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ACTION NO. 2019-09

RECORD OF THE COUNCIL OF THE CITY OF PALO ALTO LAND USE ACTION
FOR 1700 AND 1730 EMBARCADERO ROAD: SITE AND DESIGN REVIEW,
DESIGN ENHANCEMENT EXCEPTION, AND MITIGATED NEGATIVE
DECLARATION (18PLN-00186)

On June 24, 2019, the City Council of the City of Palo Alto approved the Site and Design
Review and a Design Enhancement Exception to allow the demolition of an existing 18,000 square foot
vacant restaurant building and a 15,700 square foot Audi service building to allow construction of a
two-story, two building approximately 105,000 square foot automobile dealership that combines two
brands (Mercedes/Audi). In approving the application, the Council make the following findings,
determination and declarations:

SECTION 1. Background.

A Lyle Hutson on behalf of Holman Automotive Group, Inc, property owner, has
requested the City’s approval of a development project that includes a zone change for 1700 & 1730
Embarcadero from CS (D) & PC to CS(D)(AD); Site and Design Review, and Design Enhancement
Exception to allow for the demolition of existing structures and the construction of a two-story
automobile dealership with two separate brands (“The Project”).

B. The project site includes two parcels (APN 008-03-084 [2.54 acres] & APN 008-03-066
[2.28 acres]) totaling 4.82 acres in size. The site is currently developed with an existing single-story
17,942 square foot vacant restaurant and a 22,429 square foot automobile dealership. The site contains
and is accessible to existing utilities. The site includes an 80-foot utility easement along East Bayshore
Road. The site is designated on the Comprehensive Plan land use map as Service Commercial and is
located within the Service Commercial (CS) zoning district and Planned Community (PC) zoning district.

The project includes the demolition of existing on-site structures with the exception of the Audi
Showroom building and the construction of two new two-story automobile dealership with service
facilities, structured parking and a detached car wash building.

C The Planning and Transportation Commission (Commission) reviewed and
recommended approval of the Project on March 27, 2019. The Commission’s recommendations are
contained in CMR #9892 and the attachments toit.

D. The Architectural Review Board (ARB) reviewed and recommended continuation to
a date uncertain of the Project on June 6, 2019.

E. On June 24, 2019, the City Council held a duly noticed public hearing, at which
evidence was presented and all person were afforded an opportunity to be heard in accordance with
the Palo Alto Municipal Code and the Council’s Policies and Procedures.

F. Concurrent with the adoption of this Record of Land Use Action, the City Council
adopted an ordinance changing the zoning district of the subject properties to CS(D)(AD).
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SECTION 2. Environmental Review. The City as the lead agency for the Project has
determined that the project is subject to environmental review under provisions of the California
Environmental Quality Act (CEQA) under Guideline section 15070, Decision to Prepare a Negative or
Mitigated Negative Declaration. An Initial Study/Mitigated Negative Declaration was prepared in
January 2019 for the project and identified potential significant impacts with the implementation of
the project. Those impacts can be reduced to a level of less than significant with the incorporation of
mitigation measures. On the basis of the whole record before it, that there is no substantial evidence
that the project will have significant effect on the environment and that the mitigated negative
declaration reflects the lead agency’s independent judgment and analysis. The City of Palo Alto
Planning & Community Environment Department is the custodian of these documents. The Negative
Declaration was made available for public review beginning March 15, 2019 through April 22, 2019.
The City Council hereby approves the Mitigated Negative Declaration and incorporates the Mitigation
and Monitoring Report attached as Exhibit A into the Record of Land Use.

SECTION 3. Site and Design Review Findings.

Site and Design Approval is granted by the City Council under Palo Alto Municipal Code Section
18.82.70 for application 18PLN-00186, effective June 24, 2019 and subject to the conditions of
approval in Section 6 of this Record:

1. To ensure construction and operation of the use in a manner that will be orderly,
harmonious, and compatible with existing or potential uses of adjoining or nearby sites.

The project includes sufficient facade articulation and material changes along Embarcadero Road and
Bayshore Road. A variety of glass, metal, stucco materials with earth tone and darker colors to a limited
extent will make the building complement the surrounding. As conditioned, the project will provide
additional variation along the south facing elevations. As conditioned, the project will include a logistics
plan to coordinate construction activity and limit disruptions to neighboring properties.

