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Glossary

RBD. Ravenswood Business District, the primary area within the Plan update (in
addition to Four Corners).

SPU. Specific Plan Update, or “this project.”

SEIR. Supplemental Environmental Impact Review, the legally required
environmental study and analysis of the potential impacts of new
development.

DSEIR/FSEIR. Draft and Final SEIR documents.
CEQA. California Environmental Quality Act, the State law requiring EIRs.
FAR. Floor Area Ratio, or a measure of how large/intense a development is.

SFCJPA. San Francisquito Creek Joint Powers Authority, the entity that is
leading the SAFER Bay flood control effort.

BCDC. Bay Conservation and Development Commission, a body that reviews
and approves developments located adjacent to the Bay.

EPASD. East Palo Alto Sanitary District, the entity which currently provides
sanitary sewer services in the City and oversees the sewer infrastructure.

R&D. Research and Development, a broad land use category that
encompasses a variety of scientific/technical, medical/pharmaceutical, and
laboratory/life science uses.

S.F. Square feet, a common measurement of a development's total interior
building size.
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INTRODUCTION

This chapter provides a setting and context for the Specific
Plan, describes the area covered by the Plan, elaborates
on previous planning efforts that have set the stage for this
Plan and how it relates to other key City plans and
programs, and lists the chapters that follow this
introduction along with a short summary of their content.
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INTRODUCTION

From the time the City of East Palo Alto was incorporated in 1983, its
residents and leaders have worked diligently to enhance the community.
In many parts of the city, these efforts have borne fruit. But change has been
slower to come to the Ravenswood Business District and 4 Corners.

In recent years, the City Council and the community have focused their
attention on the Plan Area. New apartments have been built near 4
Corners, with rents that are more affordable to the city’s residents. In
addition, the City has upgraded the appearance and function of Bay Road,
making it a more pleasant place for people to walk and ride bicycles. But
much potential remains - there are still many vacant properties in
Ravenswood Business District and 4 Corners that could be developed, as
well as opportunities to add improvements and facilities that would better
serve the community’s needs. The area’s public utilities, including water,
stormwater, and sanitary sewer, must be improved so that significant new
development can occur.

To shape the future of the RBD, the City of East Palo Alto has prepared this
plan, the Ravenswood Business District / 4 Corners Specific Plan. The
Specific Plan outlines how the area can be transformed into thriving mixed-
use districts that provide places to live, employment opportunities for both
residents and non-residents, parks and open spaces, transportation
enhancements, and effective utility infrastructure and sea level rise
protection. The Specific Plan focuses on a few key outcomes and strategies:

e The Plan establishes expectations and a framework for providing
amenities that benefit East Palo Alto residents, such as a new library,
a new community center, space for nonprofits and local

RAVENSWOOD / 4 CORNERS SPECIFIC PLAN
CITY OF EAST PALO ALTO | PUBLIC REVIEW DRAFT



INTRODUCTION

organizations, subsidized local merchant or maker spaces, day care
and play spaces, resource centers and job training spaces, and
recreational and fitness facilities.

e Importantly, the Plan provides detailed regulations for all new
development that occurs within its boundaries. These regulations
will implement the community’s vision.

e The Plan lays down policies for transforming Four Corners into a
new, lively destination for East Palo Alto and activating key elements
of Bay Road and other community-centered streets or spaces within
the Ravenswood Business District.

e Finally, it establishes the required pedestrian and bicycle
enhancements and Transportation Demand Management strategies
that will ensure new development reduces its own vehicle trips and
supports improved public transit in the future.

Atits core, the Specific Plan was shaped by input from members of the East
Palo Alto community, who all throughout the process offered a wide variety
of ideas to guide the future of the RBD. As many of these concepts and
desired outcomes as possible have been incorporated into this updated
Specific Plan.

The following sections provide an overview of the Specific Plan and
describe the chapters that follow this introduction.

Plan Context

Regional and Local Setting

East Palo Alto is located in the southeast portion of the San Francisco
Peninsula, approximately 30 miles southeast of San Francisco and 18 miles
northwest of San Jose. US 101 crosses through southeast East Palo Alto.
The city is bordered on the south by Palo Alto and on the west and north
by Menlo Park. The San Francisco Bay forms the city’s eastern boundary.
Figure 1-1 shows the regional location of East Palo Alto.

The Plan Area that is addressed in the Specific Plan is located in the
northeast portion of the city, west of the San Francisco Bay. A portion of
the Plan Area shares a boundary with the city limits.
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Figure 1-1: Regional Location
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Specific Plan Area

The Plan Area encompasses approximately 207 acres and is located in the
northeastern portion of East Palo Alto. The project area is generally
bounded by the City limits/Union Pacific Railroad (UPRR) tracks to the
north, the western edge of the Union Pacific Railroad easement along the
back of lllinois Street to the west, Weeks Street or Runnymede Street to the
south, and the Ravenswood Open Space Preserve and Palo Alto Baylands
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INTRODUCTION

Nature Preserve to the east. Existing development within the Specific Plan
area includes single-family and multi-family residential, retail,
office/medical office, light and general industrial, and civic/institutional
land uses. In addition to University Avenue, which is an important corridor
within the city as well as the region, the Plan Area includes Bay Road, a
major east-west corridor in East Palo Alto. Figure 1-2 shows how the Plan
Area fits within the city. Figure 1-3 shows the Plan Area boundary.

Figure 1-2: Plan Area
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The Plan Area does not include University Village, a single-family
neighborhood immediately east of University Avenue. The Specific Plan
does not call for new development or land use changes in University
Village; however, mobility and infrastructure improvements related to the
implementation of the Plan will occur in the neighborhood to help make
University Village a better place for existing residents to live.
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Figure 1-3: Plan Boundary
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Purpose and Intent of the Plan

This Specific Plan is intended to serve as the primary document and
reference guide for the future development and redevelopment of
Ravenswood Business District and 4 Corners. In addition to providing the
community and decision-makers with clear documentation of the vision for
the Specific Plan Area, this Specific Plan is intended to provide a clear
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policy and regulatory framework by which future development projects
and public improvements will be reviewed. Finally, this Specific Plan
provides guidance on design, potential public investments, and
implementation. It should be noted that a Specific Plan is not a detailed
site plan or design plan and does not commit to any specific building
design on any specific properties.

Key Community-Generated Land Use and Design Goals

The community engagement process undertaken for this Specific Plan
yielded eight key goals, which are reflected throughout the remainder of
the document in its vision, policies, land use regulations, objective design
standards, development requirements, circulation improvements,
infrastructure recommendations, Community Benefits Framework and
priorities, and implementation strategy.

#1. Create a Complete Neighborhood. The
community expressed a strong desire for a
vibrant and accessible area that is ultimately
greater than the sum of its individual
developments, more than isolated office
parks or clusters of market-rate housing. The
Plan’s benefits framework sets forth targets for
community-serving land uses and facilities in
order to ensure that the district is enlivened
with an appropriate mix of activities. Chapter Six describes allowed land
uses by zone and the various regulations that govern specific uses. The City
expects that:

+ Office, R&D, light industrial, retail, and market-rate and affordable
housing are blended together with public open space, community
amenities, and civic uses.

* The areais developed in a coordinated and cohesive fashion

* A network of community-serving spaces and places is developed
over time, through a combination of private and public efforts

* Adequate utility infrastructure (water, storm drainage, flood control,
and sewer) is provided to accommodate new development.
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#2. Build walkable blocks. The community
explained that the Plan Area is difficult to travel
through in part due to the very large distances
between public roads or paths. Therefore, the
expectation is that the area is broken down into
smaller, more accessible blocks with more
frequent connections for vehicles, pedestrians,
and bicycles. The community anticipates that:

* New high-quality, wide pathways and
sidewalks will be provided by all major
developments.

* Alleys, paseos, and greenways are

deployed strategically to increase access
throughout the area.

#3. Create an interconnected transportation
network. A key design goal emphasized by the
community was improving circulation north
and south of Bay Road in the RBD area,
including new public streets that would link
existing access roads and increase connectivity
throughout the area. This new road is identified
in Chapter Seven, Circulation, which includes
detailed cross-sections to ensure that new

roads will be complete streets that accommodate the anticipated volumes
of vehicular traffic as well as transit, pedestrians, and bicycles. The

community asked that:

New streets and trails be aligned with existing networks,
community desired-connections, and/or adjacent developments.
Heavy traffic is diverted away from residential neighborhoods.
Protected bicycle infrastructure is expanded in key locations.
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#4. Activate Bay Road. The community stated
repeatedly that Bay Road should be the “heart”
of East Palo Alto. To that end, the Specific Plan
includes policies and standards that are
focused on achieving an active, walkable
corridor that becomes a destination for
residents and visitors alike. Land use
regulations, design standards, and unique

‘active frontage’ requirements in the Plan are

tailored to creating this environment:

Active uses such as shops, restaurants, entertainment, government
services, community merchant spaces or makerspaces must be
located along ground floors facing Bay Road

On key streets, new buildings must present friendly faces to
pedestrians with high levels of transparency and frequent entrances
Most buildings are to be set relatively close to public streets

Blank facades are to be avoided, especially facing parks or plazas

#5. Moderate building size. As the prospect
of additional development was discussed, the
community shared hesitations over the
potential impacts of tall, bulky buildings next
to their homes. In response, the Plan includes
objective standards that aim to reduce how
large new buildings seem, especially for
upper stories. To avoid overshadowing
existing residential properties or wetland

areas, the Plan’s requirements focus on:

Requiring the use of downward transitions in height or massing
breaks/articulation or encouraging treatments such as material
changes, screening, and trees

Limiting the amount of floor area that can be built up to the
maximum height

Minimizing building dimension perpendicular to the waterfront
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B #6. Enhance public views of the Bay. The
= = community expressed a desire to preserve and

B L enhance the protection of public views. The
2 Specific Plan has addressed this through
custom development standards for the public
views that are most critical to preserve in
: Chapter Six, Land Use. The community wishes
A to:

. Ensure that regular and consistent views
of the Bay are provided, especially from Bay Road

+ Sufficiently wide view corridors are maintained through future
developments to preserve visual access to the Bay from varying
heights and directions; in short, “don’t block the bay!”

#7. Connect people to the waterfront.
One common thread expressed by residents
of nearby neighborhoods was the need for
better access to the Bay Trail. Therefore, itis
incumbent upon waterfront-adjacent
projects to:

* Build out relevant portions of the

comprehensive circulation network
identified in Chapter Eight, including upgrading or rebuilding
adjacent sections of the Bay Trail

* Create roughly linear through-connections that provide regular
public access to the Bay Trail and/or the future trail along the
SAFERBAY improvement
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#8. Develop a welcoming network of open
spaces. Finally, the community expressed a
very strong interestin having a diverse mixture
of parks and open spaces, in terms of the size
and character of the space as well as the types
of activities that are encouraged.

. Create spaces that can be used and

accessed easily by the community

* Ensure new parks and trails are connected to the rest of the City

* Line public and common open space with active uses and engage
ground floor architecture

* Create transitions between different spaces

* Minimize surface parking lots and maximize permeable surfaces

Previous Planning Efforts

This section describes previous planning efforts that have been undertaken
within the Specific Plan Area.

Weeks Neighborhood Plan

The Weeks Neighborhood Plan is a plan prepared in 1997 that provided a
vision for future change in the Weeks Neighborhood. The study area for
this project included much of the southeastern portion of the Plan Area,
including properties located on the north side of Weeks Street. While the
Plan’s vision did not become formal City policy, the Weeks Neighborhood
Plan later influenced the development of the East Palo Alto Revitalization
Plan, which is described below.

East Palo Alto Revitalization Plan

The East Palo Alto Revitalization Plan, prepared in 2000, explored potential
development strategies and regulations for Ravenswood Business District,
4 Corners, and other areas of the city. In 2005, preliminary work took place
to adopt the Plan’s recommendations, but this work was not completed
and the Plan was never officially adopted.

Community Vision for the Bay-Clarke-Weeks-Pulgas Project Area

In 2003, a Community Vision was created for the Bay-Clarke-Weeks-Pulgas
Project Area, a large block bounded by Bay Road, Clarke Avenue, Weeks
Street, and Pulgas Avenue. The community’s vision included a mix of
housing and retail stores, with additional space for nonprofit groups. The
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Ecumenical Hunger Program, a non-profit food kitchen that operates on
Pulgas Avenue, grew out of this community vision.

Dumbarton Rail Corridor Project Study

The Dumbarton Rail Study, which took place during 2018-2021 and was
supported largely by Facebook, identifies possible solutions to traffic
impacts created by the Dumbarton Bridge and Highway 101 corridor.

Relationship to Other Plans and Programs

Previous Specific Plan (2013)

This Specific Plan represents a comprehensive update to the prior Plan,
which was adopted in 2013, and as such, wholly supersedes the previous
Plan. This revised Specific Plan honors the extensive community input
provided during the drafting of the original Plan (from October 2009
through March 2011, the City led a community process that included 15
public meetings, of which three were highly interactive public workshops)
but also recognizes new concerns and priorities as expressed by residents
during more recent engagement.

This Plan Update was initiated by the City Council in 2021 to study the
impacts related to a larger buildout of the Plan Area, to build a complete
neighborhood, to put in place requirements that maximize benefits that
accrue to the City and its residents.

General Plan and Other Area Plans

The City lastupdated its General Planin 2016, which incorporated the 2013
Specific Plan by reference. The General Plan also included an area plan for
the Westside of the City.

City Ordinances and Municipal Code - Inclusionary Housing Ordinance,
Commercial Linkage Fee, Measure HH, Measure L

During the past decade, the City has augmented its baseline expectations
for new development, with a focus on building affordable housing,
improving infrastructure, and funding job training. These include:

e Commercial Linkage Fee. The City assesses affordable housing
impact fees on non-residential development. See
https://www.cityofepa.org/finance/page/city-fee-schedules for the
current fee schedule.
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e Inclusionary Housing Ordinance. Residential developments must
provide 20 percent of all new housing units on-site at a level
affordable to low- and moderate-income households or provide an
alternative mitigation.

e Measure HH. A tax that applies on a per square foot basis to all
commercial office or R&D developments greater than 25,000 square
feet. These are subject to an additional annual parcel tax to fund job
training and affordable housing.

e Measure L. Establishes a 2.5% tax on the gross receipts of local
residential landlords, to be used for general government uses such
as programs for affordable housing, providing tenantrental support,
and protecting local residents from displacement and
homelessness.

Current Development Impact Fees

The City is completing a nexus study and financial feasibility analysis to
update the City’'s development impact fees for transportation
infrastructure, water capacity, storm drainage, parks and trails, and public
facilities.. These fees are required to be paid by future developments in the
Plan Area and will be adjusted periodically by City Council.

Sixth Cycle Housing Element

The City has adopted an HCD-certified Housing Element for the Sixth Cycle
RHNA as of March 19, 2024. The City anticipates meeting its regionally
provided allocation across all income levels, in part through new housing
expected to be builtin the Plan Area.

SAFER Bay Flood Control Project

To provide comprehensive flood protection, the City, as a funding partner
with the SFC Joint Powers Authority, is undertaking a shoreline protection
effort that spans the eastern length of the City, from north to south. This will
take the shape of a levee, flood wall, pumps, and other related
infrastructure. The project is expected to be FEMA-certified when
completed.

Parks Master Plan and Urban Forest Master Plan

The City adopted a Parks, Recreation, and O pen Space Master Planin 2023
to guide the future improvements of existing parks and the development
of new parks, trails, and open spaces. This plan was developed in
coordination with this Specific Plan. The City’s Urban Forest Master Plan,
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adopted in 2022, also provides more detailed guidance on the
requirements for planting new trees in public and private spaces.

Statutory Requirements of the Specific Plan
This section discusses how this Specific Plan meets the requirements of
California State law.

Required Contents

This Specific Plan has been prepared in accordance with the requirements
of California Government Code Section 65451. As prescribed by law, the
Plan includes text and diagrams that generally describe the following:

e The distribution, location, and extent of all land uses & open space.

e The proposed distribution, location, extent, and intensity of major
components of public infrastructure, such as transportation and
utility systems.

e The standards and criteria by which development will proceed.

e A program of implementation measures, such as financing
measures, policies, regulations, and public works projects.

e A statement about the relationship of the Specific Plan to the
General Plan.

Findings of Consistency with the General Plan

California law requires a Specific Plan to be consistent with a City’s General
Plan and that findings regarding consistency be included in the Specific
Plan itself. Although amendments to the City’s General Plan and Zoning
Ordinance will be necessary as part of the Specific Plan’s adoption process,
the recommendations, and objectives of the Ravenswood Business
District/4 Corners Specific Plan are consistent with the overarching goals of
the East Palo Alto General Plan. The land use designations in the General
Plan will be updated to reflect the adopted Specific Plan.

Standards and Guidelines

The Plan’s objective standards and design guidelines respond to the Plan’s
vision and design principles and govern future development and
infrastructure in the Plan Area.
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Objective Design Standards are requirements that must be followed by
project applicants and property owners, unless an exception to a standard
is otherwise noted, or a variance is approved. These standards apply to
both residential and non-residential projects. Objective standards are
typically written with “shall” statements and include numeric requirements
that cannot be exceeded or other clear and non-subjective criteria. Per
State law, these standards shall involve no personal or subjective
judgement and are to be verifiable by reference to an external and uniform
criterion available and knowable by both the development applicant and
the City prior to submittal” (California Government Code, Section 65913.4).

Guidelines are the City's expectations for how site, building, and
infrastructure improvements should be designed. There is flexibility in how
projects meet each guideline depending on project-specific design and
location. These guidelines are typically written with a “should” statement.
In some instances, guidelines allow an activity to occur but do not mandate
its implementation; these are written with a “may” statement.

Plan Structure and Contents
The chapters described below follow this introduction.

o Chapter Two: Community Process and Outreach provides a
detailed discussion of the community process that helped to create
this Specific Plan. In particular, this chapter describes the
opportunities for public input as the City worked to identify key
issues of concern and the most vital community benefits.

o Chapter Three: Existing Conditions provides a brief description of
the Specific Plan Area as it was when this Plan was adopted,
including existing land use, transportation, and utilities.

e Chapter Four: Vision and Concepts includes the Vision Statement
that guides the remainder of the Specific Plan. It also discusses the
land use, urban design, and public space concepts that are
proposed for Ravenswood Business District and 4 Corners.

e Chapter Five: Land Use Policies contains general goals and
policies pertaining to land use and development in the Plan Area,
including best practices to follow and desired outcomes, and are an
extension of the General Plan’s goals and policies that focus on the
Plan Area.
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Chapter Six: Land Use and Development Standards provides the
land use, zoning, and development framework for the Specific Plan
Area, including the zoning map, the land uses that are allowed in
each land use zone, the objective standards that apply in each zone
(the rules that must be followed when undertaking new
development or significant modifications of existing development),
and the supporting design guidelines.

Chapter Seven: Open Space, Parks, and Public Facilities. This
chapter describes the vision for a network of parks and open spaces
throughout the Plan Area that is well connected, accessible to
residents and users of all ages and abilities, consists of both passive
and active recreation, and preserves natural, undeveloped open
spaces where possible. This chapter includes standards and
guidelines to ensure these concepts are implemented.

Chapter Eight: Circulation describes how the movement of
pedestrians, vehicles, bicycles, and transit can be improved within
the Plan Area. The chapter provides recommendations for specific
streets and street types within the Specific Plan Area.

Chapter Nine: Utilities provides recommendations for stormwater,
wastewater, and water infrastructure improvements. This chapter
also discusses potential improvements to police and fire service,
schools, libraries, and parks within the Specific Plan Area that may
be necessary as the Specific Plan is implemented.

Chapter Ten: Community Benefits describes the requirements,
guidelines, and processes related to community benefits that apply
to major office/R&D development projects. This chapter reflects the
top priorities for benefits to be provided by entitled projects as
articulated during the creation of this Specific Plan.

Chapter Eleven: Implementation discusses the implementation
process that will follow immediately upon adoption of the Plan, the
requisite physical and programmatic improvements needed to
effectively carry out the Plan’s vision, and finally potential funding
opportunities and financing strategies for improvements
recommended in this Plan.
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o Appendix A: Fiscal Impact Analysis. This appendix provides
employment and fiscal impact analyses for implementation of the
Specific Plan [to be included with final Plan]

e Appendix B: Land Use Definitions [to be included with final Plan]

e Appendix C: Mitigation Monitoring and Reporting Program
(MMRP) [to be included with final Plan]
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COMMUNITY ENGAGEMENT

This chapter describes the public outreach and
engagement process, led by the City of East Palo Alto, for
the update to the Ravenswood Business District/4 Corners
Specific Plan. The process included participation by a wide
swath of the community, including residents of nearby
neighborhoods including University Village and Weeks,
community groups such as Youth United in Community
Advocacy (YUCA) and Envision-Transform-Build East Palo
Alto (ETB), planners from regional agencies, and groups
representing property owners such as the Ravenswood
Shores Business District, among many others.
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The fundamental goals of this planning and engagement effort were to:

o Listen and learn from the community about their concerns, in
order to develop a future growth and development scenario that
minimizes impacts on existing neighborhoods, businesses, and

residents.

o Identify the key physical design outcomes desired by the
community to help inform new objective design standards, with an
overall goal of developing a “complete neighborhood.”

¢ Understand the community’s top priorities for benefits in order
to craft a framework and process in the Plan that will assure an
effective, sustainable, and fair partnership between the community
and the long-term investors/owners in the Plan area.

Figure 2-1 shows how the public process informed the update of the
Specific Plan, at key points.

Figure 2-1: Public Process
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Summary of Engagement Activities

For the Specific Plan update, the City developed an extensive strategy and
plan for public outreach, based around a transparent process that
iteratively incorporated feedback from community, organizations and
intentionally reached out to underrepresented groups. Between 2021 and
2024, this highly inclusive engagement included all of the following:

e Awebsite with regularly updated project information and a calendar
of scheduled public events/hearings.

e A series of public workshops that introduced the community to the
Specific Plan Update process and allowed residents and
stakeholders to provide invaluable feedback at key points of the
process including the generation of the primary CEQA alternative.

e Regular presentations give to City Council and Planning
Commission Meetings that provided the City decision-makers and
the general public with updates on the project and other important
information related to the Plan’s land use, urban design, housing,
and mobility issues.

e "Pop-Up" workshops held in various parts of the city to engage with
the community in an informal setting while providing them with up-
to-date information on the Specific Plan effort.

e Regular (at times monthly) meetings between the City team and the
key property owners/developers in the Plan Area, to ensure that the
Specific Plan is implementable immediately upon adoption.

e Online engagement at various phases of the project, held at multiple
times of day in order to maximize accessibility for all populations
who live in East Palo Alto. Opt-in web surveys were conducted to
mirror in-person workshops, and informal “Office Hours” were
offered for follow-up questions after formal events.
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Figure 2-2: Community Input Gathered at Workshop #2
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Community Meetings and Workshops

This section describes the community meetings that the City held as part of
the planning process. Due to the COVID-19 pandemic, initial engagement
activities were conducted virtually.

