

feet from trunk, in the area 
where an older residence 

foundation will be 
demolished (expect zero 

root extension in this area, 
though roots may still be 
present if they somehow 
plunged under the older 

foundation and grew 
southward). 

TB, RPZ,  

Do not renovate driveway 
to the north of trunk, as 
this could cause severe 

root loss and death of the 
tree. 

28 coast live oak Quercus agrifolia 30.3 0 0 0 30.3 Significant tree 30/30 75/60 67% fair good X X
south 
east

Sycamore bark moth larvae 
feeding causing severe 
wood tissue necrosis in 

lower trunk area. 

Root expansion causing 
severe displacement of the 
existing driveway to north 

(neighbor property). 

As noted above, root 
extension to south is limited 
due to existing house to be 

demolished. However, 
WLCA still recommends 

keeping all utilities offset 
from trunk at least 15 to 20 

feet. 

TB, RPZ. 

Do not renovate driveway 
to the north of trunk, as 
this could cause severe 

root loss and death of the 
tree. 



Walter Levison, Consulting Arborist Sunrise Senior Living / Redwood City (Proposed) 
2915 El Camino Real
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Notes On Conflicts with 
Proposed New Work

Protection and 
Maintenance 

 Notes: 

1. On-site survey trees include all existing specimens of tree species with at least one (1) mainstem measuring greater than or equal to 12.1 inches diameter when measured at between 6 inches and 36 inches above mean grade. 

2. Various trees in this study were located behind locked private property gates, and were therefore assessed from afar without access to the lower trunks. These trees are noted with trunk diameters of "estimated" in the table above. 

3. Heights measured using a Nikon 550 Forestry Pro. Diameters were measured at between Redwood City standard height of between six and thirty-six inches above mean grade using a forestry D-tape that converts circumference to an average diameter. Canopy spread is noted in visually estimated feet (shown 
with both height and spread data for each tree in a single cell). 

4. Locations of the trees are shown on a tree plot sheet provided by Sunrise, marked up by WLCA. 

Protection and Maintenance Specifications: 

RPZ: Root protection zone fence, chain link, with 2" diameter iron posts driven 24" into the ground, 6 to 8 feet on center max. spacing.
RB: Root buffer consisting of wood chip mulch lain over existing soil as a 12 inch thick layer, overlain with 1 inch or greater plywood strapped together with metal plates. This root buffer or soil buffer should be placed over the entire width of the construction corridor between tree trunks and construction. 
RP: Root pruning. Prune woody roots measuring greater than or equal to 1 inch diameter by carefully back-digging into the soil around each root using small hand tools until an area is reached where the root is undamaged. Cleanly cut through the root at right angle to the root growth direction, using professional grade pruning equipment 
and/or a Sawzall with wood pruning blade. Backfill around the cut root immediately (same day), and thoroughly irrigate the area to saturate the uppermost 24 inches of the soil profile. 
TB: Trunk buffer consists of 20-40 wraps of orange plastic snow fencing to create a 2 inch thick buffer over the lowest 8 feet of tree trunk (usually takes at least an entire roll of orange fencing). Lay 2X4 wood boards vertically, side by side, around the entire circumference of the trunk. Secure buffer using duct tape (not wires).  
F: Fertilization with Greenbelt 22-14-14 tree formula. 
M: 4-inch thick layer of wood chip mulch (Lyngso, self pickup). Do not use bark chips or shredded redwood bark. 
W: Irrigate using various methods to be determined through discussion with General Contractor. Irrigation frequency and duration to be determined through discussion.  
P: Pruning per specifications noted elsewhere. All pruning must be performed only under direct site supervision of an ISA Certified Arborist, or performed directly by an ISA Certified Arborist, and shall conform to all ANSI A300 standards. 
MON: Project Arborist must be present to monitor specific work as noted in the notes box for each tree. 
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SELBY PARK NEIGHBORHOOD  
North Fair Oaks, California  
 
 
TO:   North Fair Oaks Community Council 
cc:   Jerry Liang, Sunrise Senior Living,  
  Warren Slocum- San Mateo County Board of Supervisors,  
  Joe LaClair- SMC Planning Manager, 
  Michael Callagy- Assistant County Manager 
FROM:  Selby Park Neighborhood Safety & Health Committee  
DATE:  3/19/18 
SUBJECT:  Sunrise Senior Living development 
 
This letter is in preparation for the March 22 North Fair Oaks Community Council 
meeting at which Jerry Liang of Sunrise Senior Living will present their proposed 
development at 2915 El Camino Real. Included at bottom is a summary of letters we 
have previously written about this project. 
 