Currently two automobile dealerships operate in the area including one that is a part of this project.
The surrounding parcels are zoned with the Automobile Dealership combining district that would
anticipate additional automobile dealerships in the future. The project is designed to have all of the
deliveries and parking occur onsite so that no spillover of activity to the streets or neighboring
properties is anticipated. As conditioned, the lighting of the project will not spillover to adjoining areas.

2. To ensure the desirability of investment, or the conduct of business, research, or
educational activities, or other authorized occupations, in the same or adjacent areas.

The project proposes a business that is allowed in the zoning district and is an established business
type in the area. The design of the project complements the other surrounding buildings and does not
detract from the use of the Baylands recreational area. A component of the project includes the
construction of a bicycle path that would provide a safe connection between the existing bicycle lanes
and the Bay Trail.

3. To ensure sound principles of environmental design and ecological balance are observed.

The project is consistent with the Baylands design guidelines. Lighting is designed and conditioned to
not shine onto the adjacent properties. Windows are designed to avoid bird-strikes. The project will
implement green building measures as required by the Palo Alto Municipal Code.

4. To ensure that the use will be in accord with the Palo Alto Comprehensive Plan.
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The project is consistent with the following Comprehensive Plan Goals and Policies:

Service Commercial: Facilities providing citywide and regional services and relying on customers
arriving by car. These uses do not necessarily benefit from being in high volume pedestrian areas such
as shopping centers or Downtown. Typical uses include auto services and dealerships, motels,
lumberyards, appliance stores and restaurants, including fast service types. In almost all cases, these
uses require good automobile and service access so that customers can safely load and unload without
impeding traffic. In some locations, residential and mixed-use projects may be appropriate in this land
use category. Examples of Service Commercial areas include San Antonio Road, El Camino Real and
Embarcadero Road northeast of the Bayshore Freeway. Non-residential FARs will range up to 0.4.
Consistent with the Comprehensive Plan’s encouragement of housing near transit centers, higher
density multi-family housing may be allowed in specificlocations.

Policy L-1.3 Infill development in the urban service area should be compatible with its surroundings
and the overall scale and character of the city to ensure a compact, efficient development pattern.

Policy L-5.1 Foster compact Employment Districts developed in a way that facilitates transit, pedestrian
and bicycle travel. Provide mixed uses to reduce the number of auto trips.

Policy L-5.2 Provide landscaping, trees, sidewalks, pedestrian path and connections to the citywide
bikeway system within Employment Districts. Pursue opportunities to include sidewalks, paths, low
water use landscaping, recycled water and trees and remove grass turf in renovation and expansion
projects.

Policy L-5.3 Design paths and sidewalks to be attractive and comfortable and consistent with the
character of the area where they are located.

Policy L-5.4 Maintain the East Bayshore and San Antonio Road/Bayshore Corridor areas as diverse
business and light industrial districts.

Policy L-6.1 Promote high-quality design and site planning that is compatible with surrounding
development and public spaces.

Policy L-6.3 Encourage bird-friendly design.

Policy L-6.6 Design buildings to complement streets and public spaces; to promote personal safety,
public health and wellbeing; and to enhance a sense of community safety.

Policy L-9.2 Encourage development that creatively integrates parking into the project, including by
locating it behind buildings or underground wherever possible, or by providing for shared use of parking
areas. Encourage other alternatives to surface parking lots that minimize the amount of land devoted
to parking while still maintaining safe streets, street trees, a vibrant local economy and sufficient
parking to meet demand.

Policy T-1.17 Require new office, commercial and multi-family residential developments to provide
improvements that improve bicycle and pedestrian connectivity as called for in the 2012 Palo Alto
Bicycle + Pedestrian Transportation Plan.

Policy T-5.6 Strongly encourage the use of below-grade or structured parking, and explore mechanized
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parking instead of surface parking for new developments of all types while minimizing negative impacts
including on groundwater and landscaping where feasible.

SECTION 4. Architectural Review Findings

The design and architecture of the proposed improvements, as conditioned, complies with the Findings
for Architectural Review as required in Chapter 18.76 of the PAMC.

1. The design is consistent with applicable provisions of the Palo Alto Comprehensive Plan, Zoning
Code, coordinated area plans (including compatibility requirements), and any relevant design guides.