Virtual Public Workshop #1: Introduction to the Specific Plan Update

In May 2021, the City virtually held an initial community workshop to share
information about the Specific Plan update process and proposed
developments in the area. At the workshop, residents and stakeholders
were invited to share their ideas, concerns, and vision; and engage with
fellow residents, stakeholders, and City staff. Participants worked in small
breakout groups to discuss their desired vision for new development in the
Ravenswood Business District / 4 Corners.

Virtual Public Workshop #2: Maximum Growth Scenarios

A second virtual public workshop was held in September 2021 to discuss
potential growth scenarios for the Plan Area, and the potential impacts and
benefits of each scenario on community benefits, transportation,
infrastructure, jobs, affordable housing, and open space. The primary goal
of this workshop was to give the community an opportunity to provide
input on the different growth scenarios before the City began a
comprehensive analysis of each scenario. The project team refined the
growth scenarios based on input from this workshop.

Virtual Public Workshop #3: Community Benefits

At the Community Benefits Virtual Public Workshop, held in March 2021,
residents and stakeholders shared ideas and voted on community benefits
in the RBD. After sharing an overview of the status of the Specific Plan
Update process and a presentation on required community benefits from
RBD developments, attendees participated in small, breakout groups to
discuss their priorities for community benefits.

In-Person “"Pop-Up” Workshops

The City held four in-person informational “pop-up” workshops in different
areas of the city: two events at Fresh Approach Farmer’'s Market, one event
at Jack Farrell Park during the 25th Anniversary of the Fordham Street
Faire, and one event during the Community Music Festival hosted by
Moveable in September 2022.
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Figure 2-3: Community Pop-Up at Farmer’s Market
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Stakeholder Meetings

The City assembled a select group of key stakeholders representing a
variety of community interests to help guide the Specific Plan process by
providing input at key points in the project; reaching out to members of
the community to encourage their involvement; and making
recommendations to the Planning Commission and City Council. The CAC
held five meetings prior to the publication of the Draft Specific Plan:

Key community organizations that were engaged in the process included:

e YUCA (Youth United in Community Action)
e EPACANDO

e ETB/Renter’s Coalition

e Nuestra Casa

e Community Legal Services

e EPACENTER

e The Primary School of East Palo Alto

Key regional environmental groups that were consulted included:

e Midpeninsula Regional Open Space District
e Citizens Committee to Complete the Refuge
e Sierra Club

e Green Foothills

e Canopy

e MTC Bay Trail Program

Community Outreach

During the course of the project, the City made a concerted effort to reach
out to members of the community in a number of different ways in order to
inform them about key milestones, , In response to community comments
during early phases, the City intentionally expanded the scope of the
project’'s outreach and engagement, including:

e Projectwebsite with event calendar, background resource materials,
and summaries of all public events
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A large physical billboard located at a major Plan Area intersection
that announced project meetings (University Avenue & Bay Road)

Several rounds of postcard mailers sent to all City addresses

A listserv containing the emails of thousands of interested residents
and stakeholders who received regular electronic updates.

Planning Commission and City Council Meetings

East Palo Alto’s Planning Commission and City Council both took an active
role throughout the process of updating the Specific Plan. They
contributed their input at the following meetings:

1

City Council Meeting #1: Existing Conditions

On March 23, 2021, the City Council discussed the preliminary
findings around key constraints and existing conditions in the
Specific Plan Area.

City Council Meeting #2: Mobility

On June 8, 2021, the City Council held additional discussions
related to mobility challenges and potential solutions in the Specific
Plan Area.

Joint Planning Commission/City Council Meeting #3: Trade-Offs
On September 28,2021, the Planning Commission and City Council
held a joint meeting to discuss the trade-offs of different amounts
of office and R&D development in the Specific Plan area.

City Council Meeting #4: Growth Scenarios

On November 18, 2021, the City Council met to render a decision
on the maximum growth scenario(s) to be studied under the
Specific Plan Update CEQA process.

City Council Meeting #5: Housing

On February 1, 2022, the City Council decided on the total number
of housing units to study under CEQA in the Specific Plan area, and
which locations are appropriate for studying residential uses.
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City Council Meeting #6: Community Benefits

On May 17, 2022, the City Council presented the summary results
of resident input related to community benefits from new
development and discussed priorities and policy mechanisms
related to benefits for East Palo Alto.

City Council Meeting #7: Community Benefits

On July 26, 2022, the City Council met to discuss community
benefits and confirmed the framework of policies and requirements
that will guide provision of benefits from RBD developments.

City Council Meeting #8: Land Use and Urban Design

On April 25, 2023, the City and project team provided the City
Council and the public with an update on key Specific Plan issues
including urban design standards/concepts, view corridor
protections, land use, and transportation/utilities analysis.

City Council Meeting #9: Parking and Mobility

On July 25, 2023, the City and TDM Program consultant provided
City Council with a presentation on a proposed framework for
implementing the citywide Transportation Demand Management
(TDM) Ordinance, formation of a Transportation Management
Association (TMA), and parking policies.

Key Community Desires
A number of key requests emerged from the community engagement that
form the basis of this Plan’s community benefits framework:

Ensure that the long-standing East Palo Alto community and its

culture are preserved and not lost due to changes brought on by
development in the Plan Area.

While this development offers many opportunities, the most critical
one is to seize the chance to redirect outside investment towards
reintroducing the founding vision of the City, which was to build
something for the people, to create a community with a permanent
stake in its own prosperity and flourishing.
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Expand the opportunities for community ownership. Expanding
opportunities for local ownership, including both home ownership
and business ownership by residents, is critical to the Plan’s success.

Ensure that there is transparency and fairness in the
amount/financial value of benefits provided by developers for the
community. The community should enjoy direct and long-term
benefits from development, and that benefit should be in
proportion to the increased entitlement value granted.

Allow the community to be involved in the future decision-making
process about community benefits. The community should have an
opportunity to provide recommendations related to the distribution
of community benefits funds and spaces provided by
developments, rather than leaving all decisions to the City Council.

Ensure that benefits are sustainable for the long-term. Community
members called for clear mechanisms to ensure ongoing benefits
accrue to the community and will persist for as long as impacts are
felt from new developments.

Mitigate the impacts of new commercial development on housing
affordability. Since new development brings in employees from
outside the City and in turn this will intensify the demand for housing
in East Palo Alto, the allocation of office space should be tied to the
construction or support for new affordable housing.

Ensure that the most important priorities identified by the
community are achieved. These top priorities for benefits are:

o Affordable housing. The community asks that projects build
or otherwise enable the construction of new deed-restricted
rental housing (primarily for 35 to 60% AMI households) and
also provide funding for home ownership or anti-
displacement programs. Both of these approaches are
necessary to keep existing residents rooted in the City and to
attract former residents to return home. New income-
restricted apartments should match actual East Palo Alto
incomes, with the main focus on 35 to 60% AMI households
and a secondary focus on 60 to 100% AMI households to
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serve recent college graduates. Promoting home ownership
is critical to neighborhood preservation and can be achieved
through financial support for City programs such as the
Second Unit fund or First Time Homebuyer program.

o Job training and education. The community understands a
successful economic future is based around upward mobility
for residents and gaining access to a mix of middle- and
higher-income skilled jobs. Residents want a consistent
upskilling pipeline with resource centers, afterschool classes
for kids, mentors/training for young adults, internships for
high schoolers, and finally leading to subsidized or free
incubator spaces for local start-ups/digital entrepreneurs.

o Attainable, middle-income jobs. In addition to job training
and education to eventually reach higher-skilled professions,
the community desires immediate access to a mix of lower-
and middle-income jobs that do not require four-year college
degrees. This could be achieved through funding and space
for local retailers or merchants, trades schools/associate
degree programs or vocational education, support jobs and
ancillary services related to office and R&D, inclusion of
ground-floor flex space in developments, and continuation or
expansion of light industrial uses in the area.

o Support and spaces for community businesses,
organizations, schools, and individuals. Both funding and
space should be reserved for use by East Palo Alto residents
and businesses, including but not limited to existing or
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displaced small businesses, local co-working space,
commercial kitchen space, non-profit space, community
events/programs, local sports leagues, local artists,
organizations that fund educational opportunities, and
fabrication/makerspaces. Residents generally preferred that
this space be prioritized for community use rather than the
local City government.

See Chapter 4, Vision and Strategies, and Chapter 10, Community Benefits

for additional details on the policies, standards, and mechanisms that will
ensure that the community receives the benefits that it expects.

30
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This chapter describes the Plan Area as it existed prior to
this Specific Plan’s adoption. The information in this
chapter helps to explain the context within which the
Specific Plan was prepared, including a brief overview of
demographics in the Area.

Information in this chapter is based on fieldwork and
research initially conducted between 2009 to 2011 and
refreshed between 2021 and 2023.

Sources of statistics used in this chapter (and throughout
the EIR and Specific Plan) include: the 2022 5-Year
American Community Survey, which provides detailed
estimates of community structure and is the most recent
full dataset available at the time of preparation of this
Specific Plan; the U.S. Department of Finance, which
provides the mostrecentoverall figures for population and
housing units in the City of East Palo Alto; and the
Association of Bay Area Governments (ABAG), which
provides the most commonly used projections for future
growth by year 2040.
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Source: East Palo Alto Community Archive, 2022

Historic Context

East Palo Alto was first settled by the Ohlone Indians because of its
abundance of natural resources, including numerous varieties of acorns;
marshland edible plants and shellfish; and game animals such as mule deer
and tule elk. It was later settled by Spanish missionaries in the late 1700s.
Following Spanish settlement, much of the land that is now East Palo Alto
was acquired by Isaiah Churchill Woods in the early 1850s. Woods saw
EastPalo Alto’s potential to become a portfor transporting goods from San
Francisco to the Peninsula, particularly because of the potential for a wharf
at Cooley Landing. There was also speculation that the western terminus
of intercontinental rail service would eventually arrive near East Palo Alto.
Many of these hopes did not ultimately come to fruition, due in part to the
parallel growth and economic success of Redwood City.

Into the early 20th century, East Palo Alto remained a largely rural
community with a heavy emphasis on farming. As time went on, the
importance of farming diminished and suburban development began to
occur. In addition, industrial uses began to emerge within East Palo Alto,
particularly in the Plan Area, to take advantage of Ravenswood’s rail spur
and regional location. The legacy of this shift towards industrial
development is still present in the Plan Area today.
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Demographics and Community Profile

During the last decade, there have been a number of demographic
changes in the City and Plan Area that reflect regional and national trends.
This includes increasing housing prices, changes in population and racial
composition, and an expansion of the technology sector in the Bay Area.

Population and Ethnicity

Since the time of the previous Plan, racial composition in the City has
shifted, with a marked decrease in African American residents and a
corresponding increase in Pacific Islander, Asian, and W hite residents. The
City and the Plan Area share several characteristics which are distinctly
different from neighboring jurisdictions and the broader Silicon Valley
region, including aging residents and larger than average household sizes.
The City and the Plan Area have experienced a 30% increase in residents
aged 45-64 years since 2010. While average household size in and near
the Plan Area has decreased slightly to 4.1 persons/household, it is still
greater than the Citywide average (3.8 persons/household) and
significantly higher than the San Mateo County average of 2.8
persons/household. This suggests that there is a need to develop
additional dwelling units (both ownership and rental) to provide increased
housing choice for lower-income families experiencing overcrowding.
Working residents in the Plan Area are mostly employed outside of the
community, and current commuting patterns are dominated by
automobile travel, in part because of the lack of convenient and affordable
transit options.

Housing Cost and Demand

Housing is becoming more expensive and more indemand in both the Plan
Area and East Palo Alto as a whole. Over the past decade, vacancy rates
have declined from 5.5% to 4% in the Plan Area and from 11% to 5.7% in
the City. Median home value has increased 40% around the Plan Area and
by 30% in the City. Market-rate rents in East Palo Alto have surpassed rents
in the County even though they were lower than the County average in
2010. Rental income limits for affordable units in the City have increased
significantly by more than 50% for 1-bedroom units and over 60% for 2
bedrooms since 2010. Table 3-1 describes the specific income limits that
are affordable for residents in East Palo Alto:
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Table 3-1: Affordable Housing Rent and Income Limits, 2021

Household (Unit) Size
1 Person 2 Person 3 Person 4 Person 5 Person

Market Rents and Utilities (Studio) (1 BD) (2BD) (3 BD) (4 BD)
Average Market-Rate Rent (a) $1.849 $2,332 $3.216 $6,105 $5.051
Utility Costs (b) $23 $28 $36 $43 $51

Maximum Affordable Monthly Rent
Extremely Low Income (up to 30% AMI)

Household Income (c) $36,550 $41,800 $47.000 $52,200 $56,400
Max. Affordable Monthly Rent (d) $891 $1,017 $1,139 $1,262 $1,359
Amount Above (Below) Market Rate Rent ($958) ($1,315) ($2,077) (34,843) ($3,692)

Very Low Income (31-50% AMI)

Household Income (c) $60,900 $69,600 $78,300 $87,000 $94,000
Max. Affordable Monthly Rent (d) $1,500 $1,712 $1,922 $2,132 $2,299
Amount Above (Below) Market Rate Rent (5350) ($620) ($1,295) (83,973) ($2,752)

Low Income (51-80% AMI)

Househald Inceme (c) $97,600 $111,550  §$125,500 $139,400 $150,800

Max. Affordable Monthly Rent (d) $2,417 $2,761 $3,102 $3.442 $3,714

Amount Above (Below) Market Rate Rent $568 $429 ($115) ($2,663) ($1,337)
Moderate Income (81-120% AMI)

Household Income (c) $120,200 $137,350 $154,550 $171,700 $185,450

Max. Affordable Monthly Rent (d) $2,982 $3,406 $3,828 $4,250 $4,585

Amount Above (Below) Market Rate Rent $1,133 $1,074 $6812 ($1,856) ($466)

Notes: (a) Data reflect average asking rates of units in multifamily properties of five units or more in East
Palo Alto as of late March 2021. (b) Housing Authority of the Countv of San Mateo allowances for tenant-
furnished utilities and other services for a multifamily unit that uses gas cooking, heating, and water heating,
as well as electricity for lights and appliances. The allowance is based on the number of bedrooms in the unit
and a household is assumed to have one bedroom fever than the number of people in the household. (¢) Based
on California Departinent of Housing and Community Development income limits for 2020. (d) These figures
are 30% of gross monthly household income, the maximum amount that a household can spend on housing
expenses without being considered cost burdened.

Sources: California Department of Housing and Community Development, 2020, CoStar Group, 2021, BAE,
2021.

Household Income and Economic Conditions

Overall, the City of East Palo Alto is at an economic disadvantage
compared to other cities in affluent San Mateo County. East Palo Alto has
significantly lower median incomes, higher unemployment rates, higher
poverty rates, and fewer jobs per employed resident than surrounding
jurisdictions.

EPA incomes remain far lower than in surrounding cities. While income
in the City has grown steadily since 2010 (household income more than
doubled from $49,711 to $103,438), it has not kept pace with income
growth in the County at large, where the median income increased from
$103,000 to $149,907 during that same time. In fact, City income has fallen
as a percentage of County income over the past decade. Household
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incomes also vary greatly by neighborhood in East Palo Alto; incomes in
certain areas are 15-25% higher than elsewhere in the City. For example,
the average household income in Weeks and Gardens Neighborhoods is
$98,000 compared to $57,000 on the Westside.

Most significantly, over one-third of households in the Plan Area and East
Palo Alto have annual incomes less than $50,000, which suggests a need
for retailers and services that are affordable to lower- and middle-income
family households.

Figure 3-1 Median Household Income
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Educational Attainment

For both the Plan Area and East Palo Alto, educational attainment data
point to the need for aggressive education and workforce training efforts
in the community. Approximately 54 percent of Plan Area residents and 52
percent of East Palo Alto residents do not graduate from high school.

The trends in the workforce do not necessarily align with the educational
characteristics of the City and Plan Area residents at large. The workforce
in East Palo Alto and the Plan Area has grown larger, aged, and become
more educated. In contrast, educational attainment of the City and Plan
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Area population is low (and significantly lower than the County average).
32% of East Palo Alto residents and 34% of Plan Area residents have less
than a high school or high school education, no college level education
compared to 25% countywide (Table 3-2).

Income in the City is highly correlated to educational attainment.
Residents with a Bachelor’'s degree earn more than double compared to
those with less than a high school education ($63,474 versus $30,999).
Those with a graduate degree earn more than three times those with a high
school education ($100,565).

Table 3-2 Educational Attainment in the City and County

Educational Level City County
Less than 9™ Grade 24.8% 2.2%

9t to 12" Grade 9.7% 8.2%

High School Graduate 24.2% 15%

Some College 17% 16.6%

Associate’s Degree 3.7% 7%

Bachelor’'s Degree 12.1% 29%

Graduate Degree 8.5% 22%

Employment and Market Conditions

The main industries that workers in the Plan Area are employed in have
changed since 2010.1n 2010, the top industries were Accommodation and
Food Services (35.6%), followed by Construction and Manufacturing
(17.3%). Currently, Health Care is the number one industry in the Plan Area
(comprising 35.6% of jobs), which is nearly twice the proportion of
healthcare workers in the City overall (Table 3-3).
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Table 3-3 Top Four Industries in the Plan Area and City

Rank Plan Area Share City Share

1 Health Care 35.6% Retail 22.1%

2 Construction & 20.3% Health Care 17.4%
Manufacturing

3 Accommodation 15.1% Accommodation 15.8%
& Food Services & Food Services

4 Public 12.5% Professional 13.8%
Administration Services

Source: LEHD, On the Map, 2022.

During hard economic times, unemployment typically rises faster and
higher in East Palo Alto compared to neighboring jurisdictions. In the midst
of the 2010 economic depression, unemployment was 19.2% in East Palo
Alto, while in adjacent Menlo Park the unemployment rate was 6.7%.

Jobs-Housing Ratio and Jobs-Housing Fit

East Palo Alto suffers from a jobs/housing imbalance, with far more
residents than jobs. A typical surrounding jurisdiction has more jobs than
employed residents. East Palo Alto is the opposite, with 0.35 jobs for each
employed resident in 2022. This would be one of the lowest rates in the
State (compared to 0.82 in San Jose or 1.06 in San Francisco).

Another way of looking at jobs and housing is the number of Jobs Per
Occupied Housing Unit. East Palo Alto’s number is at 0.52, which is lower
than San Mateo County average of 0.70. Again, itis one of the lowest ratios
of the cities in the South Bay/Peninsula (compared to 0.82 in Palo Alto, 0.70
in Menlo Park, 0.72 in Mountain View, 0.64 in Redwood City).
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Table 3-4 Growth Projections for the City and Region

San Mateo County ‘

40

East Palo Alto Menlo Park
2022 2040 2022 2040 2022 2040 ‘
Total Population 29,888 36,090 | 31,700 38,500 | 76,100 96,200
Households 7,610 8,675 12,850 15,430 | 28,600 36,260
Total Jobs 5,225 6,660 | 26,350 35,990 | 51,930 70,250
Employed Residents 15,101 13,395 | 16,520 22,930 | 46,470 66,390
Jobs/Employed 035 050 | 160 157 | 112  1.06
Residents

Source: ABAG 2040 Projections.

Jobs-Housing Fit

Jobs-housing “fit” is an alternative way of exploring the relative mismatch
between wages and housing affordability. Fit considers the rightalignment
between the housing stock and the income level of households in a
community. Specifically, it is measured as the ratio of low-wage jobs
(<$3,333/month) to low-cost rental units (<$1,500/month) in a jurisdiction.
Onthis scale, EastPalo Alto scores relatively well, with around 2.1 low-wage
jobs per low-cost rental unit. The development envisioned by the Specific
Plan would have a significant impact on the jobs housing ratio in the City.
ABAG projections suggestthatin 2040 East Palo Alto will still have less than
half a job (0.52) per employed resident, far lower than other jurisdictions in
San Mateo County which will continue to have many more jobs than
employed residents.

e Given that the development in the Specific Plan area is anticipated
to include substantial office and R&D/lab uses, it will be essential to
invest in workforce training to ensure that residents can take
advantage of these new jobs. Currently, there is a mismatch between
the educational attainment and occupations of residents and the
projected occupations/skill requirements of new jobs in the Specific
Plan area. Future R&D/life science uses are likely to include
occupations that pay livable wages and would be accessible to
residents without Bachelor’s or advanced degrees through technical
and on-the-job training.
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e Flex/industrial uses may provide greater opportunities to offer
livable wage jobs that are a better match for the resident workforce;
however, market conditions do not favor construction of
flex/industrial space without public interventions. Flex/industrial
jobs usually offer livable wages and upward mobility.

e Retail/amenity education and skills requirements are compatible
with a relatively large share of residents, but these jobs pay lower
wages and provide fewer benefits. Investing in small business
development could be explored as an alternative way to increase
economic opportunity for residents in future retail/amenity spaces.

Land Use

The term “land use” refers to the way that a property is developed and the
activities that take place on the property. This section summarizes land use
issues in the Plan Area.

Existing Uses

The Plan Area has a variety of existing land uses, with an emphasis on retail,
lightindustrial, community/special use, and multifamily housing. Relatively
few significantland use changes have occurred in the pastdecade, with the
main exceptions being residential development at Courtyard Housing, the
Ravenswood Family Health Center, and EPACENTER. Table 3-2 provides
totals for each land use in the Plan Area, while Figure 3-2 shows a map of
the existing land uses.

Table 3-5: Existing Land Use (2023)

Non-Residential Residential

. R&D/Life Light . Civic/ Housing
A Science Industrial Ree Community Units
Existing 350
Plan Area 125,000 0 125,000 | 200,000 100,000 (1.160%)
City Total
excluding | 600,000 0 75,000 350,000 100,000 7,992
Plan Area
CltyA{f(e:Ian 750,000 0 200,000 550,000 200,000 8,342

(*including housing units in University Village, formerly within Plan Area)
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Figure 3-2: Existing Land Use
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EXISTING CONDITIONS

> Single-Family Residential. A small number of
single-family homes are located along the south side
of Bay Road, along Weeks Street, and in the
southeastern corner of the Plan Area.

> Multi-Family Residential. Multi-family residential
uses, which include duplexes, triplexes, apartment
buildings, condominiums, and townhomes, are
generally concentrated along Bay Road.

> Retail. Retail uses in the Plan Area include corner
stores, salons, restaurants, cell phone stores,
clothing stores, and other small, neighborhood-
serving businesses. Retail is most heavily
concentrated in the 4 Corners area, near the Bay
Road/University Avenue intersection.

> Office. Office uses are relatively rare in the Plan
Area, with the Bloomhouse office building located at
the end of Pulgas Avenue and another located on
the north side of Bay Road. A future JobTrain office
is planned on the west side of Pulgas Avenue.

> Public/Institutional. Public and institutional uses
include  social services, churches, schools,
medical/health facilities, and government buildings.
These uses are spread throughout the Plan Area.
One notable public use in the Plan Area is the San
Mateo County East Palo Alto Government Center,
located on the west side of University Avenue just
north of Bay Road. The building includes East Palo
Alto’s City Hall, the City Council chambers, a
community meeting room, and a public library. A
second large public use is the EPACENTER, located
at Bay Road and Pulgas Avenue.