The Selby Park Neighborhood supports the Sunrise Senior Living project contingent on 
the requests outlined in this letter.  
 
In addition to public meetings, we have held several face-to-face with Jerry Laing of 
Sunrise Senior Living since February 2017. All our interactions have been respectful 
and productive. Jerry adopted changes to the project based on community feedback. 
He also is committed to providing “public good” requested by the neighborhood.  
 
The neighborhood began expressing concerns to the County in February 2017. These 
concerns included: public safety, the County giving away a public right of way to a 
commercial developer, vacation of a portion of an alley setting precedent to other alley 
sections and setting a CUP that impedes into a neighborhood by taking over residential 
properties. 
 
The Selby Park Neighborhood Safety & Health Committee would like these 
contingencies added to the building permit before the permit is approved. These 
contingencies are supported by Jerry Liang based on our many face-to-face meetings. 
These contingencies have been articulated to you, the Board of Supervisors and the 
Planning Department in letters. A summary of these letters are included at the end of 
this document. 
 
Public Good Contingencies from Sunrise Senior Living 
• Funding to upgrade the existing "Neighborhood Street" Entry Sign Bulb Out at East 
Selby Lane. 
• Funding of ”Neighborhood Street" Entry Sign Bulb Out installations at three addition 
neighborhood entry points– Glendale Avenue, Waverly Avenue, Columbia Avenue.  
• Maintenance of neighborhood entryway landscaping including the triangle at the 
intersection of East Selby Lane, Markham Avenue and Dexter Avenue. 



• Funding for traffic calming devises at strategic locations (should the neighborhood 
residents support this action).  
• Funding for a residential parking permit program in the neighborhood (should the 
neighborhood residents support this action).  
• Maintaining the existing No Left Turn from this properties parking garage on to East 
Selby Lane. 
 
Contingencies fom San Mateo County 
• Assurance that this permit will not set a precedence to how the neighborhoods other 
three R3 properties (two of which boarder the alley) might be rezoned to become part of 
an ECR business corridor development.  
• Assurance  that this permit will not set a precedence for the two remaining alley ways 
that span from East Selby Lane to 5th Avenue. The County must guarantee protection 
of these alley ways from any future development that does not include free passage as 
thoroughfares for a minimum of foot, bicycle and auto traffic for all residents of our North 
Fair Oaks neighborhoods.  
 
In Conclusion, we hope you will support our requests as outlined in this letter and the 
history of letters we have written to you and the County. We understand that other 
people in the community may also request additional/other contingencies. 
 
Sincerely,  
Selby Park Neighborhood Safety & Health Committee  
David Beres, Dexter Avenue  
Fernando Chavez, Waverly Avenue  
Mike Dobson, Waverly Avenue 
Valerie Frese, Dexter Avenue  
Joel Olson, East Selby Lane  
Jeremy Reid, Markham Avenue  
Nanette Wylde, Dexter Avenue  
Nancy Zaro, Columbia Avenue 
 
 
 
 
———————————————————————————————————— 
Summary of Letters regarding the Sunrise Senior Living development 
 
——————— 
Date:   10/15/14 
Subject:  Proposed Solutions to Problems & Concerns 
To:   North Fair Oaks Community Council, SMC Public Works   
From:  Selby Park Neighborhood 
 
Summary: 
The neighborhood has been requesting safety measures from the County for over two 



decades based on the compromised safety of an R1 neighborhood adjacent to the 
business corridor of ECR and 5th avenue. 
In this proposal, the neighborhood presented solutions for protecting the neighborhood. 
The proposal includes maps, pictures and diagrams 
 
NOTE: This letter predates the Sunrise Senior Living development proposal but this 
letter has been referenced extensively in letters and community meetings regarding the 
Sunrise development.  
 