This finding can be made in the affirmative because the project is consistent with the following

Comprehensive Plan goals and policies:

Comprehensive Plan Goal/Policy

Consistency

Service Commercial: Facilities providing citywide
and regional services and relying on customers
arriving by car. These uses do not necessarily
benefit from being in high volume pedestrian areas
such as shopping centers or Downtown. Typical
uses include auto services and dealerships, motels,
lumberyards, appliance stores and restaurants,
including fast service types. In almost all cases,
these uses require good automobile and service
access so that customers can safely load and
unload without impeding traffic. In some locations,
residential and mixed-use projects may be
appropriate in this land use category. Examples of
Service Commercial areas include San Antonio
Road, El Camino Real and Embarcadero Road
northeast of the Bayshore Freeway. Non-
residential FARs will range up to 0.4. Consistent
with the Comprehensive Plan’s encouragement of
housing near transit centers, higher density multi-
family housing may be allowed in specific
locations.

The project proposes an expansion to the existing
Audi automobile dealership and a new Mercedes
Benz automobile dealership. The project is
consistent with the uses described in the Service
Commercial land use designation.

Policy L-1.3: Infill development in the urban
service area should be compatible with its
surroundings and the overall scale

and character of the city to ensure a compact,
efficient development pattern.

The project is on land that already has
development and is consistent with the
surrounding development pattern, including

larger buildings and larger street setbacks.

Policy L-5.2 Provide landscaping, trees, sidewalks,
pedestrian path and connections to the citywide
bikeway system within Employment Districts.
Pursue opportunities to include sidewalks, paths,
low water use landscaping, recycled water and

A bicycle path will be constructed along East
Bayshore Road and Embarcadero Road.
Consistent with the City’s Bicycle and Pedestrian
Transportation Plan, the existing bicycle lanes on
Geng Road connect to the Bay Trail. The proposed
bicycle path would provide a safe connection
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Comprehensive Plan Goal/Policy

Consistency

trees and remove grass turf in renovation and
expansion projects.

where one does not exist currently. In front of the
project will include a rest area for cyclists with
benches and a water fountain.

Policy L-5.3 Design paths and sidewalks to be
attractive and comfortable and consistent with the
character of the area where they are located.

The bicycle path will be designed to fit with the
character of the surrounding and include a rest
area. Landscaping complements the design
aesthetic of the Baylands.

Policy L-5.4 Maintain the East Bayshore and San
Antonio Road/Bayshore Corridor areas as diverse
business and light industrial districts.

The former restaurant will be demolished and, in
its place, a new automobile dealership will
operate, which will complement the diverse
businesses within the district. The existing Audi
dealership will be renovated and expanded.

Policy L-6.1 Promote high-quality design and site
planning that is compatible with surrounding
development and public spaces.

The project uses a variety of materials such as
stucco, metal and glass. These materials use bold
colors at the base of the buildings and muted
colors in a way that is consistent with the
surrounding uses and the Baylands Design
Guidelines. The 80-foot utility easement along
East Bayshore limits the site in design and
landscaping, however, these materials
complement a design that includes variegated
facades. The project’s design provides the
appropriate transitions between the site and
adjacent buildings. As conditioned, the project
will have the appropriate transition to the
Baylands.

Policy L-6.3 Encourage bird-friendly design.

The project includes bird safe glazing for windows
and guardrails.

Policy L-6.6 Design buildings to complement
streets and public spaces; to promote personal
safety, public health and wellbeing; and to
enhance a sense of community safety.

Frontages for the project include East Bayshore
Road and Embarcadero Road. Both frontages
include building facades that provide interest
through the use of materials, colors and
elevations that include visual relief. Along
Embarcadero Road includes a bicycle rest area for
uses of the bicycle path.

Policy L-9.2 Encourage development that
creatively integrates parking into the project,
including by locating it behind buildings or
underground wherever possible, or by providing
for shared use of parking areas. Encourage other
alternatives to surface parking lots that minimize
the amount of land devoted to parking while still
maintaining safe streets, street trees, a vibrant

A limited percentage of the overall parking for the
project is at the surface level or visible from the
streets. Parking is included within the building for
the most part.
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Comprehensive Plan Goal/Policy

Consistency

local economy and sufficient parking to meet
demand.

Policy T-1.17 Require new office, commercial and
multi-family residential developments to provide
improvements that improve bicycle and
pedestrian connectivity as called for in the 2012
Palo Alto Bicycle + Pedestrian Transportation
Plan.].