> Industrial. Industrial uses include manufacturing
businesses, repair shops, warehouses that distribute
goods, storage facilities, and other similar uses.
These uses are generally located in the Ravenswood
Business District in the eastern half of the Plan Area.
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> Park/Open Space. Jack Farrell Park, located in the

University Village neighborhood, is the only existing park
located in the Plan Area. Additionally, a park is located at
Cooley Landing, at the far east end of Bay Road. Open
space is found at the bay’s edge, where development is
prohibited or strictly limited.

Infrastructure. Utility infrastructure includes rail corridors,
utility corridors, electrical substations and similar
equipment. A major electrical substation is located at the
east end of Bay Road, near Cooley Landing. Utility
transmission infrastructure is also present in the Plan Area.
Most notably, Pacific Gas & Electric (PG&E) towers and
transmission lines are highly visible along Purdue Avenue in
the University Village neighborhood. Another major
infrastructure feature in the Plan Area is the Hetch Hetchy
Aqueduct, owned by the San Francisco Public Utilities
Commission (SFPUC), which carries water from Yosemite
National Park to cities on the peninsula, including East Palo
Alto. The Aqueduct runs southeast beneath the University
Village neighborhood and passes beneath the Costafo
Elementary School site. Additionally, active and former rail
corridors are located along the northern boundary of the
Plan Area and through the interior of the block bounded by
Bay Road, Clarke Avenue, Pulgas Avenue, and Weeks
Street.

Vacant Properties. The Plan Area includes many properties
that are undeveloped and contain no usable structures.
Vacant properties are widespread in the Plan Area, the
largest and most concentrated of which are located in the
eastern half of the Plan Area. Some are former industrial
sites; others appear to have never been developed. The
most visible vacant site is located at the northeast corner of
the Bay Road/University Avenue intersection. These sites
provide no benefit to the City or the community in their
current state.

-

rrell Park

City of East Palo Alto

Jack Fa

Jack Farrell Park
entrance

Bay Road Phase Il
Improvements

.

4 Corners vacant site
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Urban Design Character

This section describes the physical form and appearance of the Plan Area’s
distinct neighborhoods, districts, and corridors. Figure 3-3 shows a map of
these subareas. Locations outside of these four subareas in the Plan Area
are not appropriate for urban development.

Figure 3-3: Urban Design Subareas

/e
‘L/
Ravenswood
Ny De opment Open Space
Planned i Preserve

niversity Village

Notre Dame.Ave
Tawn_aﬁgh o Jx_ Bay Trail
a £
2 E: ¥
F N r'hig n-AV
il I
e I
5 — B ﬁé . Baylands
| '51 = Nature
‘ Preserve
m
109 8
2
.\rbh I |
® [
0 625 1,250 Feet 0
e S l
| Four Corners
[ BayRoad
[ Ravenswood Business District
|| WeeksResidential
RAVENSWOOD /4 CORNERS SPECIFIC PLAN 45

CITY OF EAST PALO ALTO | PUBLIC REVIEW DRAFT



3

EXISTING CONDITIONS

46

4 Corners Subarea

The primary physical feature of the 4
Corners subarea is the intersection of
University Avenue and Bay Road. Three
corners are developed with one-story &
structures behind surface parking lots. The i|
fourth corner is a large vacant lot with a
fence, creating a void in the built landscape.

Moving away from the primary intersection, the physical environment
changesin four different ways. Up University Avenue to the north is the San
Mateo County East Palo Alto Government Center building, a three-story
building from the 1970s with precast concrete and horizontal windows. It
is the home of East Palo Alto’s City Hall, as well as the East Palo Alto Branch
Library and County offices. Down University Avenue to the south are single-
story commercial buildings that line both sides of University Avenue. The
buildings on the west side are brightly painted, engage the street, and
generally have zero side setbacks and minimal front setbacks, though these
are not uniform. On the east side, south of the concrete block Post Office,
is a commercial strip that sets back behind parking.

West of the 4 Corners intersection, Bay Road has a number of commercial
buildings on its south side, some of them offices in converted houses.
Many of these are setback considerably from the streetand contain surface
parking areas in front. Across Bay Road from these buildings are recently
built and well-maintained two-story apartments with landscaped setbacks
and prominent trellis features, marking entry to a shared open space. To
the east of University Avenue along Bay Road are more apartments, old and
new, some well maintained and others not. The apartment buildings
generally have pitched roofs, and their facades are composed of brick and
concrete materials. These buildings are set back moderately from Bay
Road and help to frame the street.

The 4 Corners subarea also includes areas located on the north side of
Weeks Street, from Cooley Avenue to Pulgas Avenue. This area generally
includes one-story single-family houses, most with approximately three-
foot fences in the front. These homes are set back generously from the
street and include substantial front yards.
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Ravenswood Business District Subarea
This subarea contains a variety of structures, the majority of which are
utilitarian in character and were designed for industrial use. A typical
characteristic of this type of development is that each —
building has space around it on all sides, and most turn
their back to the street. The structures are generally
single-story, large floorplate buildings greater than 15
feet in height so as to accommodate trucking, loading
and shipping activities. For many of these properties, the
prominent feature from the street is the fence around the |
lot, which is often six feet high or more. This type of _
development is prominent north and south of Bay Road [« EIE
on Demeter Street, Pulgas Avenue, and Tara Street.

Vacant land and outdoor storage areas are also
prominent in this subarea. These uses make the visual
character of the area seem discontinuous, and property
lines are often indistinguishable. However, an exception
to this is EPACENTER at the corner of Bay Road and
Pulgas Avenue. The EPACENTER (shown at right), is a 1
two-story complex completed in 2022 that houses a g s -
creative youth development organization. The complex g

(e
blends the boxy warehouse character of the surrounding ullll[!!g
buildings with colorful, modern accents and open
elements like glass foyers and long breezeways.

The visual character of the southeast corner of the Ravenswood Subarea is
somewhat different. It is defined by vacant lots and some limited
residential uses. Single-family homes are generally single-story and set
back significantly from the street, as on other parts of Weeks Street. A
group of single-family homes, most of which are two stories tall, is located
on the north side of Runnymede Street, just east of Veronica Court. The
orientation of these homes varies, but most of the homes do not engage
Runnymede Street directly. Roofs of these homes are tiled and pitched.

Bay Road Corridor Subarea

In the western, residential portion of Bay Road from Fordham Street to
lllinois Street, multi-family apartment buildings are the predominant use on
the south side of the street. A four-story apartment building rises above
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the south side of the street in this area. It has a contemporary character,
with steel and wood siding. It fronts Bay Road with storefront windows and
entries at the ground level. Older multi-family apartments are moderately
set back from Bay Road by approximately ten feet.

On the northern side of this portion of Bay Road, the street is lined by the
side yard fences of single-family homes, which face the north-south
residential streets that intersect Bay Road in this area.

Development along Bay Road east of lllinois Street exhibits an industrial
character. Buildings are usually one-story and have few windows, which is
a result of their industrial function. Buildings are often composed of brick
and metal materials. Two Quonset huts are located ina prominentlocation
on the south side of the street at a bend in Bay Road, near its intersection
with Demeter Street. These structures’ distinctive arched roofs make them
stand out within the Bay Road corridor and represent a unique aspect of
this subarea’s industrial character.

From Tara Street to Cooley Landing, the Bay Road corridor retains a strong
industrial character, with large warehouses, outdoor storage, and high
fencing around many properties. The lack of buildings defines the
character of the street. The area feels open and somewhat neglected due
to the presence of undeveloped land and discontinuity in built structures.

e T

Looking eastward along Bay Road
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Parks and Open Space
This section describes the public parks and natural open spaces that
currently exist in the Plan Area.

City Parks

Jack Farrell Park is located on Fordham Street between Notre
Dame Avenue and Michigan Avenue. Jack Farrell Park sits low
in a basin under mature shade trees, surrounded by .
residential areas. One side is open to the street, while the
three other three sides are lined with fences to separate the
park from backyards. The site is easily navigated with a steady
stream of residents who enjoy taking a walk around the loop.
Its program consists of mostly active recreation features,
including a baseball field, basketball field, and a perimeter : e
walking loop, alongside a playground and dispersed picnic Joel Davis Park
areas. There are murals on the walls lining the south side of
the park, adding art into the East Palo Alto park system.

The 11.5-acre Cooley Landing site is located at the eastern
terminus of Bay Road primarily in East Palo Alto and borders
tidal marshlands and mud flats at the edge of the San
Francisco Bay. Cooley Landing is the newest addition to the
East Palo Alto parks system. Located along the Bay Trail and
separated from the rest of the city by vast swaths of marsh, it
features new buildings, seating, and educational signage. It
provides a distinct experience that allows residents to connect MLK Junior Park
more with the natural resources of the shoreline. The park
accommodates low-impact recreational uses such as walking,
bicycling, picnicking, bird watching, water access, and nature
study. Public access for pedestrians and bicyclists is allowed
on Cooley Landing from sunrise to sunset. Bay Road is
envisioned as the heart of East Palo Alto and will ultimately
terminate at the Cooley Landing Park site.

T

In addition, there is publicly accessible common open space
within the Pulte Homes subdivision on Montage Circle and
Costano Elementary School has a large track and athletic

sports field (which is intermittently available to the public). Ravenswood Open
Space Preserve
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Open Spaces, Preservation Areas, and Trails

Natural open space and wetlands are found at the bay’s edge in the form
of Ravenswood Open Space Preserve and Palo Alto Baylands Nature
Preserve. The Ravenswood Open Space Preserve is owned and managed
by the Midpeninsula Regional Open Space District. The 373-acre preserve
is largely within the City of Menlo Park and is located north and south of the
Dumbarton Bridge. The southern portion of the preserve offers pedestrian
and bicycle access along the shore and levees along the marshland. O ther
nearby open spaces include the Palo Alto Baylands Nature Preserve, which
is owned and managed by the City of Palo Alto. The Baylands, located just
eastand south of the East Palo Alto city limits, include approximately 1,940
acres of salt marsh and mud flat habitats.

The San Francisco Bay Trail, the multi-use public recreation corridor along
San Francisco and San Pablo Bays, has two sections within East Palo Alto.
The northern section runs approximately along the boundary of the Plan
Area and the edge of the Ravenswood Open Space Preserve.

Traffic and Circulation
This section describes the existing pedestrian, bicycle, transit, and vehicle
circulation in and around the Plan Area.

Bicycle Facilities

Bicycle facilities are divided into four classes. Class | bike paths offer two-
way bicycle travel on a separate path physically separated from motor
vehicles and parallel streets. Class Il bike lanes are striped bike lanes on
roadways marked by signage and pavement markings. Class lll bike routes
are intended to provide continuity to the bikeway system with bike route
signs and optional pavement markings. Class IV bikeways (separated
bikeways) are bikeways for the exclusive use of bicycles and includes a
separation required between the separated bikeway and the through
vehicular traffic. The separation may include, but is not limited to, grade
separation, flexible posts, inflexible physical barriers, or on-street parking.
Existing bicycle facilities in and around the Plan Area are described below
and shown on Figure 3-4.
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The City’s Bicycle Master Plan identifies twenty-five segments of Class |, I,
and Ill bike lanes (there are no Class IV bikeways). Thirty-five percent are
implemented. The existing bicycle network in East Palo Alto exhibits
various gaps, particularly across Highway 101. Planned facilities, such as
the bicycle and pedestrian bridge across Highway 101 and bicycle lanes
along Pulgas Avenue willimprove connectivity, though additional potential
new bicycle corridors should be studied, including: University Avenue

(buffered lanes), Bell Street, Clarke Avenue, Newell Road, and various
connections to the Bay Trail.

Figure 3-4: Existing Bicycle Facilities
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Pedestrian Facilities

Pedestrian facilities in the Plan Area consist primarily of sidewalks and
crosswalks along the streets in the residential neighborhoods and
commercial areas in the Plan Area. Sidewalks and crosswalks are found on
many roadways, but there are also many street segments within the Plan
Area (e.g., portions of Pulgas Avenue, Tara Road, Bay Road, University
Avenue, and Runnymede Street) that lack them (see Figure 3-5). Most
intersections within and immediately adjacent to the Plan Area lack
crosswalks on at least one approach and do not have ADA compliant curb
ramps. Additionally, pedestrian connections to the open space north of the
Plan Area are inconvenient because sidewalks are currently found on only
one side of University Avenue. Similarly, the absence of sidewalks on both
sides of Bay Road discourages pedestrian travel to the open space to the
east of the Plan Area.
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Figure 3-5: Existing and Future Pedestrian Facilities
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Vehicular Circulation

Currently, the eastern portion of Ravenswood has few roadways making
circulation difficult since most trips are focused on Bay Road and increasing
the length of vehicle trips. Regional access to the Plan Area is provided by
US 101 and SR 84. Local access to the Plan Area is provided via Willow
Road, University Avenue, Clarke Avenue, Pulgas Avenue, Bay Road, and
East Bayshore Road. For the purposes of this study, US 101, East Bayshore
Road, and all parallel streets are considered to run east-west, and cross
streets, such as University Avenue and Willow Road, are considered to run
north-south.

Existing traffic volumes for most study intersections were obtained from
manual peak-hour turning- movement counts conducted prior to the
pandemic (in 2018 to 2020) while nearby schools were in session. For study
intersections where 2018 or 2019 count data are not available, 2017 traffic
volumes were used and increased by 1.2% per year to 2019. They were
analyzed in terms of their “levels of service” (LOS), a measure of traffic flow
through an intersection, where A represents free-flowing traffic and F
represents congestion and very slow-moving traffic. The City of East Palo
Alto’s minimum standard for intersections is LOS D (signal timing standards
are established by San Mateo County).

13 intersections currently operate at unacceptable levels of service:

« Willow Road and Bayfront Expressway

o Willow Road and Newbridge Street

« University Avenue and Bayfront Expressway

o Euclid Avenue and Donohoe Street (unsignalized)

« US 101 NB On-Ramp/University Plaza Phase Il driveway and
Donohoe Street (unsignalized)

« University Avenue and Purdue Avenue (unsignalized)

« University Avenue and Donohoe Street

o University Avenue and US 101 SB Off Ramp

o University Avenue and Woodland Avenue

« University Circle and Woodland Avenue

« US 101 NB Off Ramp/University Plaza driveway and Donohoe Street

o EastBayshore Road and Donohoe Street

e University Avenue and Adams Drive (unsignalized)
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SamTrans Bus Service

Existing bus services to the Plan Area include five SamTrans bus routes with
stops along Bay Road, University Avenue, Fordham Street, Notre Dame
Avenue, Purdue Avenue, and Pulgas Avenue. The Plan Area is located
approximately three miles from two Caltrain stations (Palo Alto Caltrain
Station and Menlo Park Caltrain Station). SamTrans routes provide a
connection to the Caltrain Stations.

As shown in Figure 3-6, SamTrans operates a variety of bus routes that run
through the Plan Area. These routes connect East Palo Alto to the Stanford
Shopping Center in Palo Alto, the Onetta Harris Community Center in
Menlo Park, and the Redwood City and Palo Alto Caltrain stations, among
other destinations. However, only two of these lines provide service
through the Plan Area.

In March 2022, SamTrans adopted Reimagine SamTrans, which identifies
EastPalo Alto as an on-demand zone, where riders call or use a mobile app
to requestaride, and a vehicle picks them up and drops them off anywhere
within the designated zone. Riders pay a fare and may share the vehicle
with other riders, just like riding a regular SamTrans bus.

EPX Express Bus Service

As of 2024, SamTrans now operates an express bus route that runs from
East Palo Alto to Downtown San Francisco, utilizing the Highway 101
express lanes to maximize travel speed and efficient delivery of
passengers. The service passes through Redwood City (Stanford Redwood
City & Caltrain), SFO Rental Car AirTrain, and San Bruno BART. EPX runs on
weekdays between around 7am to 7pm, approximately every 50 minutes .
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Figure 3-6 Existing Transit Services in the Plan Area
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Figure 3-7 Express SamTrans Route
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Willow Road Shuttle Service

The Willow Road Shuttle is a free shuttle provided by the City of Menlo Park
and Caltrain. The shuttle runs between the Menlo Park Caltrain Station and
the Willow Road Business Park. The morning shuttle runs between 6:40 AM
and 9:25 AM and the afternoon shuttle runs between 4:05 PM and 6:30 PM,
with headways of 60 minutes. The closest shuttle stops are just outside of
the Plan area at 1200 O 'Brien Drive, 1505 O'Brien Drive, and Adams Court.
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AC Transit Dumbarton Express Service

The Dumbarton Express Shuttle provides service between Palo Alto and
the Union City BART Station via two different routes: DB and DB1. These
routes operate on Willow Road, the Bayfront Expressway, Highway 101,
and University Avenue. Neither route has a stop in the Plan Area; the
nearest stop is at Newbridge Street. The Dumbarton Express operates on
20- to 30-minute headways.

Caltrain Service

Caltrain provides commuter rail service between San Francisco and Gilroy.
There is currently no direct access to Caltrain from the Plan Area. The Plan
Area is located about 4 miles northeast of the Palo Alto Caltrain station,
which is located near the intersection of Alma Street and University Avenue
in Downtown Palo Alto. At the Palo Alto station, Caltrain provides service
with approximately 20- to 30-minute headways during the weekday
commute hours.

Proposed Dumbarton Bus Rapid Transit Service

The San Mateo County Transportation Authority is working to plan and
construct the Dumbarton Forward Project, which will provide bus rapid
transit service along the existing rail line that passes just north of the Plan
Area. This future SamTrans BRT (Bus Rapid Transit) would run between
University Ave and Redwood City, with a stop at the northern city limits.
SamTrans is conducting a final feasibility study, with a sole focus on the
Peninsula side, with a goal of construction within three to five years.

Infrastructure

This section briefly describes the Plan Area’s existing water, wastewater,
and stormwater systems.

Water

East Palo Alto’s municipal water system, which serves the Plan Area, is
managed by Veolia North America (Veolia) under a contract with the City
that started in 2020. As of 2020, the City serves 4,058 connections within
its service area. All municipal water supplied to the City of East Palo Alto is
provided to Veolia by the San Francisco Public Utilities Commission
(SFPUC). Small areas within the City boundaries are served by the
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O’Connor Tract Cooperative Water Company and the Palo Alto Park
Mutual Water Company.

The water system for the City is primarily served with purchased water
delivered through the SFPUC Supply Turnouts. The main source of the
SFPUC’s water, approximately 85 percent, is from the Hetch Hetchy
Reservoir in the Sierra Nevada. The remaining 15 percent of the SFPUC'’s
water supply comes from Bay Area reservoirs in the Alameda and Peninsula
watersheds.

Per the Water Supply Agreement between the City and SFPUC, the City has
a total contracted supply of 1,271 million gallons per day (MGD). The City’s
need is only a fraction of this, with an average projected demand of 692
MGD for 2025. Considering historical water use, expected population
increase and other growth, climatic variability, and other assumptions,
water demand within the City is projected to increase to 1,178 MG by 2045,
with the increased development in the Specific Plan area accounting for
100 MGD of this total.

A groundwater well located at the intersection of Bay Road and Gloria Way
in the City is the only other source of water besides SFPUC. Groundwater
is treated at the well site. The City operates and maintains over 66 miles of
pipe, as well as a groundwater well and a water treatment facility. The City
does not currently have any water storage tanks. It also does not currently
supply non-potable or recycled water to customers.

Wastewater

The East Palo Alto Sanitary District (EPASD) serves the southern half of the
Plan Area, which has greater development potential. Wastewater
conveyance and treatment services to the northern half of the Plan Area are
provided by the West Bay Sanitary District (WBSD).

The EPASD serves portions of the City and the City of Menlo Park through
a collection system comprised of approximately 35 miles of gravity sewer
mains, ranging from 6-inch diameter to 24-inch diameter pipe. Wastewater
collected by the EPASD is treated at the Palo Alto Regional Water Quality
Control Plant (PARWQCP). The City of Palo Alto owns, maintains and
upgrades the PARWQCP, and the contributing jurisdictions, including East
Palo Alto, purchase capacity rights. The EPASD collected approximately
438 MG of wastewater from the City’s service area in 2020.
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The WBSD serves customers within the northern portion of the City, as well
as other customers within the cities of Menlo Park, Atherton, Portola Valley,
and Woodside, and unincorporated San Mateo and Santa Clara Counties.
The WBSD collection system conveys wastewater to the Menlo Park
Pumping Station, where it is then transported to the Silicon Valley Clean
Water (SVCW) facilities in Redwood City for treatment and discharge to the
San Francisco Bay. The WBSD collected approximately 52 MG of
wastewater from the City’s service area in 2020.

The SVCW wastewater treatment plant (WWTP) is jointly owned and
operated by WBSD and the Cities of Redwood City, Belmont, and San
Carlos as a joint powers authority. The water recycled by the SVCW WWTP
is reused in Redwood City.

Stormwater

The East Palo Alto storm drain system is comprised of several different
watersheds that primarily gravity discharge to San Francisco Bay.
Stormwater in East Palo Alto drains into two major drainage systems: the
Runnymede Storm Drain System and the O’Connor Storm Drain System.
The Plan Area is closest to the Runnymede Storm Drain System.
Stormwater infrastructure within the Plan Area is inadequate. Many of the
streets do not have storm drains, and those that do are unable to handle
stormwater during peak events.

Stormwater for the Runnymede Storm Drain System is carried through a 72-
inch reinforced concrete pipe and ultimately flows into the San Francisco
Bay. During peak stormwater events and certain high tides, the existing
stormwater pipes are unable to handle stormwater flow.

The O’Connor Pump Station receives stormwater from throughout the city
via an at-grade canal, which runs along the eastern city limit. The O’Connor
Pump Station distributes stormwater outfall into San Francisquito Creek.
The 2014 Storm Drain Master Plan (SDMP) improvement program concept
eliminates individual local gravity outfalls and conveys storm water south
to the existing O’Connor Pump Station, thereby eliminating the influence
of SF Bay tides on the storm drain system. The City intends to fully update
the Storm Drain Master Plan (SDMP) as soon as funding is available.
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Hazardous Materials

Hazardous materials and contamination are present on many sites within
the Specific Plan Area, primarily as a result of industrial uses that did not
properly control waste discharge. The amount and type of contamination
varies from site to site. Virtually all contaminated sites are now in various
stages of cleanup (though some have been granted site closure status), and
many have deed restrictions in place that prohibit residential and other
sensitive uses (such as schools or daycares). Figure 3-8 gives a general
indication of whether remediation is occurring or if deed restrictions are
present on a given site. Further details regarding contamination and
hazardous materials in the Plan Area can be found in the associated
Supplemental Environmental Impact Report.

Figure 3-8 Land Use Restrictions
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Community Services

This section describes the existing library, school, police and fire services
and facilities that serve the Plan Area. Additionally, the City’s Corporation
Yard is presently located in the Plan Area on Tara Road.

Libraries

The East Palo Alto Branch Library of the San Mateo Library System is
located in the Plan Area at 2415 University Avenue, at the intersection of
University Avenue and Bay Road. In addition to book circulation, the library
offers child, adult, and family programming, and has computer work
stations that are available for public use. A new site (at 2472 Pulgas
Avenue) has been acquired for an anticipated construction of a new library.

Schools

The Ravenswood City School District (RCSD) chiefly serves students in
kindergarten through eighth grade from East Palo Alto. However, the
RCSD also operates charter schools that serve ninth through 12th grade.
Costano Elementary School, which is adjacent to the Plan Area, serves
students in kindergarten through eighth grade.