——————— 
Date:   4/19/17  
Subject:  NFO alley from 5th Avenue to Planned Parenthood (almost Berkshire 
Avenue) 
From:  Resident Kent Manske 
To:   North Fair Oaks Community Council Chairs Ever Rodriquez & Beatriz 
Cerrillo 
Cc:    Joe LaClair- SMC Planning 
 
Summary: 
Request for NFOCC to address the following: 
1. What "public good" comes out of giving County land to commercial interests? 
2. In exchange for developing public land, what is an equitable “public good” that might 
be required of a developer? Examples might include: a public park, a pedestrian bridge 
to the Fair Oaks Health Center, safety improvements the Selby Park Neighborhood has 
been asking for for over twenty years.  
 
——————— 
Date:   4/27/17 
Subject:  Statement Prior to pre- Application Workshop 
From:  Selby Park Neighborhood Safety & Health Committee  
To:  NFOCC, Board of Supervisors, Joe LaClair- County Planning Manager, Michael 
Callagy, Deputy County Manager  
 
Summary: 
Neighborhood would support the Sunrise Senior Living project contingent on:  
1. gaining assertions that such a development of said alley way NOT set precedent to 
the two remaining alley ways that span from East Selby Lane to 5th Avenue. The 
County must guarantee protection of these alley ways from any future development that 
does not include free passage as thoroughfares for a minimum of foot, bicycle and auto 
traffic for all residents of our North Fair Oaks neighborhoods.  
 
2. The following "public good" is rendered for the Selby Park Neighborhood.  
A. Funding to upgrading the existing "Neighborhood Street" Entry Sign Bulb Out at East 
Selby Lane and new "Neighborhood Street" Entry Sign Bulb Out installations at three 
addition neighborhood entry points– Glendale Avenue, Waverly Avenue, Columbia 
Avenue.  



 
B. Funding for speed bumps at strategic locations on Waverly, Dexter, Columbia, 
Glendale and Markham.  
 
C. Funding for a residential parking permit program in the neighborhood.  
In Addition, 
D. As the Sunrise Senior Living project seeks to expand their development beyond the 
ECR business corridor and occupy a R2 property, we need assurance from the County 
that this activity will not set a precedence to how the neighborhoods three R3 properties 
(two of which boarder the alley) might be rezoned to become part of an ECR business 
corridor development.  
 
Questions: 
What "public good" comes out of giving County land to commercial interests? 
- In exchange for developing public land, what is an equitable “public good” that might 
be required of a developer? Examples might include: a public park, a pedestrian bridge 
to the Fair Oaks Health Center, safety improvements the Selby Park Neighborhood has 
been asking for for over twenty years, . . .  
 
——————— 
Date:   7/3/17 
Subject:  Sunrise Living Pre-Application Workshop-Summary Letter 
PRE2017-00006  
To:   Jerry Liang 
From:  County Planning and Building 
 
Summary: 
Letter is a summary of the County Departmental comments and questions received at a 
public workshop held on May 4, 2017 Pre-Application Workshop. 
 
The applicant expressed: 
1. a willingness to participate as a community partner toward the maintenance of 
neighborhood landscaping including the triangle at the intersection of East Selby Lane, 
Markham Avenue, and Dexter Avenue.  
2. that the project will incorporate existing trees that screen the neighborhood from the 
project on Markham Avenue 
 
In addition: 
Mr. Liang responded to each question and comment, generally to the satisfaction of 
those attending, committing to explore the possibility of including affordable units, 
looking into some public realm improvements, such as new bulbous at neighborhood 
street entries, considering some public use of proposed project green space, and 
continuing to work with the neighborhood through the entitlement process to address 
concerns. 
 
The County stated that: 



the decision to vacate this section of the alley would not establish a precedent for the 
other segments of the alley/easement. 
——————— 
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[DRAFT] ORDINANCE NO. __________ 
BOARD OF SUPERVISORS, COUNTY OF SAN MATEO, 

STATE OF CALIFORNIA 
 

*   *   *   *   *   * 
 

AN ORDINANCE (1) AMENDING DIVISION VI OF THE COUNTY ORDINANCE CODE 
(ZONING REGULATIONS), APPENDIX A (PLANNED UNIT DEVELOPMENTS) TO 

ADD THE ZONING TEXT TO ENACT THE PLANNED UNIT DEVELOPMENT NO. ___ 
(PUD-___) ZONING DISTRICT REGULATIONS, (2) AMENDING CHAPTER 2 