Sequoia Union High School District (SUHSD) also serves East Palo Alto
residents. Depending on their addresses, East Palo Alto students attend
Carlmont High School, Menlo-Atherton High School, or Woodside High
School, all of which are located outside of the Plan Area. Some students
elect to transfer to Sequoia High School.

Police

The East Palo Alto Police Department (EPAPD) provides service to a 2.6-
square-mile area serving a population of approximately 30,000 people.
Responsibilities of the EPAPD include street patrol, investigations, traffic
patrol, and emergency services. Additionally, the EPAPD runs several
programs that aim to reduce and prevent crime, including the Parolee
Reentry Program; Parolee-Job Program; Gang Resistance, Education and
Training; and Police Activities League.

Fire

The Menlo Park Fire Protection District (MPFPD) has a service area of
approximately 30 square miles and serves the cities of Atherton, Menlo
Park, and East Palo Alto, as well as portions of unincorporated San Mateo
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County. The MPFPD’s only East Palo Alto station is located within the Plan
Area. The MPFPD currently has approximately 150 employees.

MPFPD services include fire suppression, rescue and emergency medical
response, and response to hazardous materials incidents, vehicle
accidents, severe weather incidents, and other emergency events. The
MPFPD also sponsors a cadet training program; runs a Community
Emergency Response Training (CERT) program, which trains community
members about how to prepare and respond to emergencies and natural
disasters; and provides other types of public education.

Workforce Development Program

Through funds generated by Measure HH, the City is leading a multi-
pronged job training pilot program. The Pilot Workforce Development
Program is an 18-month program to provide training and job placement
services for East Palo Alto residents with focus on employment
opportunities in the STEM (science, technology, engineering, and
mathematics) and building trades fields, and is a partnership with three
local non-profit organizations: JobTrain, StreetCode Academy, and Live In
Peace.

Community Organizations

East Palo Alto is home to a wide variety of nonprofit groups and other
community organizations that provide important services to the city’s
residents. Some of these nonprofit groups are located within the Plan Area
itself. Among many others, these community organizations include:

> Youth United for Community Action (YUCA), 2135 Clarke Avenue.
YUCA, which is led and run by young people of color, works to
empower young people through grassroots community organizing on
environmental and social justice issues.

> East Palo Alto Community Alliance Neighborhood Development
Organization (EPACANDO), 2369 University Avenue. EPA CAN DO
works to create and maintain affordable housing in East Palo Alto and
to promote community and economic development. Their offices are
in the Plan Area.

> Ecumenical Hunger Program, 2411 Pulgas Avenue. The Ecumenical
Hunger Program provides emergency food, clothing, case
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management, and household essentials to families in need in East Palo
Alto, as well as Menlo Park and Palo Alto. Their offices are in the Plan
Area.

Ravenswood Family Health Center, 1798A Bay Road. The
Ravenswood Family Health Center provides medical care and
prevention services for all ages, including the uninsured and new
immigrants, regardless of their ability to pay. Their offices are in the
Plan Area.

Collective Roots, 1785 Woodland Avenue. Collective Roots works to
educate and engage young people about issues related to food
systems, nutrition, science, and sustainability.

College Track, 1877 Bay Road. College Track is an after-school college
preparatory program that works to increase high school graduation
rates, as well as college eligibility and enroliment. Their offices are in
the Plan Area.

Fresh Approach Farmers Market. The East Palo Alto Community
Farmers Market is held every Wednesday at 2555 Pulgas Ave. between
April and November. The market is operated by a non-profit
organization and offers fresh produce from three vendors, other local
goods, and community compost drop off.

Community Archive. The East Palo Alto Community Archive is an
independent community-led initiative whose mission is to collect, share,
promote, celebrate, and preserve the unique history of East Palo Alto
for generations.

Bloomhouse/Center for Economic Mobility. A non-profit
organization with a major community gathering space at the north end
of Pulgas Avenue, Bloomhouse has a mission of ensuring that
community voice is at the center of the design process of the future
development projectin this area.

> JobTrain, StreetCode Academy, and Live In Peace. Three non-profits

that are working in close partnership with the City to support Measure
HH workforce development programs.
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The Vision and Key Strategies described in this chapter
provide the East Palo Alto community’s overall vision for
the different areas of 4 Corners, the Bay Road Central
Core, the Innovation and Tech Employment Districts, and
the Urban Residential Edges. This overall vision and the
corresponding strategies inform the policies and
requirements in the chapters that follow.
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4.1 Vision Statement

By the year 2045, the Ravenswood Business District and 4 Corners area
will become a key destination and source of pride for the East Palo Alto
community. Along Bay Road and key public streets, new mixed-use
development with lively ground-floor shops will be combined with
multimodal transportation enhancements to foster a sense of place, safety,
slower speeds, and comfort for pedestrians, bicyclists, and motorists.
Active neighborhood-serving uses will be focused at 4 Corners to create a
real "Downtown,” while community-owned businesses clustered near
Pulgas Avenue and Bay Road will foster a lively “Main Street.” Plazas at key
locations linked by promenades and greenways will give people a unique
pedestrian experience and a place for relaxation and social interaction as
they stroll down Bay Road on their way to the waterfront.

Through a community-vetted process, new buildings will transform the
area and bring the district into the 21st century. The eastern portion of the
Plan Area will grow into an employment district with a variety of innovative,
clean, and advanced new-generation industries. This new development
will create many new jobs, a substantial proportion of which will be held by
East Palo Alto residents. The construction of new offices, R&D, life science,
and light industrial uses will provide funding to support affordable housing
and job training. New residential uses will be added in key locations along
the edges of the employment district, enlivening the Area’s trails,
streetscapes, and businesses. Overall, this Specific Plan will create a more
economically and fiscally secure future for East Palo Alto by generating
sustainable employment opportunities and additional revenue to support
expanded city services.

Impacts on adjacent residential neighborhoods (especially University
Village) will be minimized. Current land uses will remain while being
enhanced by public capital improvements, such as the redevelopment of
the Hetch Hetchy right-of-way into a linear park with outdoor play space,
community gardens, and other park amenities and furniture. New buildings
near existing single-family homes will have lower heights and reduced
massing to protect homeowners’ privacy. A district-wide transportation
management association will oversee effective trip reduction measures,
public transit programs, and traffic calming efforts to ensure automobile
traffic does not detract from the pedestrian experience and daily residents’
commutes.
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New major developments will be accompanied by community and public
places designed to improve the lives of residents, workers, and visitors
alike. Buildings, plazas, parks, and trails incorporating various placemaking
elements would be designed, developed, and programmed to celebrate
the history, culture, and diversity of East Palo Alto. Subsidized shops or
maker spaces will provide a chance for local businesses, vendors,
fabricators, and start-ups to get off the ground. New community facilities
will create places where people can gather for special events. Pulgas
Avenue and Bay Road will be adorned with pedestrian friendly street
furniture and emphasized as places for community-oriented activity.
Streetscape enhancements that accompany new development will create
walkable streets throughout the Plan Area, while recreational facilities will
give the city’s youth a safe and welcoming place to gather. A continuous
waterfront linear park will become a signature amenity for the entire City,
connecting to acres of existing and new public open spaces.

4.2 Plan Concept

The Plan Concept was created through a collaborative process that took
place over the course of three years (Chapter 2 describes in greater detail
how the process was built around regular input from community members,
property owners, and City leadership). This concept is shown in Figure 4-1;
a variety of public, residential, light industrial, and office/R&D land uses
along with associated mobility improvements and a comprehensive open
space network are depicted within the Plan Area. Key elements of the
proposed pedestrian and bicycle network are shown, as indicated by the
waterfront promenade and the greenways/multiuse paths. No land use
changes are proposed in the University Village residential neighborhood,
which is outside of the Plan Area, located east of University Avenue and
north of Bay Road. The majority of the planned public amenities, utility and
mobility infrastructure improvements, and community benefits are
contingent on private development, and therefore would be built out over
time as development occurs in future phases/market cycles.

Note: The Plan Concept is a careful update to the Community’s original
Preferred Alternative, which was adopted by the City Council in March 2011
and was revised through community input and adopted by City Council on
X/X/2024 after certification of the SEIR.

The different zones and land uses that make up the Plan Concept are as
follows:
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e Four Corners: an active, urban, mixed-use Downtown for the City

e Bay Road Central Core: a community-serving nonprofit, medical,
and local business core anchored around a lively middle segment
with some residential uses and a mix of ground floor activities.

e Innovation & Tech Employment: composed of:

e Waterfront Office: high-tech and higher-intensity job district
with active ground floors and ample public spaces

e Ravenswood Employment Center: middle-intensity job
district, with a rich mix of employment-supporting land uses

e Light Industrial Employment: lower-tech and lower-intensity job
district that offers middle-income employment and a mix of
production/warehousing spaces.

e Urban Multifamily Residential Edges: multifamily housing intended
for local residents and workers that serves as a transition between
employment uses and existing neighborhoods.

e Public Parks and Recreation: new publicly accessible parks and
recreational facilities.

e Restored Wetlands and Open Spaces: areas along the shoreline on
the bay side of the future flood control improvement that are
reserved for open space and marshes.

More detail regarding the permitted type and density of development can
be found in Chapter Six, Development Standards, where land use zones are
described. Additional standards are located in Chapter Seven (Parks, Open
Space, and Public Facilities), Chapter Eight (Mobility), and Chapter Nine
(Utilities).
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Figure 4-1: Plan Concept
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What distinguishes each of the Plan Concept’s areas?

4 Corners

Bay Road is envisioned as an active and vibrant spine that serves as a focal
point for Ravenswood Business District and 4 Corners, as well as for East
Palo Alto as a whole. The mixed-use areas will become a central gathering
place for residents and provide a cohesive Downtown experience for East
Palo Alto. Storefronts and other active ground-floor uses are to be focused
at and around the University Avenue/Bay Road intersection on the west.
Mixed use developments will generally consist of ground-floor retail shops
or community spaces and upper-floor dwellings or offices. The primary
goal for this area is to ensure that uses are developed that foster activity,
safety, visual interest, and a sense of community. Active frontage standards
create lively facades along ground floors.

Bay Road Central Core

The Bay Road Central Core is envisioned to have a similar, active character
as 4 Corners; a key difference being that the ground-floor uses here would
be more a mixture of retail, community, medical office, or non-profit uses,
along with individually accessed residential units. These diverse land uses
would be located along Bay Road and up and down Pulgas Avenue. Active
frontage requirements also apply in this area. Housing above the ground
floor will help provide nighttime activity and “eyes on the street” along Bay
Road, as well as support for local businesses by providing a strong
customer base.

Innovation and Tech Employment

As shown in the Plan Concept, a variety of medium to high-intensity
employment uses is envisioned broadly within the easternmost and central
portions of the Plan Area, both north and south of Bay Road, and generally
east of Tara Road. Allowed uses include high-quality offices, research and
development (R&D), life science, biotechnical research facilities, and
advanced manufacturing (subject to performance standards). These
developments will offer a large number of jobs to both local residents and
people from around the region, helping to bring new tax dollars and fiscal
benefits into East Palo Alto.

Light Industrial Transition Employment
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Along both sides of Demeter Street, light industrial uses should remain the
intended activity. The Plan Concept assumes that many of the existing
industrial uses in this area will remain, but also that newer industrial uses
would develop in these areas. The Specific Plan’s performance and
development standards seek to prevent any potential conflicts between
residential and industrial uses. Overall, a rich mix of jobs is desired, ranging
from storage and trucking uses to new uses such as light manufacturing,
R&D, clean tech, robotics, and final stages of auto/electronics fabrication.

Urban Residential Edges

The Plan Concept shows multi-family residential uses along the edges of
the Plan boundary. These areas relate to and extend the existing residential
neighborhoods south of the Plan Area, acting as a buffer between lower-
density neighborhoods.

Community Uses (not shown)

Community uses are an anticipated component of any major commercial
development. While the Plan does not indicate specific locations for these
uses, the Plan Concept indicates conceptual locations for public plazas,
which are appropriately situated near community (and civic) uses.
Community uses are anticipated to include both space for special events
or recreation, spaces to rent for merchants and entrepreneurs, as well as
spaces for non-profits, health clinics, and social services, and other uses of
this nature. It is envisioned that redevelopment of the large parcel at the
northeast corner of the Bay Road & University Avenue intersection would
include a meaningful amount of civic/community space. A new recreation
center could potentially be located within a new park at the termini of
Purdue Avenue and Demeter Street.

Restored Wetlands and Open Space

The Plan envisions continuous wetlands and open spaces along the
entirety of the San Francisco Bay edge, on the bay side of the SAFERBAY
flood control improvement, with the majority of the Plan Area’s open space
located north of Bay Road. Existing and future open spaces will be
designed and restored with the full participation of City, regional, and State
agencies as well as private development. Any buildings would be set back
and designed to minimize impact on natural areas and habitats.
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4.3 Anticipated Development and Growth

Table 4-1 below shows the net development potential anticipated to be
built out during implementation of the Specific Plan. The figures below are
estimates of likely growth and were also the maximum development totals
that were analyzed in the Environmental Impact Report prepared for this
Specific Plan. For a more detailed breakdown of potential net new
development, employment potential, and other estimates, please refer to
the Supplemental Environmental Impact Report.

Table 4-1: Net Development Potential

Land Use Growth Scenario #2
Office/R&D 3,350,000 s.f.*
Industrial 300,000 s.f.
Retail 112,400 s.f.
Community/Civic 154,700 s.f.
Tenant Amenity 53,500 s.f.
All Units 1,600 units
Multi-family 1,472
Single-family/ Townhouse 128

*See Chapter 11, Implementation, for a detailed breakdown of the Development
Capacity and the two Development Reserves.

Figure 4-2: Maximum Development Capacity and Reserves
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BASE TIER
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4.4 Plan Strategies

The Plan charts a course to unlock this area’s potential as a key part of the
East Palo Alto community, through a lasting partnership between residents
and property owners/tenants.

4.4.1 Community Benefits Framework and Objectives

The Plan contains a “framework” of requirements, policies, mechanisms,
and targets to ensure that development projects promote the following
community benefit objectives:

e Preservation of the local community and cultures,
e Local ownership of housing and businesses,

e Reinforcing the founding vision of the City, with a focus on economic
empowerment & self-determination,

e Fairvalue in community benefits,
e Public parks, open space, view corridors, and shoreline access.

To achieve this goal, the Plan establishes a base and bonus framework that
applies to major commercial developments (or mixed-use projects with a
significant office/R&D component). Applicants may request entitlements
for a “Base FAR" development project without providing additional
community benefits, though they must still pay standard impact fees.
However, to earn additional or bonus floor area - at a Standard or the
higher Exemplary level - applicants must demonstrate how their project will
achieve a flexible combination of various benefits targets identified for
district utilities, affordable housing, community and workforce
development space, parks and open space, and transportation
improvements. Figure 4-3 illustrates the Bonus FAR Tiers and their
relationship to the Bonus Targets (which are detailed in Table 4-3).

In other words, for the largest commercial developments, the amount
of office/R&D square footage that could be granted by Council to an
applicant is tied to the project’s proposed and demonstrated ability to
provide the maximum amount of prioritized community benefits.
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Figure 4-3: Base, Standard, and Exemplary FAR Tiers

E‘KemplaerAR EXEMPLARY BENEFITS TIER
aximum Achieve 8 points on

15 ‘ 0.75 | 2.0 Benefits Scorecard

wo |ReC| 4C

Standard

STANDARD BEMEFITS TIER
Achieve 4 points on
Benefits Scorecard

Maximum FAR

0.95 ‘ 0.50 | 1.5
WO |REC| 4C

Base BASETIER
Maximum FAR + Impact Fees, Ordinances,

and Measure L, O, HH Taxes
0.50 ‘ 0.35 | 1.0 « No Additional Benefits

WO ‘ REC | AC +  No DA Required

What is the Community Benefits Framework?

The Specific Plan contains a ‘framework’ for benefits that establishes an
explicit relationship between a project’s provision of community benefits
and the allocation of limited development capacity (office/R&D square
footage). These clear expectations will guide applicants and the City in
negotiating a fair deal through Development Agreements. This framework
is comprised of requirements and policies that apply at each step of the
development process, to guarantee that the community participates in the
distribution and part-ownership of new wealth created in the district. The
benefits framework includes the following requirements to apply for an
allocation of development capacity:

a) Financial transparency analysis of benefits and project
value. Applicants for major commercial entitlements are
required to conduct consistent and clear financial analyses in
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order to: confirm the value of proposed community benefits
and determine whether proposed benefits are adequate
relative to the development rights granted to ensure that the
community is benefiting sufficiently from any square foot
allocation. The City's economist will peer review these analyses
of the proposed project & benefits package.

b) Community benefits scorecard, narrative and phasing plan,
local jobs strategy and priorities checklist. The priority list
reflects that certain benefits are more desired by community
members than others; specifically affordable housing, local jobs
and workforce development, and community facilities/spaces.
These are listed in Table 4-2.

Allocation of Development Capacity (office/R&D square footage) is tied
to the achievement of community objectives. Council will use its
discretion to offer Allocations of Development Capacity to projects that
are best aligned with community priorities and achieve the targets:

a) Bonus FAR Tier Targets. In order to ensure that the highest
priority benefits are provided to the community by
development projects, the Plan's benefits framework
establishes recommended targets (shown in Table 4-3) to guide
structured and consistent evaluations of each project’s benefits
by Council. These tiers (detailed in Chapter 10) provide the
framework for a structured negotiation between Council and
the applicants over requested allocations of Development
Capacity (office/R&D square footage); projects offering benefits
exceeding the base may be granted more height and
commercial floor area (FAR).

b) Allocation of capacity based on Staff/Council evaluation of
proposed Community Benefits. City staff will make a
recommendation as to whether a project should receive its
requested allocation, in light of the project’s proposed benefits,
their location, suitability, and alignment with identified
priorities.

c) After square footage is allocated and/or development
agreements are negotiated, the framework is further
implemented through the provision of ongoing revenues
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(beyond property taxes), and sustainable community benefits
for the City and community.

Table 4-2: Priority Benefits (in approximate order of priority)

Type Description

District
Utilities

Construction of and dedication of sites for public utilities
facilities (e.g., pump station and water tank)
Support for the SAFERBAY Flood Control/Levee Project

Affordable
Housing

Construction of deed-restricted rental affordable housing
for lower-income households earning 35% to 60% of AMI
(primary emphasis; onsite is preferred but offsite within
City borders would be allowed at City discretion
Construction of units for “middle-income” households at
60% to 100% of AMI (secondary emphasis)

Funding for home ownership programs or for-sale units
Funding for acquisition, rehab, and housing preservation
and for rental assistance programs

Jobs and
Workforce
Development

Funding and subsidized spaces for job training, vocational
education, internships, and apprenticeships

Funding and/or below market rate subsidized space for
entrepreneurs and other small local businesses, especially
those displaced at any time from the City or Plan Area
Jobs reserved for residents or high school seniors
Construction of light industrial, production-oriented
spaces or maker, fabricator, or live/work space

Community
Facilities and
Local Business

Ongoing funding for community projects and programs
Construction of subsidized space for local community use
including for community organizations providing services

Support (e.g. legal aid, core services, etc.) to City residents
e Funding for local schools and childcare
e Funding for library, police station, city offices
Parks and ¢ New and renovated public parks and open spaces,
Public Space including playgrounds and recreational amenities
and Art e New and renovated trails and greenways
e Urban forestry enhancement and beautification
e Restored wetlands and marshland ecosystems
e Public art & arts programming
Transportation | ¢ Neighborhood traffic calming and safety enhancements

Multi-modal improvement projects above the impact fee
Funding for city/regional transit improvements and
programs
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Table 4-3: Bonus FAR Targets & Expectations

Exemplary Tier
(8 points
needed)

Standard Tier
(4 points needed)

Base
Requirement

Category

n/a Worth 1 point Worth 2 points
Build affordable Build affordable
housing (or land) housing (or land)
2. Aff.orc!:ble (C$o1r?1/rf1£rcial above Commercial | above
Housing ) Linkage Fee Commercial
Linkage Fee) . .
requirement < Linkage Fee
(Minimum) requirement <<

3. Community 0% of total

(Civic f;:lobs) project site 2.5% (Minimum) 5%
Space square footage

4. Public Parks, WO 5% WO 10% WO 20%
Plazas & REC 0% REC 10% REC 15%
Greenways 4C 5% 4C 10% 4C 20%
5. Transportation* Impact fees < <<

*Specific credit for Utilities and Transportation benefits contributions will
be negotiated with the City Engineer and City Manager's Office.
**Specific $/s.f. targets for affordable housing are pending the update to
the nexus study. The benefit can be provided as constructed deed-
restricted units or as land donated to non-profit housing organizations.

***Projects may receive credit for inclusion of manufacturing, industrial, or
maker/flex space in lieu of community or job space (at higher percentages).

How does the Framework Support the Community’s
Priorities?

Affordable Housing and Anti-Displacement

The Plan supports affordable housing through several mechanisms:

e An ambitious total housing unit target of 1,350 to 1,600 units,
enabled by regulations that allow new housing in many areas.

RAVENSWOOD / 4 CORNERS SPECIFIC PLAN 77
CITY OF EAST PALO ALTO | PUBLIC REVIEW DRAFT

Worth 3 points

<<

Build affordable
housing (or land)
above
Commercial
Linkage Fee <<<
(Jobs/Housing
Target)
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REC 25%
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e A framework based around maximizing affordable rental
construction, especially at the extremely low-income and very-low-
income categories, and building units for especially vulnerable
populations to affirmatively further fair housing.

e Funding for affordable home ownership in the Plan Area or in other
areas in the City is identified as a priority benefit; providing priority
benefits is an expectation of high-density development.

e A Jobs-Housing Linkage target integrated into the bonus
framework, such that additional commercial floor area may be
obtained in exchange for building more affordable units than
required to promote a healthier balance between jobs and housing.

Local Jobs / Business Support and Workforce Development

The Plan employs a handful of strategies to promote jobs for residents:

e Applicants must comprehensively describe their Local Jobs
Strategy, indicating how jobs will be provided across the
educational spectrum and describing strategies for matching
residents’ skills to future jobs.

o Light industrial use is required along ground floors on Demeter
Street (such as loading, production/distribution/repair, fabrication,
catering, or similar).

e Allowed uses in existing employment zones are expanded to
accommodate an uncertain market and unknown future
technologies.

e Staff are directed to recommend exemplary bonuses for projects
that provide funding or spaces for job training.

Community Spaces and Facilities

The Plan outlines policies and actions to promote abundant new spaces for
the local community:

e Over 150,000 square feet exclusively for community use is
anticipated and has been analyzed within the Plan’s SEIR, including
local community retail storefronts/start-ups (especially formerly
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relocated or displaced local retailers and small businesses),
recreational facilities, resource centers, a library, and similar uses.

e The Plan strongly encourages new community spaces to be
provided for free or at subsidized rents (which is one possible source
of ongoing community-serving funds/revenues).

Other Key Plan Mechanisms to Achieve Community Desires

e Community involvement in future decision-making related to
benefits distribution. As a key implementation action, the Plan calls
for the Council to develop a consistent approach to involving the
community in future decision-making, which could take the form of
regular public forums, resident surveys, or an advisory body
composed of representatives from local organizations that offers
recommendations to the Council around the use of community
benefits funds or spaces.

e Front-loading of community benefits. To combat fears about
promised community benefits not materializing, applicants are
expected to agree to build, deliver or pay some portion of total
project community benefits during early phases of master-planned
developments.

e Ongoing revenue streams for the community. Several different
approaches will be pursued, including:

o The City will collect penalties for not meeting certain
requirements of the Plan and its supporting ordinances (i.e.,
TDM trip reduction targets) to fund ongoing benefits, with a
focus on local transportation upgrades in the case of TDM
penalties.

o New office and R&D developments will be responsible for
significant annual Measure HH and Measure L contributions,
representing a major City revenue stream that will fund
persistent and ongoing community benefits over time, not
just one-time at project approval.

o In the future, the Council may choose to implement other
strategies such as collecting funds from development
projects to start a revolving loan fund or setting aside a
portion of the increase in fiscal revenues to fund key
improvements in the area.
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4.4.2 Community Design
Public Parks and Open Space Concept

A key part of the Specific Plan is a network of public outdoor spaces
available to residents, workers, and visitors. Figure 4-4 illustrates the Parks
and Open Space Concept developed for and by the community. This
concept is integrated with the citywide Parks Master Plan and Urban Forest
Master Plan. This Plan adds more than 31 total acres of activated and
publicly accessible outdoor space to the city. These new public
recreational amenities will serve the increased demand from new residents
and workers, in addition to the current residents who are underserved by
currently available public open space and parks. The Plan calls for:

e 21 acres of public parks, including:

e Several large community parks, including at the northerly
extension of Pulgas Avenue, at the northern end of Fordham
Street, and at the east end of Bay Road on both sides.

e A handful of smaller neighborhood parks and mini parks,
including at the east end of Weeks Street and along the linear
Hetch Hetchy property.

e At least 2 acres of public plazas: including at least four separate
plazas, one within each major commercial development. Two are
envisioned as anchors at either end of Bay Road, between University
Avenue and the Ravenswood Preserve, while the other two are
intended as significant waterfront gathering spaces at the easterly
terminus of Weeks Street and northerly terminus of Pulgas Avenue.

e 5.5 acres of trails and waterfront promenades, including:
e An integrated waterfront linear park/Bay Trail with amenities
to support jogging, recreation, picnicking, biking, and
birdwatching.

e Two new east-to-west greenway connections (one north and
one south of Bay Road).

e 2.5 acres of streetscape & street tree improvements, with a focus
on Bay Road, Pulgas Avenue, and University Avenue at Four Corners.

e In addition to publicly usable spaces, over 16 acres of restored
wetlands and natural open spaces would be protected and put
under long-term management.
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Figure 4-4: Public Parks and Open Space Framework
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While the flgure shows potential locations for parks, plazas, and other open spaces, the
map is only a conceptual illustration of where these amenities could potentially be located.
The exact location, size, and configuration of new parks and open spaces will be
determined as new development occurs and as developers and the City acquire land.
Therefore, the majority of the public spaces shown in Figure 4-4 are not specifically zoned
as parks or open space but will be implemented through Master Development Plans.
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Building Heights and Form

Community members communicated a desire for buildings at varying
scales throughout the Plan area and maintaining privacy for adjacent
homeowners. Accordingly, as illustrated in Figure 4-5, the Plan's height
standards focus the tallest buildings (seven to eight stories) at the far end
of Bay Road, in Four Corners with appropriate transitions, and in the
employment core. Four and five-story buildings are allowed along the
middle of Bay Road to help activate the street while buffering
neighborhoods from taller buildings. In general, maximum heights are
significantly lessened as one moves closer to single-family neighborhoods.

Figure 4-5: Maximum Heights
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Stepbacks and View Corridors

To supplement the maximum height standards and to reduce the apparent
size of buildings, the Plan includes view corridor policies and stepback
zones (shown in Figure 4-6) that are centered around three broad
objectives:

1. Protecting existing character, privacy, and access to sunlight for

single-family homes, especially in University Village, through:

A stepback zone along the back side of 4 Corners.

A stepback zone along the back of University Village.

A rear stepback zone for uses in Industrial Transition.

Additional restrictions on upper portions of high-rise buildings.

Minimizing building shadow impacts on wetlands, natural open

space, and habitat, through an upper floor stepback zone that

extends inward 100 from the edge of BCDC (Bay Conservation and

Development Commission) jurisdiction. Heights are progressively

restricted to four and six floors.

7. Enhancing public views of the waterfront, by requiring an upper
floor stepback for buildings fronting along Bay Road east of Tara
Road, and through stepback & minimum building separation
standards along major and minor “view corridors.”

ok W

Stepbacks are reductions in upper floor building height and massing;
the higher floors of buildings are being “stepped back” away from adjacent
homes or the waterfront. These are distinguished from setbacks which
regulate the distance between the perimeter of the ground floor of a
building in relation to property lines.
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Figure 4-6: Stepbacks and View Corridors
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Active Frontages

A critical objective for this Specific Plan is the activation of Bay Road.
Achieving this goal will continue to be a challenge due to a lack of retail
demand, fragmented ownership, shallow parcels that make structured
parking infeasible, and the location of existing buildings. In response, the
Plan contains an “active frontages” strategy that indicates the most
appropriate street frontages for the limited amount of retail storefronts and
active land uses and supports this activation through additional design and
land use controls. Planned mobility improvements will be aligned with
these priority frontages to support a cohesive urban streetscape
environment. See Figure 4-7 below for the most crucial locations where
active ground floors shall be located:

e At 4 Corners; along Bay Road and most of University Avenue, and
surrounding any public plaza on the vacant corner site; and

e Along Bay Road near the Ravenswood Health Center and
CENTERARTS.

To connect neighborhoods to the most active areas, active frontages are
required to a lesser extent in the following areas:

e Along Weeks Street,
e Along the community-oriented corridor of Pulgas Avenue,

e On portions of the future connection between the ends of Pulgas
Avenue and Purdue Avenue,

e Along major pedestrian/bicycle greenways, and

e Facing at least two sides of public plazas (three sides in Four
Corners).

See Chapter Six for other detailed design standards applicable to new
private development in the Plan Area.
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Figure 4-7: Active Frontages
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4.4.3 Mobility and Transportation Network

This section presents the vision for enhanced vehicle, pedestrian, bicycle,
and transit connectivity in the Plan area. The overarching goal is to create
a multimodal network with beautiful pedestrian-oriented streets that
enhance the identity and character of the neighborhood, while also
increasing access to the waterfront. Chapter 8 of this Specific Plan illustrates
planned mobility improvements in greater detail with cross-sections.

Vehicular Street Improvements

The Future Public Roadway Network diagram below (Figure 4-8) illustrates
the new and upgraded existing streets in the Plan Area. Key improvements
include:

e New Privately Owned Streets with Public Access Easements.
Access roads to serve the interior of developments, providing
fire access, emergency routes, and public access.

A. An internal street at Four Corners between University
Ave & Bay Road.

B. New Street A, which is a new east-west street to
improve circulation and reduce vehicle trips on Bay
Road.

C. A new street running southeast from Tara to Bay Road

D. New Street B, a southern extension of Tara Road to
Weeks Street.

E. An east-west street south of Bay Road between the
Tara Road extension and Pulgas Avenue.

F. Conceptual Transit-Only Street. Depending on future
transit service and the design of the Loop Road, a
transit-only (no private vehicles) connection may be
built between Pulgas Avenue and Purdue Street.

G. Optional Loop Road. While no longer a required
project, the Plan maintains the option to construct a
loop road around University Village to connect
University Avenue to Demeter Street.
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e New Slow or Shared Streets. Unique pedestrian-friendly street

environments where street and sidewalk grades are equal. Locations
for these are not identified on the network diagram.

e Improvements to Existing Streets

88

H. Bay Road Widening. Bay Road east of Pulgas Avenue will be

improved to address pedestrian safety and widened to
accommodate on-street parking on one side and left turn
lanes where needed.

Pulgas Avenue. Pulgas Avenue will be enhanced as an
important community-oriented spine, with expanded
sidewalks and a cycle track, street trees, and street furniture.
A single-lane roundabout is planned where Pulgas intersects
New Street A (the “East-West Connector”).
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Figure 4-8: Future Public Roadway Network
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Pedestrian Network

As shown in Figure 4-9, the pedestrian network is envisioned as a cohesive
system of pedestrian connections and trails linking retail, amenities, and
parks together that collectively provides an alternative to driving. Key
elements include:

e Specific Improvements (letters below correspond to the figure)

A.

Waterfront Promenade/Bay Trail. A continuous recreational
trail flanked by public amenities stretching from University
Avenue to Weeks Street within the Plan Area (and beyond).
Union Pacific Rail Spur Pedestrian/Bicycle Path, North of Bay
Road. Segment of an old railroad right-of-way to be
converted into a continuous multi-use pedestrian trail with the
northern segment running parallel to lllinois Street from
Purdue Avenue down to Bay Road.

East-West Greenway. This connector between Demeter and
the Bay Trail would support enhanced mobility and waterfront
access.

SFPUC Hetch Hetchy Linear Park/Purdue Avenue Path. A
continuous pedestrian/bicycle trail running along the Hetch
Hetchy right-of-way and then turning east along Purdue
Avenue under the electrical lines. It would extend further east
to connect with the Waterfront Promenade/Bay Trail.

UP Rail Spur Pedestrian/Bicycle Path, South of Bay Road.
Segment of an old railroad right-of-way to be converted into
a continuous multi-use pedestrian trail with the southern
segment running between Pulgas Avenue and the Bay Trail.

e District-Wide Improvements

New Sidewalks. All sidewalk gaps will be closed within the
Plan Area. In addition, any new or reconstructed vehicle
roadway will include high-quality pedestrian facilities.

Traffic Calming Improvements. To prevent local roads from
being used as cut-through routes and impacting resident
quality of life, the Plan envisions traffic-calming measures on:
Fordham Street, Pulgas Street, Weeks Street, Clarke Street, &
lllinois Street. The location of specific improvements will be
determined by City Public Works over time.
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Figure 4-9: Pedestrian Network and Improvements
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Bicycle Network

As shown in Figure 4-10, the Plan recognizes the need for enhanced bicycle
facilities to encourage bicycle use and improve multimodal transportation
in the Plan Area:

Class | Bike Paths:

A.

North-south connection along the waterfront, SAFERBAY and the
various waterfront-adjacent properties, parallel to (or in
replacement of) the Bay Trail, running from Fordham to Weeks
Street. Several options for alignment at the northern end are shown.

. East-west connection between Pulgas Avenue and the Bay Trail,

south of Bay Road

North-south connection parallel to Demeter Street between Bay
Road and Purdue Avenue

. East-west bicycle connection along Purdue Avenue, east of the

public utilities corridor to its terminus

Bike path along the public utilities corridor parallel to Fordham
Street between Purdue Avenue and the east-west Class | path on the
north side of the Loop Road.

Bike path connecting from Tara Road to the waterfront
promenade/Bay Trail.

Flexible Connections, like multiuse paths or shared streets with bicycle
access are also proposed in the Plan area.

G.

East-west path/shared street between the eastern end of Purdue
Avenue and the Bay trail, connecting Pulgas to Demeter Street

. Two north-south paths/shared streets in the 391 Demeter St

property, between New Street A and the Bay Trail
North-south internal connection between Tara Road and Bay Road

North-south multiuse path connecting Bay Rd to Weeks along New
Street B

Class Il bike lanes:

K.

92

Pulgas Avenue, south of Bay Road
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L. Bay Road, Pulgas to the eastern end
Class Ill bike routes:
M. Fordham Street, between Bay Road and Purdue Avenue
N. Weeks Street, between Cooley Avenue and Bay Trail
O. Clarke Avenue, south of Bay Road

P. Notre Dame Avenue, between University Avenue and Fordham
Street

Class IV cycle track/protected bike lanes:

Q. North-south connection along Pulgas Avenue between Bay Road
and Street B

R. East-west connection along Street B between Demeter Street and
the Bay Trail

Chapter 8 of this Specific Plan identifies all improvements to the Plan Area’s
bicycle network.
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Figure 4-10: Bicycle Network
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VISION AND STRATEGIES

4.4.4 Reducing Trips & Traffic

The community desires to limit trafficimpacts from new developments. The
Plan includes several elements to achieve this objective:

Transportation Demand Management (TDM)

TDM consists of a combination of programs, policies, and infrastructure
designed to reduce overall vehicle trips. TDM seeks to provide incentives
and options for the Plan Area employees and residents to choose
alternative modes  such as  walking, bicycling,  transit,
carpooling/ridesharing (or not driving at all by working remotely). Per the
City’'s TDM ordinance, daily trips generated by new developments in the
Area are required to be 40% below ITE trip estimates. Through a joint
transportation management association (a “TMA"), a single trip cap will be
applied across all large developments to ensure the Plan Area as a whole
meets the daily trip reduction goal. Penalties for failing to meet trip
reduction targets include financial penalties in addition to programmatic
or operational changes. Citywide programs funded by the TMA may qualify
for trip reduction credit.

Parking

The Plan manages parking through a set of multi-faceted requirements:

e Maximum parking standards intended to be “right sized,” providing
an adequate amount of parking to maintain market competitiveness
but not so low as to undercut the aggressive trip reduction target.

e The configuration, location and landscaping of surface and
structured parking is regulated to produce attractive, pedestrian-
friendly streets.

e Parking structures located on Bay Road or within residential mixed-
use buildings must include ground-floor liner uses.

Future Transit Improvements

The Plan envisions several improvements to transit within the area:
e The firstis incremental reductions in headways on SamTrans routes.

e The second is enhanced access to future BRT, either via a station at
University Avenue or a Class | multi-use path to Willow Village.
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e The third is a public shuttle to Caltrain which the TMA may be
required to expand into a more robust, looped system.

e Finally, several long-term improvements have been discussed for
University Avenue, including a transit-priority lane, a peak hour
reversible lane, bus rapid transit, or congestion pricing/tolling).

4.4.5 Climate Adaptation and Resilience

SAFER Bay Flood Control Project

To protect against sea level rise, the City of East Palo Alto (in partnership
with the SFC Joint Powers Authority and major waterfront-adjacent
property owners) will construct an integrated flood control improvement
along its shoreline, in the approximate location shown in Figure 4-11.
Beyond safeguarding against repetitive water damage, this project would
reduce or eliminate the need for flood insurance for residents and property
owners. The vision is for a seamless transition between private
development, future flood control structures, and the Bay Trail, with private
development sites being raised to meet the levee grade (or close to it). This
integration will transform the City’'s previously inaccessible edge into a
beautifully landscaped open space and recreational amenity. The design
of the SAFER Bay project will vary based on site conditions, with most
segments built as wide earthen berm levees and other segments built as
narrow floodwalls. Projects will be required to:

e Dedicate land and/or provide easements for construction and
maintenance,

e Respectthe 100' BCDC building setback,
e Implement upper floor stepbacks to reduce shadow impacts,

e Be consistent with the Bay Plan, which requires maximum feasible
public access to the shoreline and adaptation to sea level rise.

Sustainability
The City of East Palo Alto is committed to advancing sustainability in the
Plan Area, in support of the City’s recently adopted Climate Action Plan.
The following sustainability concepts will be implemented in the Plan:

e Applying relevant portions of the City’s current building codes,

e Restrictions on stormwater run-off from development sites,

e Improvements to the storm drainage system to reduce flooding,

RAVENSWOOD / 4 CORNERS SPECIFIC PLAN
CITY OF EAST PALO ALTO | PUBLIC REVIEW DRAFT



VISION AND STRATEGIES

e Environmental clean-up of past contamination/hazards,
e Hundreds of new trees to reduce urban heat island effects,

e Expansive use of rooftop photovoltaic (enabled through flexible
rooftop standards), and

o Updated bird-safe design standards for new buildings.
Figure 4-11: SAFER Bay Flood Control Project, Alignment Options
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LAND USE GOALS AND POLICIES 5

This chapter outlines land use goals and policies for the
Specific Plan. These goals and policies reflectinput from the
community, City staff, and other key stakeholders. These are
an extension of the General Plan goals and policies that
focus on the Plan Area. The Specific Plan’s policies provide
clear parameters by which City staff and decision-makers
can review proposed development projects. Specifically,
the policies in this chapter are meant to support the vision
outlined in Chapter 4, Vision and Major Strategies.



5 LAND USE GOALS AND POLICIES

Land Use & Community Character Goals and Policies

Goal LU-1

A balance of land uses that satisfies residents’
needs for a complete mix of residential, retail,
commercial, industrial, and public uses.

Policy LU-1.1

Policy LU-1.2

Policy LU-1.3

102

Foster a series of districts with different characters
and land uses that collectively create a place that is
‘more than the sum of its parts:’

= 4 Corners Gateway; an active, urban, mixed-use
area thatis a destination for the whole City.

= Bay Road Central Core; a community-serving
nonprofit, medical, and local business core.

= Innovation & Tech Employment; composed of:

o Waterfront Office: high-tech and higher-
intensity job district with ample public
spaces and amenities.

o Ravenswood Employment Center:
middle-intensity job district with active
ground floors or makerspaces.

» Industrial Transition (Light Industrial); lower-tech
and lower-intensity job district with a mix of
production spaces.

= Urban Residential; multifamily housing intended
for local residents and workers that serves as a
transition between employment and housing.

Provide a variety of attached and stacked housing
types, with an emphasis on mixed-use buildings with
apartments or condominiums, standalone midrise
housing, and townhomes. Serve a mix of income
levels and diversity of household needs.

Strive to maximize new residential uses at 4 Corners,
along Bay Road Central, and at the edges of the
Innovation and Tech Employment district. The latter
will serve as a buffer between new office/industrial
development and existing lower-scale residential
neighborhoods.
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Policy LU-1.4

Policy LU-1.5

Policy LU-1.6

Policy LU-1.7

Policy LU-1.8

Policy LU-1.9

LAND USE GOALS AND POLICIES

Through the FAR and Community Benefits
Framework, ensure that major office/R&D
developments include complementary land uses
such as retail, restaurants, community
amenities/facilities; public parks and trails; and high-
quality affordable housing (where permitted) to
foster a diverse built environment in the Plan Area.

Support the development of new employment uses
thatbring access to a wide range of high-quality jobs
(that pay a livable wage) to people with a variety of
skill levels, including life science/laboratory, R&D,
community retail, light industrial, makerspace, and
advanced manufacturing.

Maintain and expand light industrial space and uses
along Demeter Street to provide a diversity of jobs
in the Plan Area, for instance jobs related to light
manufacturing, technical skills, building trades, tech
business support, start-up businesses, maker/flex.

Locate active frontages, neighborhood-serving
commercial uses, and public open spaces in close
proximity to each other.

Focus the highestlevel of ground-floor activity in two
key areas along Bay Road: at 4 Corners and around
CENTERARTS, with slightly lower levels of ground-
floor activity located at major entrance points into
the employmentdistrict. Generally, this ground-floor
activity should consist of retail, eating
establishments, personal services, and similar
commercial uses, but makerspaces and community-
serving uses are also desirable on ground floors.

Ensure that major development projects construct
spaces within the Plan Area that directly serve the
community, including daycare and childcare,
community centers, space for nonprofits and
community organizations, subsidized local merchant
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Policy LU-1.10

Policy LU-1.11

Policy LU-1.12

Policy LU-1.13

spaces, shared makerspaces, coworking space,
resource or navigation centers, and/or job training
and workforce development centers.

Encourage and allow community-serving
programming such as arts, live music, entertainment,
and similar uses.

Maintain adequate separation between potentially
incompatible land uses.

Supportdevelopment of housing sites designated in
the Plan Area to accommodate a portion of the City’s
Sixth Cycle Regional Housing Needs Allocation and
meet Housing Element goals and objectives.

Verify that all development projects meet the current
Green Building standards in effect in the City at the
time of approval. Encourage major projects to go
beyond the City’s minimum building energy
efficiency code requirements and achieve LEED
certification at Gold or Platinum level.

Goal LU-2

An activated Bay Road that enhances the city’s
image and identity.

Policy LU-2.1

Policy LU-2.2

Policy LU-2.3

Ensure that development along Bay Road helps
reinforce the corridor’'s importance as the primary
"activity spine” within the Plan Area.

Ensure well-maintained public plazas and privately-
owned publicly-accessible spaces are provided in all
major development projects that front onto Bay
Road, ideally directly adjacent to or within a short
walk of Bay Road.

Ensure thatall developmentin the Plan Area adheres
to the Specific Plan’s ‘active frontage’ design
standards and guidelines. These require active
ground-floor uses on key street segments and
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Policy LU-2.4

Policy LU-2.5

Policy LU-2.6

LAND USE GOALS AND POLICIES

facade design that promotes strolling, socializing,
and community vibrancy.

Facilitate the acquisition of sites to implement
needed mobility improvements including widening
of Bay Road, consistent sidewalks, and a high-quality
public realm. Project applicants shall take the lead in
acquiring sites.

Seek to maximize redevelopment of underutilized
commercial sites along Bay Road.

Emphasize Pulgas Avenue as a secondary activity
spine that complements Bay Road, with a focus on
active residential, institutional, and other public-
serving uses.

Goal LU-3

Strengthened and enhanced residential
neighborhoods.

Policy LU-3.1

Policy LU-3.2

Policy LU-3.3

Prohibit the use of eminent domain by the City on
any residentially-zoned property in the Plan Area
which is vital for maintaining neighborhood’s
structure, cohesion, and identity.

Ensure that new development throughout the Plan
Area improves sidewalks, streetscapes, landscaping,
roadways, lighting, storm drainage and utilities
where appropriate in adjacent neighborhoods.

Require that all new developments immediately
adjacent to existing homes be designed with
screening, landscaping, setbacks, stepbacks, and/or
transitions in building height, materials, scale, and
character. The design intent is to ensure that new
developmentis scaled appropriately and is relatively
compatible from a massing and architectural
standpoint.
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Policy LU-3.4

Policy LU-3.5

Policy LU-3.6

Focus the tallest buildings at the far eastern end of
Bay Road and in the Innovation and Tech
employment core, farthest from single-family
residential areas. At 4 Corners, taller buildings are
allowed if appropriate context-sensitive transitions
to the adjacent neighborhood are provided,
including stepbacks, setbacks, and screening.
Moderately scaled buildings are encouraged along
central stretches of Bay Road and as a buffer
between new development and existing homes.

Ensure that new developments respect the major
and minor view corridors which run east to west
within the Employment District or provide
functionally similar viewsheds for the community.
(More information is provided in Chapter Six.) As
much as possible, the design intent is that these
corridors widen as they approach the Bay.

Ensure that construction impacts on the community
are minimized to the greatest extent practicable.

Goal LU-4

A community that is appropriately protected
from potential hazards generated by new
employment uses.

Policy LU-4.1

Policy LU-4.2

106

Prohibit the development of heavy industries that
have hazardous impacts on the health of the
community. Promote the safe development of
industries that are clean and advanced in the Plan
Area by enforcing performance standards for these
uses. Advanced industries include clean, low-impact
manufacturing of major electronics and auto-related
technologies/assembly.