(ZONING DISTRICTS) OF DIVISION VI OF THE COUNTY ORDINANCE CODE 
(ZONING REGULATIONS) TO REVISE THE ZONING MAPS TO ADD THE PLANNED 

UNIT DEVELOPMENT NO. ___ (PUD-___) AFFECTING SIX PROPERTIES IN THE 
UNINCORPORATED NORTH FAIR OAKS AREA, AND (3) AMENDING COUNTY 
GENERAL PLAN LAND USE MAPS 8.1M AND 8.4M TO REVISE THE LAND USE 
DESIGNATION OF ONE PROPERTY IN THE UNINCORPORATED NORTH FAIR 

OAKS AREA 
 

 

The Board of Supervisors of the County of San Mateo, State of California, 

ORDAINS as follows 

 

*   *   *   *   *   * 

 
WHEREAS, in 2011, the San Mateo County Board of Supervisors (Board of 

Supervisors) adopted the North Fair Oaks Community Plan (Community Plan), 

establishing the goals and vision for the development of North Fair Oaks; and 

 

WHEREAS, the Community Plan supports the community’s vision of North Fair Oaks as 

a complete, vital community with an appropriate mix of housing, employment, and 

services to meet the needs of North Fair Oaks; and 

 

WHEREAS, the Community Plan incorporates new land use categories for specified 

areas of the North Fair Oaks community; and 

 



WHEREAS, in order to fully implement the land use categories adopted in the 

Community Plan, ensure consistent land use categories throughout merged properties, 

and achieve the higher density intended for this area of unincorporated North Fair Oaks, 

the Multi-Family Residential land use designation for one property, Assessor’s Parcel 

Number 060-271-060, must be amended to the Commercial Mixed Use land use 

designation; and 

 

WHEREAS, in order to achieve the desired uses and densities adopted in the 

Community Plan for the Commercial Mixed Use land use designation, six properties, 

Assessor’s Parcel Numbers 060-271-060, 060-271-070, 060-271-080, 060-271-090, 

060-271-100, and 060-271-110, must be rezoned to Planned Unit Development 

No. (PUD-______); and 

 

WHEREAS, the proposed rezoning will not conflict with the County General Plan or with 

any current land use plan for a sub-area of the County previously adopted by the Board 

of Supervisors; and 

 

WHEREAS, the proposed rezoning will be a desirable guide for the future growth of this 

area of the County, will not be detrimental to the character, social, and economic 

stability of this area and its environs, will assure the orderly and beneficial development 

of this area, and will be in harmony with the zoning in adjoining unincorporated areas; 

and 

 



WHEREAS, the proposed rezoning will obviate the menace to the public safety resulting 

from land uses proposed adjacent to El Camino Real, the highway in the County 

adjacent to the proposed development, and will not cause undue interference with 

existing or prospective traffic movements on said highways; and 

 

WHEREAS, the proposed rezoning will provide adequate light, air, privacy, and 

convenience of access to the subject properties, and said properties will not be made 

subject to unusual or undue risk from fire, inundation, or other dangers, and will not 

result in overcrowding of the land or undue congestion of population; and 

 

WHEREAS, the proposed merger of six properties, Assessor’s Parcel Numbers 

060-271-060, 060-271-070, 060-271-080, 060-271-090, 060-271-100, and 060-271-

110, will not result in a greater density of development than what is allowed for this area 

in unincorporated North Fair Oaks; and 

 

WHEREAS, the proposed development has been reviewed by local residents and other 

interested parties at a public workshop on May 4, 2017 to foster early public 

involvement and input; and 

 

WHEREAS, on March 22, 2018, the North Fair Oaks Community Council unanimously 

recommended that the Planning Commission approve the proposed development 

subject to certain contingencies, described in the accompanying Board memorandum; 

and 



WHEREAS, on July 11, 2018, the Planning Commission recommended that the Board 

of Supervisors approve the proposed development and adopt said amendments to the 

Zoning Regulations and General Plan Maps 8.1M and 8.4M; and 

 

WHEREAS, the proposed amendment to the County Zoning Regulations, associated 

zoning map amendment, and County General Plan map amendments are within the 

scope of the North Fair Oaks Community Plan Program Environmental Impact Report 

(EIR), and will not result in new impacts and will not require new mitigation measures 

and, thus, pursuant to California Environmental Quality Act (CEQA) Guidelines 

Section 15168, no additional environmental review is required; and 

 

NOW, THEREFORE, the Board of Supervisors of the County of San Mateo, State of 

California, ordains as follows: 

 

*   *   *   *   *   * 

 

SECTION 1.  The San Mateo County General Plan Maps 8.1M and 8.4M are hereby 

amended to change the land use designation of one property, Assessor’s Parcel 

Number 060-271-060, from Multi-Family Residential to Commercial Mixed Use. 