Monitor and control the type and quantity of
chemical use by businesses thatare located adjacent
to mixed-use and residential sites to minimize
exposure in the event of accidental chemical
releases to the environment.
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Policy LU-4.3

Policy LU-4.4

Policy LU-4.7

Policy LU-4.8

LAND USE GOALS AND POLICIES

Ensure that a Health Risk Assessment is prepared in
accordance with Bay Area Air Quality Management
District (BAAQMD) permit requirements for facilities
producing new potentially hazardous air emissions
in the Plan Area. If the health risk assessment
concludes thatan unacceptable risk would be posed
to nearby sensitive receptors, including schools,
ensure adequate mitigation is provided to reduce
the emissions to the fullest extent possible and to an
acceptable level of risk.

Follow the regulations pertaining to siting of new
schools in California described in Public Resources
Code Section 21151.8 and Education Code Section
17123 to identify facilities within a quarter-mile
radius of a proposed school site that might emit
hazardous air emissions and require a Health Risk
Assessment to ensure these emissions do not pose
an unacceptable risk to the school, or if there is no
suitable alternative site, that these risks are mitigated
to the extent possible and publicly acknowledged.

Ensure that schools proposed to be constructed in
Waterfront Office or REC zones follow all
environmental precautions  and regulatory
requirements (schools are conditionally allowed in
these zones).

New development with sensitive receptors, such as
housing or schools, within a quarter mile of existing
industrial uses that may produce potentially
hazardous air emissions, shall include a targeted
assessment of health risks through the project-
specific CEQA process.

Goal LU-5

Development that remediates existing soil and
groundwater contamination.

Policy LU-5.1

Forallnew development or substantial renovation or
rehabilitation (greater than 20 percent of assessed
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Policy LU-5.2

Policy LU-5.3

valuation), require a Phase | Environmental Site
Assessment (ESA), and, if recommended by the
Phase | ESA, a Phase Il ESA to include soil and
groundwater sampling and analysis. Share the
results of the Phase I/l ESA with appropriate
regulatory agencies to enable an appropriate
remediation plan to be developed. The remediation
plan may include soil and groundwater cleanup,
engineering controls such as vapor barriers or
venting systems, and institutional controls such as
deed restrictions or activity use restrictions.

For all projects located on sites with known or
potential contamination, including all sites east of
Demeter Street/Clarke Ave, a Risk ManagementPlan
(RMP) shall be prepared and submitted to the
California Department of Toxic Substances Control
(DTSC) and/or the San Francisco Regional Water
Quality Control Board (RWQCB) for review and
approval before applying for entitlements from the
City. Applicants shall submit an application to both
the DTSC and the RWQCB with enough site
information to allow the agencies to determine the
appropriate lead agency. The lead agency, DTSC or
RWQCB, will review all future development plans,
provide comments, and approve final plans before
commencement of construction.

All  projects proposing residential, medical,
community, civic, orinstitutional uses shall conduct a
site assessment or screening for vapor intrusion risk,
per State Water Board guidance. Groundwater
solvents in particular shall be investigated at all sites.
If vapor intrusion risk exceeds the established
thresholds, then a risk management plan shall be
determined. Remediation should be the preferred
response action. For sites where site-specific
conditions prevent remediation, mitigation may be
necessary as a long-term measure.
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LAND USE GOALS AND POLICIES

Proposed developments in the Plan Area adjacent to
active remediation systems or groundwater
monitoring systems shall notify the lead agency in
charge of remediation.

Goal LU-6

Development that complies with regulations and
standards from regional agencies.

Policy LU-6.1

Policy LU-6.2

Policy LU-6.3

Follow the land wuse planning and approval
processes outlined in the Palo Alto Airport Land Use
Compatibility Plan (ALUCP). Avoid land uses that
negatively affect air navigation as described in the
ALUCP or are in excess of maximum heights
identified in the ALUCP from the Traffic Pattern Zone.

Ensure that the Menlo Park Fire Protection District
(MPFPD) reviews construction plans for roadway
modifications, internal circulation, and establish, if
needed, temporary alternative emergency routes to
be used for the duration of the construction project.
During design review, ensure that roads and
driveways are established that meet all applicable
code requirements for emergency access,
potentially including signal preemption
mechanisms. Ensure that MPFPD reviews building
plans for compliance with the Fire Code and
establishes a future inspection schedule.

Ensure that projects subject to Bay Conservation &
Development Commission (BCDC) jurisdiction
receive permit approval from BCDC after being
granted planning entitlements from the City.
Encourage applicants to engage in the pre-
application process with BCDC; the pre-application
process will typically include a project review by the
Commission's Design Review Board and/or
Engineering Criteria Review Board. All final
development plans will be approved by BCDC.
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Goal LU-7

Maintenance and conservation of historic,
archeological, and tribal cultural resources.

Policy LU-7.1

Policy LU-7.2

Policy LU-7.3

110

Ensure that City, State, and Federal historic
preservation laws, regulations, and codes are
implemented, including State laws related to
archaeological resources, in order to protect
historic, cultural, and prehistoric resources. This may
include  preparation of a  project-specific
Archaeological Resources Assessment (ARA); see
the Mitigation, Monitoring, and Reporting Program
(Appendix C) for more details.

In the event that a potential impact to a tribal cultural
resource is identified, projects shall develop
appropriate protection and/or mitigation measures
to reduce potential impacts to a less than significant
level to identified and significant resources eligible
for inclusion on the California Register of Historical
Resources (CRHR).

Upon the discovery of Native American human
remains during construction, development activity
will cease until professional archaeological
examination confirms that the burial is human. Non-
invasive testing is recommended. If the remains are
determined to be Native American, applicable State
laws shall be implemented.
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LAND USE AND DEVELOPMENT STANDARDS

This chapter provides land use regulations and standards
applicable to all future Development Projects in the
Specific Plan Area (as defined in the Municipal Code). The
development standards in this section specify basic
physical requirements for new construction
and substantial improvement projects, including building
placement on single sites, the three-dimensional form of
buildings, and public access to and through development
sites. The chapter covers the following topics:

e 6.1 Land Use Standards

e 6.2 Building Heightand Stepback Standards
e 6.3 Active Frontage Standards

e 6.4 Site Design Standards

e 6.6 Building Design Standards

e 6.6 Additional Development Standards

e 6.7 Ecological Development Standards
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The standards are meant to ensure that the use and physical character of
development achieves the vision outlined in Chapter 4 by creating an
active urban business and arts district with appealing architecture,
welcoming public open space, and a safe pedestrian environment.
Furthermore, the standards are designed to promote financial feasibility
and land use flexibility in potential new development.

Citywide regulations in the East Palo Alto Development Code notin conflict
with the Specific Plan will continue to apply to the Plan Area. When in
conflict, the land use and development standards in this document
supersede the standards in Chapter 18 of the Municipal Code. Existing and
previously entitled developments in the Plan Area may have their own
approvals and requirements, which may supersede the requirements in
this plan, unless additional approvals are required or these pre-existing
entitlements have expired, in which case the standards of this Plan shall

apply.

This chapter contains both objective development and design standards
and design guidelines. Objective standards are those that do not involve
subjective judgement and are uniformly verifiable by reference to an
external and uniform benchmark available and knowable by both the
applicant and the public. All development projects shall comply with
objective standards or seek exceptions/variances. Non-residential projects
should demonstrate how they meet the intent of design guidelines;
however, residential, and mixed-use residential projects that qualify for
SB330 or SB35 or other state mandated ministerial review are not required
to comply with design guidelines (though objective standards still apply).

How to Use this Chapter:

What is the zoning See Figure 6.1, Land Use Zones to identify the zone in
for a given parcel? which the parcelislocated. The desired characterin each
zone is described in Section 6.1.1.

What land uses are Review Table 6-1 to identify allowed uses [P means a
allowed in each permitted use, AUP means administrative use permit
zone? required, and CUP means a conditional use permit is
required, i.e. the use may be permitted if certain
conditions are met]. See Section 6.1.2 for additional land
use standards and regulations. For all properties in the
Plan Area, the City’s requirements for nonconforming
uses will govern the continued existence of land uses that

do not match the underlying zone.
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What is the
maximum allowed
development
intensity/density?

What are the
maximum heights
allowed?

What are the
special rules for
active ground
floors?

What other
requirements in
this Chapter

apply?

What other
chapters should
be reviewed for
standards?

What other City
requirements

apply?

LAND USE AND DEVELOPMENT STANDARDS

See Table 6-2 for the maximum allowed floor area ratios

and residential densities by zone. These may be

exceeded through State density bonus for residential
uses, and through achievement of a Standard or

Exemplary bonus for major office or R&D developments.

See Figure 6-3 for maximum allowed heights in feet.

Heights are not strictly regulated by land use zone but

rather by the height map. Additional stepback standards

apply, see Section 6.3.3.

Review Figure 6-15 to determine where active frontages

are identified. See Section 6.4 for special requirements

for specific land uses and ground-floor building design
thatapply along the identified frontages.

e Review Section 6.5 for site design standards, such as
block size and on-site open space requirements.

o Review Section 6.6 for building design standards,
such as articulation and massing breaks.

e Review Sections 6.7 and 6.8 for all other standards,
including for green building and sustainability.

e Review Chapter 7 for standards for privately-owned
public open space and shoreline-adjacent
development.

e Review Chapter 8 for standards relating to street
design, multimodal design, and TDM/parking
standards.

e Review Chapter 10 for requirements (including fiscal
impact and residual value analysis), priorities, and
targets related to Community Benefits.

e Review Chapter 11 for project review procedures,
procedures for obtaining an Allocation from the
Development Capacity, Reserves, and Trip Cap.

Comply with the Planning Pre-Submittal Process

Follow the City’'s Community O utreach Guidelines

Review the latest Development Impact Fee Schedule

Design Review by the Director or Planning Commission

may apply per Chapter 18.86.
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6.1 Land Use

6.1.1

Land Use Zones

The Plan Area has been divided into seven land use zones thatare intended
to capture the community’s desires for Ravenswood Business District/4
Corners. In addition, three residential overlay zones implement the vision
for maximizing development of housing in the Plan Area. Each land use
zone regulates allowable land use, floor area ratio, residential density, and
other design standards. The standards that follow are organized by zone.

The Specific Plan includes the following land use zones:

1)

2)

3)

4)

5)

6)

4 Corners Gateway. Intended to support an enlivened, thriving
“downtown” for East Palo Alto focused on and around the
intersection of University Avenue and Bay Road. Accommodates
multi-story mixed-use buildings that have retail stores or community
facilities on the ground floor, with housing and/or offices above.
Bay Road Central. Intended to make Bay Road a lively, inviting
place that creates a strong connection between 4 Corners and
Cooley Landing. Accommodates multi-story mixed-use buildings
that have individual residential entries, retail stores, or storefront-
type offices on the ground floor, with housing (or offices to a lesser
extent) on upper floors.

Ravenswood Employment Center. Intended to support the
development of a variety of job-creating uses, including high-
quality research and development (R&D) facilities and associated
offices. Also accommodates businesses that fabricate and produce
goods, distribute merchandise, or repair equipment, provided that
they do not negatively affect surrounding uses or properties.
Industrial Transition. Accommodates low-intensity light industrial,
manufacturing, and repair businesses that do not attract large
amounts of traffic or adversely affect nearby homes. Provides
spaces for local businesses. Serves as a transition between single-
family homes and more intense employment areas.

Waterfront Office. Intended to create a higher-intensity, urban
office district within the Plan Area. Accommodates professional
offices, research & development facilities, limited light industrial
uses, and supporting retail or similar uses.

Urban Residential. Intended to provide for the development of a
variety of housing types at moderate densities. Accommodates
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attached single family (such as townhomes, duplexes, triplexes, and
fourplexes) and multi-family apartments or condominiums.

7) Parks and Recreation. Intended to be placed on those parcels
dedicated to conservation of existing open space and development
of traditional parks, greenways, recreational/community facilities,
and other “public” spaces within the Plan Area.

Additionally, the Specific Plan provides for the following Residential
Overlay zones which are regulated according to their respective
provisions in the City’s Development Code (see Figure 6-1: Land Use Map
for where overlays apply):

o R-MD-1: 2.5 stories, 15 du/acre base; up to 22 du/acre potentially
achievable with standard 50% State Density Bonus (SDB) for
inclusionary affordable housing

o R-MD-2: 3 stories, 22 du/acre; up to 33 du/acre with 50% SDB

o R-HD-5: 5 stories, 43 du/acre; up to 65 du/acre with 50% SDB

(The actual density bonus achievable through SDB will depend upon the
amount and type of inclusionary housing proposed, on a project-by-
project basis, and could potentially exceed the numbers shown here)

For residential portions of projects, allowable land uses and maximum
density regulations from the overlay zones will apply as provided in
Chapter 18 of the Development Code (for R-MD-1, R-MD-2, and R-HD-3) as
it pertains to residential uses. Other development standards of this Plan,
including setbacks, stepbacks, and active frontages, still apply.

The Plan Area’s land use zones and overlays are shown in Figure 6-1:
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Figure 6-1. Land Use Zones Map
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6.1.2 General Land Use Standards

1

2
3

Allowed Uses. Permitted uses in each zone are provided in Table
6-1. All uses not permitted by right, AUP, or CUP are prohibited.
Land Use Definitions. See use type definitions in Appendix B.
Active Neighborhood-Serving Uses. Active uses shall be required
in ground floor spaces as shown on Figure 6-11. These ground floor
spaces shall comply with Active Frontage Design and Land Use
Standards in Section 6.4.

Affordable Housing. Development projects with residential uses
are subject to the City’s Inclusionary Zoning Ordinance which
requires 20% of units to be dedicated to Extremely Low-, Low-, and
Moderate-income households or 100% below market rate projects.
Community Benefits Requirements. Development projects
requesting an allocation of office/R&D Development Capacity at the
Standard or Exemplary Tier are required to submit a Community
Benefits Narrative/Scorecard and related analyses (see Chapter 10
for details). This includes an affordable housing program.

Existing City Fees and Programs. As applicable, all development
projects must provide the City-specified impact fees and satisfy
other statutory requirements and ordinances.

Required Provision of Open Space. Where open space types are
identified in the Parks and Open Space Network (see Chapter 7),
developments are required to provide publicly accessible open
space which will be credited toward the park dedication
requirements and/or Parks and Trail impact fees as applicable.
Parks and Recreation Zone. For parcels zoned as Open Space in
Figure 6-1, the regulations shall be as provided in the Zoning
Ordinance for Parks and Recreation (PR) districts.

Biosafety Lab Uses. Tenants proposing biosafety laboratories shall
provide a list of chemicals and biosafety accident prevention
practices when obtaining a conditional use permit and/or business
license for operation in the City of East Palo Alto and with all
planning and building permit applications. Tenants shall also
contact Menlo Fire Protection District for additional approvals. See
Table 6-1 under Research and Development (Restricted) for
additional BSL standards.

10 Hazardous Materials. Building and Fire Codes shall apply at the

building permit review stage for hazardous uses and hazardous
material storage. Other outside regulatory requirements may apply.
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Table 6-1: Allowed Land Uses 4Corners Gateway/Bay

Ravenswood
Road Central
Employment Industrial Waterfront Urban Other Additional
Land Use Ground (1) Upper Center Transition Office Residential Requirements
Residential
. . Muni Code
Accessory Dwelling Units — P — — — P Chapter 18.96
Agriculture, Community Gardens Only P — P P P P
. . . Muni Code Section
Animal Keeping, Noncommercial — — — P — P 18.48.050
Duplex (Two-Family Dwellings) — — — — — P
Emergency Shelters — — — P — —
. Gov Code §
Family Day Care Home — P P — P P 1597.40
. . Muni Code Section
Home Occupation / Home Business — HBP — — — HBP 18.48.100
Live/Work Units (or Work/Live) P CUP CuUP P — CUP See Section 6.6.2
Multiple-Family Dwellings cup P — — — P
Single-Family Dwelling, Attached — — — — — P
Single-Family Dwelling, Detached—tot Size No - - . - o CUP
Greater Than 5,000 Square Feet
Single Room O ccupancy Facilities (SROs) — — — — — P
. . . Gov Code §
Supportive Housing (includes LBNCs) — P — — — P 65583(a)(5)

- . Gov Code §
Transitional Housing — AUP — — — AUP 65583(a)(5)
Visitor Accommoda’Flons -Bed & BreakfastInn . cup . . . cup
or Short-Term Lodging
Care Uses

. Muni Code Section
Adult and Child Day Care P P P CuP P P 18.48.050
Congregate Care Homes — — — — — CUP
Convalescent Facilities — — — — — CuP
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Table 6-1: Allowed Land Uses

4 Corners Gateway/Bay

Road Central ::’:I:?r:\c;%‘: Industrial Waterfront Urban Other Additional
Land Use Ground (1) Upper Center Transition Office Residential Requirements
Day Care, Accessory Use Only CuUP P P CUP P P
Residential Care Facility—Seven or More — CUP — — — CUP 6??;?2?5:2.
Residential Care Facility—Six or Fewer — AUP — — — P 6??;?2?5:2.
Public & Quasi-Public
gl;;sr,”gail?;:ible Institutions and P P P P P cup
Community Use, Assembly P P P P P —
Community Use, Non-Assembly P P P P P P
Community Facilities and Institutions P P P P P P
Public Assembly/Meeting Facilities AUP AUP AUP — AUP AUP
Religious Assembly/Church cup Ccup cup Ccup CcupP CcupP
Park, Plaza, or Recreational Facility P — P P P P AIIov\\i\i?hilejE.zone
Public or Quasi-Public Facilities and Uses P P P P P P
Public Safety Facility P P P P P P
Temporary Uses TUP TUP TUP TUP TUP TUP cﬁ”ali,”tifﬁ’g.&
School, Private cup CUP cup — CUP P
School, Public cup cuP cup — cupP P
Commercial
e T A S A S v
Animal Sales and Services—Boarding Allowed Ccup — — CcUP — —
Animal Sales and Services—No Boarding P — — P — —
Automated Teller Machine (ATM) P — P P P —
Bank or Financial Service/Institution AUP AUP AUP — P —
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Table 6-1: Allowed Land Uses

4 Corners Gateway/Bay

Road Central E?r‘l,:;c‘);vr:\c.eonil Industrial Waterfront Urban Other Additional
Land Use Ground (1) Upper Center Transition Office Residential Requirements
Business Support Service P — P P P —
Catering Services — — P P —
Commercial Recreation, Indoor P cup Cup cup cup —
Commercial Recreation, Outdoor — — P P P —
Dry Cleaning Establishments (Retail O nly) AUP — AUP — — AUP
Drive-Through Establishment — — — — — —
Food and Beverage Sales, Convenience P — P CUP P —
Food and Beverage Sales, Supermarket P CUP P CUP P —
Health/Fitness Facility (Small) P P AUP AUP AUP —
Health/ Fitness Facility (Large) AUP AUP AUP CUP AUP —
Hospitals — — — — — —
Artist, Instructional or Production Studio P P P P P —
oGNS cup e cp e - -
Medical/Dental Office Cup AUP P P P —
e e oo P e o -
Personal Services, Moderate-Impact/Restricted AUP — AUP AUP AUP —
Printing and Shipping Services P P P P P
Office —Business (Small) P P P P P
Office —-Professional and Corporate (Large) AUP (3) AUP (3) P — P —
IIi|c(>)cl>1crls)5erV|ce (No Alcohol, Fast Food, or Late P P P P P .
Food Service (With Alcohol Sales, Fast Food,
or Late Hours), at a Bonafide Eating P AUP AUP AUP AUP —

Establishment
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Table 6-1: Allowed Land Uses

4 Corners Gateway/Bay

Road Central ::’:I:?l:\c:;‘: Industrial Waterfront Urban Other Additional
Land Use Ground (1) Upper Center Transition Office Residential Requirements
General Retail Sales (less than 10,000 sq. ft.) P CUP P P — —
General Retail Sales (10,000 sq. ft. or greater) CuUpP CUP CupP P — —
Shopping Center — — CupP — — —
Vehicle Service and Repair — — — CUP — —
Vehicle/ Equipment Rentals, O ffice Only — — — CcuUP — —
Visitor Accommodations —Hotels + Motels P P Cup — cup —
Industry, Manufacturing and Production, and Warehousing Uses
Manufacturing and Production—Heavy — — — — — —
Manufacturing and Production —General, . . P P P
Small (Less than 5,000 sq. ft.)
lt/;ar;:facturlng and Production —General, . . AUP AUP AUP .
Manufacturing and Production —tight, Small Ccup — P P P —
Manufacturing and Production —tight, Large — — AUP AUP AUP —
Maintenance and Repair — — P P — —
Handicraft Industry P P P P P —
Storage (Mini Storage) — — — cupP — —
Recycling Facility, Small Collection — — Ccup CcupP — —
Recycling Facility, Large Collection — — — cupP — —
Research and Development, General — P P P P —
?Leasbe;rr;tlz)?;ciﬁeveIopment, Restricted - CUP AUP - AUP o
W ater Storage Facilities — — P P P P
Warehousing, Wholesaling, and Distribution — — AUP P AUP —
Transportation, Communications, and Utilities
Communication Facilities — P P P P —
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Table 6-1: Allowed Land Uses 4Corners Gateway/Bay

Ravenswood
Road Central
- Employment Industrial Waterfront Urban Other Additional
Land Use Ground (1) Upper Center Transition Office Residential Requirements
Heliports and Helistops — — — — — _
- . Muni Code
Outdoor Advertising Structures/Signs Chapter 18.32
Outdoor Storage and Display — — — — — —
Parking Facility CUP (5) Ccup cup cup cup —
Public Utilities—Major cup — cup CcupP cupP cup
Public Utilities—Minor P — P P p P
Public Utility Antenna and Satellite Dishes (6) (6) (6) (6) (6) (6) GovCode §
Y 6518.1 et seq.
Vehicle Depot — — cup — — _

Muni Code

Wireless Telecommunication Facilities Chapter 18.42

(1) For additional use regulations that apply to ground floors in identified frontage zones, see Section 6.2 Active Frontages.

(2) Alcohol Beverage Service that is on-site/on-sale in conjunction with a bonafide eating establishment is considered as ancillary to the
primary business and is not subject to a separate CUP or other use permit.

(3) Office - Professional and Corporate is not allowed in Bay Road Central.

(4) Special standards apply for developments proposing Biosafety Level Facilities. BSL 1 and BSL 2 are permitted with an AUP in REC,
WO, and Industrial zones and are conditionally permitted in Upper floors in 4 Corners Gateway. BSL 3 is conditionally permitted in REC,
WO, and Upper 4 Corners Gateway zones, subject to findings by staff that the proposed use is buffered adequately from residential
uses and will be subject to an annual safety compliance inspection by the relevant County agency and/or the Fire Department. BSL 4 is
prohibited in all zones.

(5) Parking structures located on Bay Road or within residential mixed-use buildings shall be wrapped with another ground-floor use
along all street frontages; the ground-floor use shall have a depth of at least 20 feet. This requirement also applies to the frontage of
any parking structure along the East-West Connector. See Section 6.4.1 for details.

(6) Permit requirement determined according to the provisions in Chapter 24.5 of the Zoning Ordinance.
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6.1.3 Development Intensity

1 Allowed maximum non-residential floor area and residential density. Maximum allowed floor area is defined
for each Land Use Zone in Table 6-3, and minimum/maximum densities are defined for each Zone in Table 6-2.
Allowed floor area and density is based on the gross parcel area.

2 Non-developable areas. Maximum allowed floor area is not reduced by non-developable portions of a site,
except for portions of a site located in the Parks and Recreation zone.

3 FAR Exemptions. Calculation of maximum floor area ratio does not include neighborhood-serving retail or
subsidized community space provided to satisfy the Active Frontage requirements. The total floor area
exemption shall not exceed 10% of the project’s development gross square footage. Tenant amenity space is
not exempted from FAR calculations.

4 Aggregated FAR. At city discretion, floor area ratio can be aggregated over two or more differentland use zones
using a weighted average, provided the site’s total Maximum FAR and the maximum allowable building height
in each zone is not exceeded.

5 Transportation, park, and open space dedications and easements. Any new dedication or easement for a
street, path, or other transportation connection or open space shall not be deducted from a site’s gross lot area
for the purposes of calculating FAR. Setbacks shall be measured after dedications are provided. See
Implementation Chapter Figure 11-4 for a map of desired dedications and easements.

Table 6-2. Residential Density Standards

Land Use Zone 4 Corners Bay Road Ravenswood | Industrial Waterfront Urban
Gateway Central Employment | Transition Office Residential
Center
Minimum Density 22 22 -- -- -- 22
Maximum Density 86 65 - - - 43
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Table 6-3. Non-Residential Intensity Standards (Tiers)

4 Corners CEVAIGET. Ravenswood | Industrial Waterfront Urban
Gateway Central Employment | Transition Office Residential
Center Zone
Base Maximum 0.50 (office/retail)
FAR 1.0 1.0 (hotel and 0.35 0.75 0.5 --
medical office)
Standard Tier 0.75 (office/retail)
Maximum FAR 1.5 1.5 (hotel and 0.50 - 0.95 -
medical office)
Exemplary Tier 1.0 (office/retail)
Maximum FAR 2.0 2.0 (hotel and 0.75 -- 1.5 -

medical office)
See Chapter 10 for standards and targets associated with the Standard and Exemplary Tier.

6.1.4 Setbacks

1 Required setbacks. All developments shall meet the minimum setback requirements as established in Table 6-
4 for building frontages along streets and public open spaces.

a. Front setbacks are measured from defined property lines. Setback standards assume the lot is measured
from the new property line after dedication, which will typically coincide with the back of the publicly
dedicated sidewalk. Side and rear setbacks where no transportation facility is provided are also measured
from the property line.

b. For new privately owned publicly accessible streets, front setbacks are measured from the edge of the
public access easement or public right-of-way as established on each section’s dimensional standards in
the Mobility Chapter.

c. Levee setbacks are measured from the BCDC jurisdictional line, as established by individual project
applicants in consultation with BCDC.

2 Special Build-to Requirements.
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a. Four Corners Gateway: 65% of building frontage shall be built to within 20’ of the Bay Road or University
Avenue-facing property line, after any required dedications. Public open space/plazas at least 20’ wide

b. Bay Road Central: 50% of building frontage shall be built to within 20’ of the Bay Road-facing property line,
after any required dedications.

3 Change in grade. Applicants that raise their building development pads to meet Design Flood Elevations shall
provide for usable, pleasant, and ADA-compliantgrade changes between the sidewalk and the finish grade. This
includes at least 10" wide sidewalk/planter strip before grading up through ramps, stairs, or other strategies.
Buildings with finish grades four feet or higher from the sidewalk grade shall have multiple access points from
the sidewalk, at least one per 75 feet of frontage.

4 Parking in setbacks. Surface parking (excepting ADA-required parking) is prohibited within 30’ of the back of
publicly accessible sidewalk. Driveways parallel to the street frontage are prohibited within the minimum setback.

5 Dedications for public right-of-way/sidewalk. The City may, at its discretion, request dedication of up to 10’
of frontage for portions of developments fronting onto existing public roads for public right-of-way, sidewalk,
and/or landscaping. Where required to achieve critical transportation improvements, Public Works may request
more than 10’ of frontage.

6 ROW Encroachments. Awnings, canopies, and similar non-structural elements located at least 9’ above grade
may encroach into the public right-of-way, subject to City approval.

7 Projections and Overhangs.

a. Majorarchitectural elements, such as balconies and bay windows, may encroach into the front setback areas
a maximum of 4’, provided the total area of all elements does not exceed 35% of the building facade area.
This encroachment is subject to design review.

b. Minor architectural elements, such as building overhangs or cantilevers, may encroach into the front setback
areas a maximum of 8’, provided the total vertical dimension of the overhang is less than 4" and is located at
least 14 feet above grade.

8 Underground Parking Encroachment. Underground parking shall not encroach under public streets or
dedicated public parks and shall not be located under Public Utility Easements (PUEs). Underground parking,
when fully below grade, may encroach into setbacks and below privately held open areas, subject to
development review.

Table 6-4. Setback and Build-To Development Standards
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Standard 4 Corners Bay Road | Ravenswood | Waterfront | Industrial Urban
Gateway Central Employment Office Transition Residential
Center
Front (Pulgas, Tara, Min 10’ Min 10’ Min 10’ Min 5’
Demeter, Emerson)
University Ave Min 8’ | Max 25’
Bay Road Min 6’; Min 12’ for residential Min 30" * Min 30" * Min 15’
or storefront | Max 25’ (average) | (average) |
Max 60’ Max 60’
Exterior Side** Min 10’ Min 10’ Min 10’ Min 20’ Min 10’ Min 10’
Rear Min 30’ (plus Min 30’ Min 20’ Min 30’ Min 20’
transition)
Inner levee edge Min 50’
Adjacent to major Min 15’
greenway***

*Front setbacks may be reduced to 25" where 10+ of right-of-way is provided to the City for widening Bay Road.
**For interior side setbacks, see Building Separation Standards within 6.2.3 Stepbacks.
***See 6.2.3 Stepbacks for locations of major greenways.
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6.1.5 Lot Coverages

1 Maximum and minimum coverages. All developments shall adhere to the coverage standards in Table 6-5.

Table 6-5: Landscaping and Paving Coverage

4 Corners Bay Road Ravenswood | Waterfront | Industrial Urban
Gateway Central Employment | Office Transition Residential
Center

Landscape Area 10% of lot 0% of lotarea 5% of lotarea 10% of lot 5% of lotarea 5% of lot area
(Minimum) area area
Paving Coverage 15% N/A 30% 25% 35% N/A
(Maximum)
RAVENSWOOD / 4 CORNERS SPECIFIC PLAN 127

CITY OF EAST PALO ALTO | PUBLIC REVIEW DRAFT



6 LAND USE AND DEVELOPMENT STANDARDS

128

6.2 Community and Local Employment Uses

The East Palo Alto community has expressed the need for certain land uses to be
provided through the development of the Plan Area. These favored or desired uses
are described and defined below. Certain uses have additional design or performance
standards, due to their unique nature; see Table 6-6 below.

1 Community Benefits. To count as a community benefit for achievement of
Standard or Exemplary targets, these spaces shall be leased to a local resident,
locally owned enterprise, or non-profit organization; and tenants shall pay
below-market rents in perpetuity (or the space shall be deeded to the City).

2 Off-Site Facilities. Subjectto City discretion, a project shall receive equal credit

for community spaces/uses constructed off-site.

Table 6-6. Community and Local Employment Land Use Framework

Category Land Use Correlation Guidance
Community Space
Local Retail/Startup e Eating and Drinking (Restaurant/Bar) 6.4 Active
e Personal Services Frontage
e Convenience Sales & General Retail Sales
e Dance Hall
e Commercial Recreation, Indoor
e Fitness/Health
e Production Studio
e Medical/Dental Office
Community Center, | e Public or Quasi-Public Facility 7.4
Library/Civic Space, | ®* Community Assembly and Non-Assembly Community
Club/Non-Profit e Community Facilities and Institutions Facilities
Organization, e Clubs, Charitable Institutions & Organizations
Workforce Training o Office (Business/Small)
e Adult/Childcare
Local Employment Space
Maker/Flex e Manufacturing/Production —Light, Small 6.2.1 Flex
Small-scale fabricating e Manufacturing/Production —General, Small Space
spaces, less than 5,000 e Maintenance and Repair
square feet per space e Handicraft Industry
e Production Studio
e Live/Work
PDR/Light Industrial | e Warehousing, Wholesaling, and Distribution
Medium-scale light ¢ Manufacturing/Production —Light, Large
industrial space, atleast | o Manufacturing/Production —General, Large
30,000 total square feet | o Maintenance and Repair
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6.2.1 Maker and Flex Spaces

Maker or “flex” spaces are intended to foster a diversity of smaller, locally owned and
operated businesses in the Plan Area. They are intended to enhance the creativity and
ingenuity of East Palo Alto residents by providing creation space with floor area
designed for and leased to production, distribution, repair businesses, art or crafting,
clean manufacturing, construction industries, start-up spaces, or other similar flex or
maker spaces.

1 Design and Location. Spaces shall be located on the ground floor, have easy
loading access (close proximity to a warehouse door or loading dock), and have
a floor-to-floor height of at least 18 feet.

2 Entrances. Roll-up doors, large bay doors, or other similar treatments should

be employed to facilitate loading, pick-up, and delivery of materials.

3 Size. Creation space leases shall be limited to 30,000 square feet per lessee
and shall be subdividable into approximately 10,000 square feet or smaller
spaces.

4 Uses. See Table 6-6 for allowed land uses under Local Employment Space.

5 Residential Adjacency. Creation space shall not be located directly adjacent
to residential uses (or within 40’ of a residential property line).

6.2.2 Live/Work Standards

1 Floor area requirements. The net total floor area of a live/work space shall be
a maximum of 3,000 square feet (minimum of 1,500 square feet).

2 Separation and access. Each live/work unit shall be separated from other
live/work units or other uses in the structure. Access to each live/work unit shall
be provided from shopfronts, directly from the street from common access
areas, corridors, or halls; and the access to each unit shall be clearly separate
from other live/work units or other uses within the structure.

3 Active frontage. Live/work units shall have a frontage designed to the
minimum design standards of the Active Non-Retail.

4 Facilities to accommodate commercial or light industrial activities. A
live/work unit shall be designed to accommodate commercial or industrial uses
as evidenced by the provision of ventilation, interior storage, flooring, and other
physical improvements of the type commonly found in exclusively commercial
or light industrial facilities used for the same work activity.

5 Building and fire code compliance. Any building which contains a live/work
occupancy shall comply with the latest edition of the CBC and applicable
building and life safety policies for such occupancies.
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Figure 6-2: Example Live/Work Floor Plan
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Example site plan of a three-story live/work unit, with office and maker space situated
below a residential townhouse (Probuilder.com)

6.3 Building Heights & Stepbacks

Future development in the Plan Area will be designed to minimize the impact of tall,
bulky buildings.

6.3.1 Maximum Building Height

1 Allowed Maximum Height. Heights are regulated by Figure 6-3. For
reference, maximum height is based on assumed height of 15’ for office floor,
16’ per R&D/life science floor plus 24’ for a loading/service ground floor, or 10’
per residential floor plus 15’ for a mixed-use ground floor. This is an average
height per for floor, inclusive of space between floors.

2 Height Measurements.

a. Maximum building height is measured from the Design Floor Elevation
(DFE) / finish floor grade to the roofline or roof edge. Maximum height
does notinclude parapets less than 4’ in height.

b. Base Floor Elevation (BFE) and Design Floor Elevation (DFE) are measured
from sea level (NAD 83 / NAVD 88).
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3 Floor-to-Floor Heights. For Urban Residential, the minimum floor-to-floor
heights shall be 10 feet and the maximum shall be 14 feet on the ground floor
for a non-residential use such as a school or meeting space.

4 Rooftop Mechanical Exception Standards.

a. Allrooftop equipmentshall be set back from the parapetorroofedge ata
ratio of at least 1:1.15 (the height of equipment closest to the edge
compared to its distance from the edge), and no less than 10’ from edge
regardless of height.

b. Maximum of 30% total roof coverage for rooftop equipment that exceeds
the maximum height by more than 15",

c. Maximum of 15% total roof coverage for equipment that exceeds the
maximum height by more than 20’. Rooftop equipment that exceeds 30’ in
height (excepting electrical or external communication equipment) shall
count towards the building’s maximum height.

d. Rooftop Mechanical Equipment may protrude into the levee stepback
zone for no more than 10" in any dimension provided that it is screened
from the view of the Bay Trail.

e. All roof-mounted mechanical, electrical, and external communication
equipment, such as satellite dishes and microwave towers, shall be
screened from public view or architecturally integrated into the building.

f. Roof-mounted equipment greater in height than the parapet wall shall be
screened to a height equal to the height of the equipment.

5 Design Flood Elevation (DFE). DFE, or the minimum elevation of the finish
floor of buildings above Base Floor Elevation (BFE), is per Figure 6-3. All
buildings shall have a ground floor finish grade elevation of at least 11 feet
above sealevel (NAD 83 /NAVD 88). Buildings located in portions of the Flood
Zone shall have higher DFEs as indicated on Figure 6-3 equaling the Base Flood
Elevation of 11’ plus a minimum of 2.5'-4-5’ of expected sea level rise; this
Design Flood Elevation (DFE) increases as buildings are located closer to the
shoreline. Areas subject to flooding from the 100-year storm should be
elevated in conformance with FEMA flood protection standards and buildings
shall meet all current FEMA Flood Zone standards (subject to change).

6 Ground Floor Residential. Ground floor residential units that are not elevated
above sidewalk grade shall be setback a minimum of 12 feet from back of walk.
Ground floor residential units greater than 8 feet above sidewalk grade shall be
set back a minimum 15 feet from back of walk.

7 Palo Alto Airport Comprehensive Land Use Plan Compliance. Applicants
shall demonstrate compliance with the PAA Comprehensive Land Use Plan
(CLUP). Regardless of maximum building heights allowed in Figure 6-2, all
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buildings shall meet the height standards set forth by the PAA ALUC, unless
permitted to override these regulations by a 4/5ths vote of Council.

6.3.2 High-Rise Buildings

1 Upper Floor Mass Reduction. Buildings greater than 65’ in height shall
provide variety in building heights and reduce the massing of upper floors:

e No floor plate above 96’ in building height shall be greater than 30,000
square feetin size.

e Portions of high-rise buildings greater than 96’ in height shall be spaced no
less than 100 feet apart to minimize shadowing of streets, open space, and
other buildings (measured by a circular offset from building perimeter at its
outermost point). Buildings facing each other on different axes may have
reduced separation (80" minimum).

e For portions of residential buildings above 65 feet in height, no building
dimension shall exceed 180 feetin length.

e Residential buildings shall have a 15% reduction in floor area for floors
above 65 feetin height (compared to the floor plate of the ground floor).

2. Standalone Parking Structures. Standalone parking structures shall not
exceed 90’ in height.
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Figure 6-3: Maximum Height Map
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The figure below establishes the minimum Design Flood Elevations (DFEs) for new
developmentin the Plan Area. Finish floors must be raised to or above these minimums

to ensure approval of C-LOMRs by FEMA.
Figure 6-4: Minimum Design Flood Elevations (DFEs)
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6.3.3 Special Height Zones (Stepbacks)

1 Stepbacks for view corridors and transition zones. All projects shall comply
with the view corridor and transition standards which are summarized in Figure
6-5. The stepback bands shown on the figure are illustrative in nature; projects
shall use the dimensional cross-sections and standards listed below to confirm
compliance. The following view corridor and transition zones apply:

Bay Road View Corridor

Major View Corridors

Minor View Corridors
Waterfront-Levee Transition Zone
Four Corners Transition Zone

SO QN oo

Residential-Adjacent Industrial Transition Zone
g. University Village Transition Zone

2 Minimum building separations. For buildings taller than 48’, there shall be a
minimum distance of 45’ between buildings. For buildings lower than 48’ in
total height, there shall be a minimum of 20’ between buildings. See Figures 6-
7 through 6-14 for minimum building separations along view corridors. See the
Mobility chapter for additional section dimensions for mobility connections.

3 Measuring as an average. All stepbacks and minimum building separations
may be measured as an average across an entire facade plane (with a minimum
stepback or separation of 10’ regardless of average).

4 Setbacks in lieu of stepbacks. The minimum levee and view corridor
stepbacks do not apply to buildings that are setback beyond/outside the
vertical plane of the required stepback (i.e., the setback exceeds the stepback).

5 Adjustments to required stepbacks. At the discretion of the Director, building
massing may extend into a required levee stepback area or major/minor view
corridor stepback area (except the Bay Road stepback area) if an equivalent or
greater amount of floor area/building massing volume is reduced from the
same or an adjacent facade. See Figure 6-6.
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Figure 6-5: Transition and View Corridor Locations (See below for minimum
setback dimensions and other standards).
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Figure 6-6: Adjustments to required Stepbacks
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Bay Road View Corridor

Minimum building separation across Bay Road is 120’.
2 Stepback. To achieve a minimum setback of 55’ from property line to building
portions above the 6™ floor, applicants shall choose one of the following
compliance options:
o Compliance Option 1: Gradual; Stepped behind a 75’ plane extending
upwards from the 2nd floor (approximately a 10’ stepback after the 2 floor,
4* floor, and 6™ floor)
o Compliance Option 2: Large break; 30’ stepback after 4" floor
o Compliance Option 3: Two breaks; 20’ stepback after 3" floor, 10’ after 6™

floor
Additional Standards:

A minimum 10’ setback shall be provided at the street grade, and a minimum 20’
wide plaza shall be provided approximately at the finish grade of the first floor.

=Y

Figure 6-7: Bay Road View Corridor
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Major View Corridors

1 Minimum 80’ building separation.
2 Stepbacks. Applicants shall choose one of the following compliance options:

o Compliance Option 1: Gradual; Stepped behind a 75’ plane extending
upwards from the 2" floor (approximately a 10’ stepback after 2™ floor, 4t
floor, and 6™ floor)

o Compliance Option 2: Large break: 30’ stepback after 4™ floor
o Compliance Option 3: Two breaks; 20’ stepback after 3" floor, 10’ after 6™
floor

Additional Guidelines

Building stepbacks along major view corridors should widen, if possible, as the
corridor approaches the Bayfront and levee.

Figure 6-8: Major View Corridors
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Minor View Corridors ‘

1 Minimum 62’ building separation.

2 Stepbacks. Applicants shall choose one of the following compliance options:
o Compliance Option 1: Large Break; single 25’ stepback at the 3" floor
o Compliance Option 2: Gradual; Stepped behind a plane extending

upwards 60° from the 3" floor (approximately 10’ stepback every

floor)

Figure 6-9: Minor View Corridors
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Waterfront-Levee Transition Zone ‘

1 Building Setback from Levee. Buildings shall be setback a minimum of 50’
from the inner edge of the levee prism or flood wall.
2 Stepbacks. Upper floors of buildings shall be stepped back from the waterfront,
as measured from the limit of BCDC’s 100’ jurisdiction:
o Between 100 to 150 feet from MHWL, maximum height of buildings is 64’
O Between 150 to 200 feet from MHWL, maximum height of buildings is 96’
O Beyond 200 feet; up to 120" maximum height (or 136’ through exemplary
zoning bonus)

Additional Standards
e Asillustrated in Figure 6-4, adjustments providing equal or greater massing
reductions are permitted at Director discretion.
e BCDC’'s 100" jurisdictional band is measured from the Mean High Water Line
(with an additional five feet where tidal marshes are located).
e Buildings, other than minor recreational facilities or utilities-related structures,
shall not be located within the 100’ BCDC jurisdictional zone..

Figure 6-10: Waterfront-Levee Transition Zone
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Four Corners Neighborhood Transition Zone ‘

1 Transition Zone. For the parcel located at the northeast corner of Bay Road and
University Ave, the following height standards apply:
e Rear and side setbacks are minimum 30’ from property line; no buildings are
allowed in this setback area.
e Between 30'and 65’ from property line, a maximum height of 65’
e Beyond 65’ from property line, a maximum height of 96’ (higher heights are
possible through exemplary project bonus)

Additional Standards. Screening requirements apply as follows:
e Minimum 15" of landscaping width
e 1 tree per 20 linear feet (large canopy trees strongly encouraged)
e Screens which protrude more than five feet from parking structures (and
occupy more than 50% of facade area) shall count as building facades for
setback purposes.

Figure 6-11: Four Corners Transition
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Figure 6-12: Mass Reduction Strategies
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Residential-Adjacent Industrial Transition Zone

1 Transition. Within the Industrial Transition zone, a maximum of two stories (or
30’) maximum height within 40 feet of adjoining residential properties.

Figure 6-13: Industrial Transition
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University Village Neighborhood Transition Zone

1 Transition Zone. Adjacent to the University Village neighborhood, a
maximum of three stories (or 35’) within 200 feet of rear property lines. May
be measured as an average across a facade (no less than 190 feet).

2 Minimum setback. Buildings shall be set back a minimum of 15’ from the
edge of any multiuse path.

Figure 6-14: University Village Transition
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6.4 Active Ground-Floor Frontages

A livable, vibrant, and walkable district has ground floors that energize the public
realm, provide eyes on the street, promote gathering and community cohesion, and
offer goods and services that are necessary for daily life. Activating buildings with the
right treatments and the appropriate land uses is critical to fostering a welcoming and
lively Plan Area. The active frontages mechanism is based around:

e Special use standards. Three distinct zones (High Activity, Flex, Active Non-
Retail) each with different priority uses, underpin the concept of appropriately
activating Bay Road and other key street frontages.

e Special design standards. Minimum ground floor height and storefront depth,
minimum average entrance frequency, and minimum percentage transparency.

The active frontages conceptis intended to support a lively “Main Street” environment
along key segments of Bay Road, as well as a community spine running from Purdue
Avenue to Weeks Street. The concept is based around three zones with varying
frontage activation:

e The High Activity zone is intensely focused on maximum pedestrian interest
and socializing and is therefore strictly limited to a handful of land uses with the
highest amounts of foot traffic and activity.

e The Flex zone mixes shops with civic and community uses, as well as small
offices (especially medical) and personal services - retail is present butis not the
predominant use.

e The Active Non-Retail zone is meant to connect High Activity and Flex Zones,
with retail discouraged in favor of other types of small office spaces, lobbies,
and individual unit entries (either stoops or patios).

Figure 6-15 illustrates the locations of the three required active ground-floor frontages
within the Plan Area. This does not preclude active frontages in other locations yet
indicates the areas that are essential to a comprehensive district strategy.
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Figure 6-15: Active Frontages
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6.4.1 Design for all Active Frontage Zones

Design of Active Frontages. Buildings with frontages in the locations
identified on Figure 6-15 shall follow the design standards listed in Table 6-7.
Active facades throughout Plan Area. To the maximum extent possible, all
ground floor building frontages facing public streets and public parks shall
include doors and/or windows to living, working, neighborhood commercial,
or similar spaces. Frontages facing service streets, alleys, rear lot lines, or
private open space are not typically expected to have active uses.

Blank wall avoidance. Long blank walls (longer than 25’) without openings
such as doors or windows are prohibited along facades facing public streets,
public open space, or private streets with public access easements in High
Activity Zones.