 

SECTION 2.  The San Mateo County Ordinance Code, Division VI, Part One (Zoning 

Regulations), Chapter 2 (Districts), Section 6115 (Sectional District Maps) is hereby 

amended to establish Planned Unit Development No.___ (PUD-___) Zoning District 



Regulations applicable to six properties, Assessor’s Parcel Numbers 060-271-060, 

060-271-070, 060-271-080, 060-271-090, 060-271-100, and 060-271-110. 

 

SECTION 3.  The San Mateo County Ordinance Code, Division VI, Part One (Zoning 

Regulations), Appendix A (Special Districts and Planned Unit Developments) is hereby 

amended to add Planned Unit Development No.___ (PUD-___) as follows: 

 

The following regulations shall govern the use and development of the six properties, 

Assessor’s Parcel Numbers 060-271-060, 060-271-070, 060-271-080, 060-271-090, 

060-271-100, and 060-271-110, located at the northern corner of El Camino Real and 

East Selby Lane in North Fair Oaks: 

 

PUD-___.  SECTIONS. 

A. PURPOSE 

B. DEVELOPMENT PLAN 

C. RESTRICTION TO PERMITTED USE 

D. DENSITY 

E. HEIGHT 

F. SETBACKS 

G. LOT COVERAGE 

H. FLOOR AREA 

I. DESIGN REVIEW AND AMENDMENTS TO THE PRECISE PLAN 

J. TREES 



K. MAINTENANCE OF LANDSCAPING 

L. RESTRICTION OF OUTDOOR LIGHTING 

M. MAINTENANCE OF MINIMUM PARKING PROVISIONS 

N. SIGNAGE 

O. UTILITIES 

 

SECTION A.  PURPOSE. 

The following regulations shall govern the land use and development of a residential 

elderly care development (described below) on six properties, Assessor’s Parcel 

Numbers 060-271-060, 060-271-070, 060-271-080, 060-271-090, 060-271-100, and 

060-271-110, located at the northern corner of El Camino Real and East Selby Lane in 

the unincorporated North Fair Oaks area of San Mateo County.  The six properties will 

be merged to create one 61,726 sq. ft. (1.42 acres) property for the residential elderly 

care development.  To the extent that the regulations contained herein conflict with 

other provisions of Part One, Division VI (Zoning Regulations) of the San Mateo County 

Ordinance Code, the regulations contained herein shall govern. 

 

SECTION B.  DEVELOPMENT PLAN. 

All development shall conform to the approved development plans (approved plans) or 

as modified by conditions of approval (County File Number PLN 2017-00251) for the 

subject properties as recommended for approval by the Planning Commission on 

July 25, 2018, approved by the Board of Supervisors on _____________, 2018, and on 



filed in the County Planning and Building Department.  Those plans include the 

following specific elements: 

 

1. Demolition of all existing development on the six properties. 

2. Construction of a two- and three-story, 90 unit, 78,026 sq. ft. building for a 

residential elderly care use. 

3. Construction of a 63-space, 38,153 sq. ft. underground parking garage within the 

building. 

4. A driveway from East Selby Lane to access a pick up/drop off area and ramp to 

access the underground parking garage. 

5.  An access road and delivery area along the western property line accessed from 

El Camino Real. 

6. The removal of fourteen (14) significant-sized trees. 

7. The preservation of fourteen (14) significant-sized trees. 

8. The planting of fourteen (14) trees of at least 15-gallon size each, and every coast 

live oak tree removed shall be replaced with a coast live oak tree of at least 

48-inch box size each. 

9. The provision and maintenance of all new and approved landscaping. 

10. The provision and maintenance of all access driveway and road surface materials 

and drainage elements. 