Minimum Storefront Depth. Ground floor retail and commercial storefronts
shall have a minimum depth of 25 feet (uses lining parking structures may be
20 feet deep). The average depth shall be at least 30"

Storefront Depth in High Activity Zones. 50% of storefronts in High Activity
Zones shall be deeper than 40'.

Terraces. Terraces with shopfronts shall be considered active frontages (a
terrace is an elevated portion of the front setback area thatis separated and set
back from the sidewalk/street).

Ground floor accessibility. Ground floor storefronts shall meet all necessary
ADA requirements.

Liner for parking structures. Parking structures located on Bay Road (or the
East-West Connector) or within residential mixed-use buildings shall be
wrapped with another ground-floor use along all street frontages; the ground-
floor use shall have a depth of at least 20 feet.

Table 6-7: Active Frontage Design Standards

B*

C*

Minimum Transparency 70%

between 3’ and 8’ 60% 50% suggested

Minimum Ground 16’ 16’ 16’

Floor Height 12’ for residential

Entrance Frequency Every 50’ on Every 75" on Every 80" on
average average average

*See Figure 6-16 below.
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Figure 6-16: Active Frontage Ground-Floor Design Components

6.4.2 Land Uses in Active Frontage Zones

1 Active Use. To ensure that frontages are properly activated and utilized by the
community, projects located within a High Activity or Flex Zone as shown on
Figure 6-16 shall provide the minimum active square footage indicated by
Table 6-7. The uses considered active for each frontage type are listed in the
table. Projects that meet or exceed these minimum requirements shall be
granted:

o FAR exemption for the square footage of neighborhood-serving uses
o Up to 25% flexibility on parking maximums for these land uses

2 Small-format retail policy. To provide spaces that are attractive to local small
business owners, projects shall provide a minimum of two (2) small format
storefronts per street-facing frontage identified on the Active Frontages map.
Each small storefront shall have a maximum size of 1,500 sf. Single-use retail-
only projects are exempt.

Table 6-8: Active Frontage Land Uses

Frontage Minimum Active Active Uses (public open space is Other
Zone Square Footage exempt from frontage calculations) Appropriate
Uses in Zone
High Minimum 0.075 | Atleast 70% of active frontages shall Residential or
Activity | FAR or 20,000 sq | be retail or commercial storefronts with | office lobby,
ft, whichever is the following uses: eating and drinking | townhouse or
greater for establishments (food service with and | multifamily
projects over without alcohol sales), convenience residential (with
150,000 sq ft. sales, personal services, clubs and individual
Minimum 2,500 nonprofit institutions. Subsidized entries), civic
sq ft for all other | community/retail uses comply. space, public
projects. assembly, public
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Flex

Minimum 0.05
FAR or 2,500 sq
ft., whichever is
greater.

At least 60% of active frontages shall
be retail or commercial storefronts with
the following uses: general retail sales,
eating and drinking establishments,
convenience and supermarket,
personal services, studio, live/work,
fitness/health, childcare, or clubs and
nonprofit institutions. Subsidized
community/retail uses comply.

Active
Non-
Retail

No minimum.

It is recommended that at least 50% of
building frontage is composed of the
following uses: medical/dental office,
small office (business), personal
services (general), live/work,
fitness/health, or production studio.

facility, public
park, community
garden.

6.4.3 Corner Treatments

Building corners are locations where special building and open space design can
provide a sense of place, wayfinding, and architectural interest.

1 Corners. Buildings in active frontage zones should locate structures or publicly
accessible plazas/open spaces at corners. Surface and structured parking are
not permitted (podium parking is discouraged unless wrapped). Treatments
such as a change in height or a distinctive corner material are recommended.

2 Pedestrian access at corners. When buildings are located at the corner,
building entrances should be located within 30’ of the corner. When
plazas/open spaces are located at the corner, the building shall have direct

pedestrian access off the plaza.

150

Corner element material or fenestration pattern

Remaining facade building material or fenestration pattern Building height of abutting facade

1 Corner element height < 4’ or 2 4’ than abutting height
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6.5 Site Design

Site design establishes standards regulating block design, building placement and
setbacks, and similar topics. These standards support the health and safety of
residents, employees, and visitors by providing standards to ensure a walkable block
structure and safe pedestrian experience, minimize the heatisland effect, and improve
district identity and image.

6.5.1 Block Structure and Building Placement

A core community goal for the Plan Area is to create a walkable block structure and
new pedestrian and bicycle circulation. This smaller grained block pattern allows for
an enhanced mobility network that maximizes access to daily amenities and services,
supporting the concept of the 15-minute neighborhood.

1 Maximum Block Perimeter. Developments shall not exceed the maximum
block perimeter specified in Table 6-8.

2 Breaks in Blocks. Blocks may be broken by private or public streets, publicly
accessible service streets/fire access streets, or greenways or paseos (if
designed as required by Chapter 8, Mobility).

3 Accessible Building Entrances. All buildings and storefronts shall have the
primary entry located onto a public street, pedestrian paseo/greenway, or
publicly accessible open space/plaza.

Table 6-9: Maximum Block Perimeter

4 Bay Ravenswood | Industrial | Waterfront | Urban
Corners | Road Employment | Transition Residential
Gateway | Central | Center
Block 1,200’ N/A 1,800’ N/A 1,800’ 1,200’
Perimeter

1 Building Orientation. All mixed-use buildings should be oriented toward the
street, so that they frame the pedestrian environment. Office and industrial
buildings that adjoin a street should be oriented toward the street.

2 Open Space Arrangement. Buildings should be arranged to create well
defined areas for plazas, green spaces, and pedestrian facilities.

3 Building Location. Buildings with active frontages should be located as close
as possible to the front setback line or immediately behind a public or semi-
private space, such as outdoor seating for a restaurant. Large front setbacks are
discouraged. Setbacks should be landscaped and/or hardscaped.
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6.5.2 On-site Private and Common Usable Open Space & Landscaping

1 Usable Open Space Requirements. Developments shall provide the private
and/or common open space as indicated in Table 6-9 below. Any
combination of private and common open space (that conforms to the below
standards) can be used to satisfy the per square foot requirements. 100%
affordable housing projects may request a reduction in the required usable
open space.

2 Private Open Space. Private open space areas in multi-family residential and
residential mixed-use projects are intended for private use for each dwelling
unit and may include balconies (covered or uncovered), private gardens,
private yards, terraces, decks, and porches, among others. Spaces may be
provided that do not meet the standards below, but they may not be counted
toward the required Usable Open Space.

a. Residential Access. Shall be directly accessible from a residential unit.
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Balcony Dimensions. Balconies shall have a minimum dimension of 6 feet
in one dimension.

Balcony Floor Area. Balconies shall have a minimum floor area of 30
square feet. Ground floor balconies shall have a minimum floor area of 50
square feet.

. Floor To Ceiling. Floor to ceiling height shall have a minimum dimension

of 9 feet.

e. Coverage. May be covered but not fully enclosed.

Ground Level Privacy. Ground level private open space shall be screened
or buffered from adjacent private or common open space and dwellings
by landscaping, fencing, walls, trellises, or other screening elements.

3 Common Usable Open Space: For residential and mixed-use projects with
residential uses, private common open spaces are outdoor open spaces that
are shared and accessible only to building residents and their visitors.
Common open spaces may include courtyards, gardens, play areas, outdoor
dining areas, recreational amenities, and rooftop open spaces. Spaces may be
provided that do not meet the standards below, but they may not be counted
toward the required Usable Open Space.

a.

b.
c.

Residential Adjacencies. Shall be immediately adjacent to common
spaces, hallways, or residential units.

Resident Access. Shall be accessible to all residents.

Minimum Dimensions. Shall have a minimum width and length of 20 feet.

. 3-Side Enclosed Courtyards. A courtyard enclosed by three sides of a

building shall have a minimum width that is equal to or greater than 75%
of the highest height of the adjoining faces.

Fully Enclosed Courtyards. Fully enclosed courtyards shall have one
minimum dimension that is equal to or greater than the highest height (up
to 80 feet) of the adjoining facades.

Sky Visibility. A minimum of 60% of the area shall be open to the sky and
free of permanent weather protection or encroachments. Trellises and
similar open-air features are permitted.

. Landscaping. Minimum 20% of the required open space area shall be

planted with trees, ground cover, and/or shrubs.
Permanent Seating. Shall have permanent seating.
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Table 6-10: Private & Common Usable Open Space Area (Base Projects)

4 Corners Bay Road Industrial | Waterfront Urban
Gatewa Central Transition Office Residential

Non- 5% of lot 5% of lot N/A 5% of lot N/A
Residential area must area must area must
Public and be be be
Common common common common
Usable' o o 2 .2

or public. or public. or public.
Residential 75 sf per 100 sfper  N/A (per N/A N/A (per 150 sf per
Common unit unit Code, ifin Code, ifin  unit
Usable or overlay overlay
Private zone) zone)
Open
Space®

'Public open space targets for Standard and Exemplary Tier targets are found in Chapter 10.

2No more than 20% of the required open space area may be provided as common usable.
3Public Open Space requirements for residential projects are per Quimby Act.

1 Publicly Accessible Spaces: Publicly accessible plazas and open spaces
should be landscaped and should incorporate high-quality paving materials
such as stone, concrete, pavers, or brick.

2 Adjacent grades. Match grades when constructing new open space adjacent
to a future mobility connection or neighboring open space. The first
development to occur may be required to utilize retaining walls to prevent
disruption to neighboring properties.

3 Residential Internal Open Space. Internal open spaces should be designed
to allow for maximum solar access and natural sunlight.

4 Employee Spaces. Employees should be provided with break and gathering
open spaces that are an adequate size and are located in areas buffered from
vehicle traffic and circulation.

5 Public Art. Encourage the provision of art in internal open space areas.

6 Spatial Organization. Landscaping should be used at the edges of paths and
open space areas to help define the spatial organization of the site.

7 Edge Definition. Landscaping should be designed to help define the
perimeter of the property.

8 Plant Selection. Plants should be chosen that are well-adapted to the climate
of East Palo Alto. These plants may include native or other drought resistant
plants.

9 Shading. Trees with leafy canopies should be used to provide shade for
sidewalks and buildings.
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10 Turf Grass Limitation. The amount of turf grass in landscaping should be
minimized, and alternatives to turf should be used where practical. Consult the
City’s Water Efficient Landscaping Ordinance for additional requirements.

11 Building Activation. Landscaping should be used to activate building facades;
soften building contours; highlightimportant architectural features; screen less
attractive elements; add color, texture, and visual interest; and provide shade.

For additional guidance on parks streetscape and street trees, see Chapter 7 & 8.

6.5.3 Access & Loading

1 Pedestrian Access. One pedestrian access point per 200 linear feet of street
frontage shall be provided from the street to parking structures (or public
waterfront access), or where buildings are longer than 200 feet, access shall be
provided between every building.

2 Driveways. Driveways shall be minimized to the extent feasible on the primary
bike network to minimize conflicts between cyclists and vehicles. Driveways
shall not exceed 26’ in width.

3 Curb Cuts. Each project site should be limited to one curb cut (including
driveways, service streets and alleys) per 200 feet of public street frontage,
unless otherwise required for emergency vehicle access (or two curb cuts per
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parking garage frontage). Curb cuts should be located a minimum of 50 feet
from street corners.

Loading Screening. Loading docks, and equipment areas shall be screened
from adjacent properties and publicly accessible streets and paths with fencing
or walls, and landscaping. Designated loading docks, bays, and spaces shall
be located in the rear or interior side yard areas.

Side Street Loading. Street-side loading shall be prohibited unless the loading
dock is set back at least 50 feet from the street; is screened with materials that
have a similar color, texture, roof style, and architectural detailing to the overall
site and building design; and is screened by an opaque screen up to a height
of 8 feet.

Loading & Delivery Areas. The impact of service, delivery, and storage areas
should be mitigated by locating these areas on the sides or backs of buildings,
away from public streets and pedestrian circulation wherever possible.

a. An exception to this rule is that where R&D or industrial uses are adjacent
to residential uses, then these functional areas should be located away
from the residential uses.

b. An exception to this rule is when it conflicts with local trash and recycling
provider (Recology) pick-up standards.

Unobstructed Circulation. Loading areas and service entrances should be

located so as to not interfere unreasonably with pedestrian and vehicular

movement on the site.

Common Access Point. Where possible, service vehicle access should be

provided through a common access point that is shared with other vehicles.

Hiding Places. Limited visibility should be provided into service, delivery, and

storage areas to avoid creating hiding places.

6.5.4 Parking

Surface Parking Location. Surface parking shall be located behind buildings.

If that is not feasible, surface parking may be located beside buildings if

screened from the street with low walls and landscaping.

a. Waterfront Office and Ravenswood Employment Center.. Surface parking
shall be prohibited in front setbacks (and all Bay Road frontages).

b. 4 Corners Gateway, Bay Road Central and Urban Residential. Surface
parking shall be prohibited in front setbacks (and all Bay Road frontages).
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a. Industrial Transition. Surface parking between buildings and public streets
is permitted in front setbacks but shall be limited to two parking rows and
a drive aisle.

2 Surface Parking Screening. Surface parking lots shall be screened from
adjacent publicly accessible streets.

3 Surface Parking Landscaping. There shall be a minimum of 15 feet of setback
between surface or structured parking areas and public streets. Each off-street
surface parking area shall provide landscape coverage equivalent to twenty
(20) square feet of landscaping for each parking space.

4 Structured Podium Parking Liner. Above grade structured parking structures
facing a public street or publicly accessible open space shall be predominantly
lined or wrapped with commercial or habitable uses with a minimum depth of
20 feet.

5 Structured Parking Location. To the maximum extent feasible, structured
parking garages shall face private streets, internal streets, and alleyways.

6 Structured Parking Access. All parking facilities shall submit a parking access
plan that demonstrates satisfaction of the following standards:

a. Buffer from the sidewalk by pedestrian-oriented uses;
b. Access control designed to accommodate peak demand without causing
vehicle queuing in the public right-of-way;

An appropriate number and location of entries and exits;

Adequate internal circulation; and

Signage for drivers and pedestrians.

On-site queuing space shall be provided for vehicles waiting to be

unloaded from automated parking facilities.

7 Structured Parking Garage Height Exception. Elevator overruns are
permitted to exceed the maximum height within a zone.

8 Structured Parking Garage Screening. Screening shall not be so large and
dense that the screening elements (such as walls or landscaping) limit sight
lines for safety and security. Architectural treatments shall be combined with
landscaping or trees to effectively lessen the visual impact of the garage.
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6.6 Building Design

Building design establishes standards regulating building height and stepbacks,
massing, facade articulation, ground floor design, usable open space, and other
building elements.

6.6.1 Building Massing

1 Maximum Building Length. Buildings shall not exceed the following lengths:

a. 350’in Mixed Use zones (4 Corners Gateway, Bay Road Central, Waterfront
O ffice)
b. 550" in Office/R&D zones (REC and Industrial)

2 Upper Floor Major Facade Breaks. For all buildings, facades above the
ground floor (or second floor if mixed-use) shall incorporate structural or design
elements to break large expanses into smaller parts. A major break is defined
as 20’ wide and 10’ deep. A major break may extend to the corner of a building
with a maximum width of 80 feet. Windows, doors, and other openings should
be designed to help implement this standard. See Figure 6-16 for additional
visual guidance.

a. 4 Corners Gateway and Bay Road Central zones: one major break is
required for buildings over 150’ long, two breaks are required for
buildings over 250’ long.

b. Waterfront Office and REC zones: one major break is required for
buildings over 300’ long, two major breaks are required for buildings
over 400’ long.

3 Distinct Facades. Building facades greater than 200 feet in length shall have at
least two distinct facade compositions with at least two unique features of
fenestration scale; rhythm and pattern; material and color; modulation of
building form; or facade articulation. Each of the composition shall account for
a minimum 15% of the total facade.

4 Residential Minor Breaks. The facade planes of residential-only and mixed-
use residential buildings shall not exceed 150 feet in length without a facade
break, either major (defined above) or minor. A minor break is defined as 2’
deep and 4’ wide.

5 Human-Scaled Rhythm. Residential-only and mixed-use residential building
facades shall establish a human-scaled rhythm with smaller individual building
bay widths of 20 to 60 feet.

1 Various Buildings. Large development projects should be designed as a
complex of buildings rather than a single large structure.
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2 Massing Breaks. Building massing should be broken up into smaller masses,
particularly on upper levels, to avoid large monolithic structures and to allow
for eastward view corridors.

3 Human Scale. Buildings should be designed with the human scale in mind,
incorporating overhangs, changes in wall planes and building height, vertical
elements, and other architectural features to break up the bulk of a single
building and provide visual interest.

Figure 6-17: Building Articulation Examples
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6.6.2 General Ground-Floor Design

1 Identity. Ground-floor facades should be designed to give individual identity
and visual interest to each individual establishment.

2 Scale. Commercial frontages should be broken up into similar 20’-35" wide
modules.

3 Distinct Tenant Bays. Where multiple tenant spaces are incorporated into a
building, individual tenant spaces should be located within distinct building
bays. This can be achieved by any of the following:

a. Placing a column, pier, or pilaster between facade elements.

b. Applying a vertical slot or recess between facade elements.

c. Providing variation in plane along the building wall.

d. Varying the building wall by recessing storefront entrances or creating a
niche for landscaping or for a pedestrian area.

e. Varying wall materials.

4 Active Interiors. On facades that face a public street, windows that provide
views into active interiors should be used, and long stretches of blank walls
should be avoided wherever possible.

5 Visual Transparency. The ground-floor facades of mixed-use buildings should
incorporate a high percentage of windows to increase visual transparency.
Clear glass should be used in ground floor windows and doors to promote
visibility into the ground floor space.

6 Fenestration Proportionality. Ground-floor retail windows should utilize a
larger window proportion than upper-floor windows.

7 Fronting onto Roundabouts. Projects that are adjacent to roundabouts should
be designed with buildings and/or public open spaces that complement the
curved form of the intersection and enhance the movement of people, bicycles,
and other users around the roundabout. Placing lobbies, public art, street
furnishings, or unique landscaping is suggested.
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6.6.3 Facade Design & Composition

1 Base / Middle / Top. Building facades should be designed to have a distinct
base, middle, and top. As illustrated in Figure 6-18, one or more of the following
elements should be used to articulate a building facade:

a. Variation in the details for the top of a building, including cornice lines,
parapets, eaves, brackets, and other detailing.

b. Variation in the details for the body, or middle, of the building, including
awnings, overhangs, canopies, pilasters, columns, slots, decorative
lighting, and window boxes.

c. Variation in the details for the base of a building, including recessed entry
areas, covered outdoor areas, and alcoves.

2 AllBuilding Elevations. All facades of a building facing a street or public space
should be treated with variations in massing and articulation.

3 Visible Public Art. Public building frontages should include public art visible
to the public thatalso complements the general building design and character.

4 Details. Facade details should appear integral to the architectural and
structural design of the building rather than tacked onto the surface.

5 Industrial Facade Treatments. Regardless of construction type, industrial or
creation/flex developments should include decorative facade treatments that
minimize the sense of a boxy, “tilt-up” style building.

Figure 6-18: Examples of Base/Middle/Top Building Variation

1. Variation in fenestration size,
proportion, and pattern
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6.6.4 Residential Windows and Entries

1 Flush windows. Windows that are flat or “flush” with the facade are prohibited
unless applied to a portion of a building that is part of a recessed facade
modulation with a minimum 4 inches in depth.

1 Entrance Orientation & Prominence. Main building entrances should be
oriented toward the sidewalk and include architectural features that give them
prominence.

2 Entrance Access. Building entries should be accessible directly from the
sidewalk.

3 Corner Entrances. Where feasible, the main entrance of a corner building
should be located at the corner.

4 Proportionality. Facade openings and windows should be vertically
proportioned, with a greater height than width.

5 Upper-floor Detailing. Upper-floor windows should be enhanced with
architectural details such as sills, molded surrounds, and lintels.

6.6.5 Non-Residential Windows and Entries

1 Main Entrance Prominence. Main building entrances should be emphasized
by architectural features that give them prominence.

2 Primary Entries. Wherever possible, the main office and visitor entrance
should be oriented towards the street.

3 Distinguished Entry Types. Architectural detailing and materials should be
used to distinguish between visitor and employee/service entries.

4 Visitor Entrances. Visitor entrances to buildings should be clearly visible from
a public street.

5 Recessed Windows. Recessed
windows are strongly encouraged.
Other means of accentuating the
windows, such as distinctive color
treatments,  should also  be ——
considered in order to create a sense
of depth on the facade.

6 Operability. Operable windows, or
other means of providing workers
with self-controllable access to fresh
air, should be used where possible.

= Minimum 1” window recess

: B Vinimum 3” recess
+trim
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6.6.6 Materiality

Prohibited Siding Materials. Plywood, vinyl, T1-11, plastic (and plastic
laminate), and fiberglass, shall be prohibited siding materials.

Contextual Sensitivity. Materials should be chosen to respect the climate and
traditions of the surrounding area.

Material Type. Genuine materials should be used rather than simulated
materials. Where one building material is used to simulate another, it should be
used in a way thatis in keeping with the character and properties of the material
being simulated.

Consistent Palette. The colors and materials used on the exterior of a building
should adhere to an appropriately varied palette.

Building Differentiation. Changes in color or materials should be used to
differentiate between different components of a building, utilizing both a
primary and secondary material.

Facade Accent Materials. Any accent materials should be used on all visible
facades of the building, not only the front.

B | | B8 Primary material

E==  secondary material

Accent material
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6.7 Additional Development Standards
6.7.1 General Exception

6.7.2

Exceptions to lIdentified Objective Design Standards. Applicants may
petition for exceptions to the following standards: 5% or 5 ft deviation from
stepbacks and view corridor requirements, 10% or 10 ft deviation from building
articulation standards, 10% deviation from active frontage standards.

Performance Standards

Air Contaminants. No smoke, soot, flash, dust, cinders, dirt, acids, fumes,
vapors, odors, toxic or radioactive substance, waste or particulate, solid, liquid,
or gaseous matter shall be introduced into the outdoor atmosphere, alone or
in any combination, in a quantity or at a duration that interferes with safe
occupancy of the site or surrounding sites. In addition, all uses shall be subject
to any emission limits determined by the Bay Area Air Quality Management
District (BAAQMD).

Hazardous Materials. Industries utilizing hazardous materials may be
permitted provided thatstrict performance standards are achieved and impacts
to neighboring properties are minimized to the fullest extent feasible. Any
development proposing use of substances on the State Regulated Substances
List must follow the regulations of the California Accidental Release Prevention
Program (CalARP), which requires businesses that produce, handle, process,
distribute, or store certain chemicals over a threshold quantity to develop a Risk
Management Program and prepare a Risk Management Plan (RMP). The RMP
must consider the proximity to sensitive populations located in schools,
residential areas, health care facilities, and day care facilities. The RMP mustalso
consider external events such as seismic activity or levee failure.

Electrical Emission. There shall be no electrical emission beyond the property
line that would adversely affect other uses or adjacent property owners.

Glare and Heat. There shall be no reflection or radiation, directly or indirectly,
or glare or heat beyo