 

No enlargement to this building shall be allowed and no building or site design 

modifications shall be allowed unless determined to be minor and approved by the 



Community Development Director.  The Community Development Director shall make 

any necessary determination of conformity with the plan. 

 

SECTION C.  RESTRICTION TO PERMITTED USE. 

Only the residential elderly care use shall be allowed. 

 

SECTION D.  DENSITY. 

The total number of dwelling units shall not exceed 90 dwelling units. 

 

SECTION E.  HEIGHT. 

The maximum height of the proposed building shall conform to that shown in the 

approved plans or as modified by conditions of approval. 

 

SECTION F.  SETBACKS. 

The minimum setbacks of the proposed building shall conform to those shown in the 

approved plans or as modified by conditions of approval. 

 

SECTION G.  LOT COVERAGE. 

The maximum lot coverage on the project site shall comply with that shown on the 

approved plans or as modified by conditions of approval. 

 



SECTION H.  FLOOR AREA. 

The maximum floor area for all floors of the proposed building shall comply with that 

shown on the approved plans or as modified by conditions of approval. 

 

SECTION I.  DESIGN REVIEW AND AMENDMENTS TO THE PRECISE PLAN. 

The exterior colors and materials shall be constructed in accordance with the approved 

plans or as modified by conditions of approval.  The Community Development Director 

may approve reasonable alterations or additions to the approved plans, provided it is 

determined that they are consistent with the purpose and intent of the approved plans 

and this PUD district. 

 

SECTION J.  TREES. 

Fourteen (14) significant-sized trees as indicated on the approved plans have been 

approved for removal.  Removal of any other tree(s) with a diameter equal to or greater 

than 12 inches as measured 4.5 ft. above the ground shall require a tree removal 

permit, pursuant to the processing and requirements of the County Significant and/or 

Heritage Tree Ordinance.  Every significant-sized tree removed shall be replaced with a 

tree of at least 15-gallon size stock each.  Every coast live oak tree removed shall be 

replaced with a coast live oak tree of at least 48-inch box size each.  If Tree #1 

(30.4-inch diameter at breast height (dbh) coast live oak tree), as shown in the 

approved plans, requires removal, this tree shall be replaced with a coast live oak tree 

of appropriate size.  Fourteen (14) significant-sized trees as indicated on the approved 

plans shall be preserved and maintained in a healthy condition.  All tree protection 



measures from the arborist report and all addendums to the arborist report shall be 

followed, unless modification is approved by the project arborist.  The project arborist 

shall observe, document (photo, video, and written, where best prescribed), and report 

to the County that the procedures and processes outlined in the arborist report and all 

addendums to the arborist report are conducted properly. 

 

SECTION K.  MAINTENANCE OF LANDSCAPING. 

All proposed landscaping shown on the approved plans shall always be maintained in a 

healthy condition.  Any dead or dying landscaping elements shall be replaced in kind 

immediately. 

 

SECTION L.  RESTRICTION OF OUTDOOR LIGHTING. 

Outdoor lighting (i.e., number, location, and type of fixtures) shall be restricted to that on 

the approved plans.  All light glare shall be contained to the subject properties and shall 

not be visible from any adjacent residential use. 

 

SECTION M.  MAINTENANCE OF MINIMUM PARKING PROVISIONS. 

Parking provisions for a minimum of sixty-three (63) covered parking spaces, 

twenty-five (25) private bicycle parking spaces, six (6) public bicycle parking spaces, 

and four (4) electrical vehicle charging stations, or as modified by conditions of 

approval, shall be provided and maintained as shown on the approved plans.  No 

parking space shall be used in such a manner as to prevent its use for parking 

(e.g., storage, etc.).  The internal backup area, the access driveway from East Selby 



Lane and the access road from El Camino Real, shall be kept free of any permanently 

parked vehicles, and shall be reserved for vehicle circulation and temporary deliveries. 

 

SECTION N.  SIGNAGE. 

Only two (2) business-identifying signs are allowed as shown on the approved plans.  

The designs shall be subject to the review and approval of the Community Development 

Director. 

 

SECTION O.  UTILITIES. 

All new utility lines from the street or nearest existing utility pole to the proposed building 

shall be placed underground. 

 

SECTION 4.  This Ordinance shall be effective thirty (30) days after its passage date 

thereof. 

*   *   *   *   *   * 
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