As proposed, the project will implement a bicycle
path along the street frontages. The proposed
bicycle path would provide a safe connection
where one does not exist currently. This would
connect with the overall city bicycle system and
the greater Baylands bicycle network. A bicycle
rest area is included along the Embarcadero Road
frontage.

Policy T-5.6 Strongly encourage the use of below-
grade or structured parking, and explore
mechanized parking instead of surface parking for
new developments of all types while minimizing
negative impacts including on groundwater and
landscaping where feasible.

Structured parking is provided for the project.
Most of the parking for the project including
vehicle inventory is included within the building.
The project includes an innovative showroom
display system that stacks cars within the
building.

The project site includes two separate parcels with two separate automobile dealership brands. With the
use of cross easements, the site will share some operations and create more operational efficiencies than
if they were to stand alone. The use complements the existing automobile dealerships along
Embarcadero Road and is a permitted use within the land use district. The project includes a bicycle path
along East Bayshore Road and Embarcadero Road that would provide a connection between the existing
bicycle lanes and the Bay Trail system. The project includes a limited amount of surface parking, with
most of the project’s parking provided in structured parking facilities. This is an unusual design for
automobile dealerships because typically there are large surface parking areas associated with these
types of uses. The project proposes to deviate from the “build-to-line” setback requirement for East
Bayshore Road and Embarcadero Road and the tree shade canopy requirements for parking facilities
through the Design Enhancement Exception process.

2. The project has a unified and coherent design, that:

a. creates an internal sense of order and desirable environment for occupants, visitors, and the
general community,

b. preserves, respects and integrates existing natural features that contribute positively to the site
and the historic character including historic resources of the area when relevant,

c. is consistent with the context-based design criteria of the applicable zone district,

d. provides harmonious transitions in scale, mass and character to adjacent land uses and land use
designations,

e. enhances living conditions on the site (if it includes residential uses) and in adjacent residential
areas.

This finding can be made in the affirmative. The project includes three driveways (one from East Bayshore
Road and two from Embarcadero Road). Vehicular access is provided around the perimeter of the site,
allowing for trash pick-up, deliveries and general access around the properties. The driveway in front of
the showroom creates a better overall circulation pattern because instead of vehicles being forced onto
the roadway, vehicles being serviced or displayed can be moved onsite without ever leaving the site. The
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Mercedes showroom includes two pedestrian entries (one facing Embarcadero Road and another facing
Bayshore Road).

The design of the buildings convey they are automobile dealerships and do not appear to portray a
different type of use. The entries to the sites are distinctive and attractive with landscaping that is
appropriate to the Baylands as well as consistent with the design of the buildings. The site includes
outdoor areas with benches for its occupants and visitors. While the street trees along East Bayshore
Road are being removed for the bicycle path, the bicycle path provides a separated connection from the
street to other areas within the City’s bicycle network. New trees are planted resulting in more trees than
the existing condition. The rear of the site is adjacent to the Baylands and the project provides Oak trees
along the boundary with the Baylands. Big Leaf Maple trees are also included along the boundary of site
adding to the canopy. The rear of the buildings includes flow-through planters placed just below the
parapet of the building and will provide some greenery and visual relief as viewed from the Baylands
Renzel Trail. Green screens are located on the building to provide additional visual relief and relationship
with the Baylands. The site’s large setbacks are consistent with the surrounding development pattern and
these setbacks help with the streetscape perception of the massing of the buildings.

The project is consistent with the following context-based design criteria:

1. Pedestrian and Bicycle Environment |
The design of new projects shall promote pedestrian walkability, a bicycle friendly environment,
and connectivity through design elements

The project will provide a new bicycle path along the street frontages. This will include a rest area
for cyclists with three benches and a water fountain. The bicycle path will separate the bicyclists
from the street lanes for added safety and reduction in conflict points.

2. Street Building Facades |

Street facades shall be designed to provide a strong relationship with the sidewalk and the street
(s), to create an environment that supports and encourages pedestrian activity through design
elements

A request of the project is to have an exception from the “build-to-line” setback along Embarcadero
and East Bayshore. Both frontages are impacted by an 80-foot utility easement parallel with East
Bayshore that prohibits any building placement or structure/vegetation over 15 feet within the
easement area. The area is categorized by large street setbacks. The proposed project’s setbacks are
consistent with the surrounding. The design of the building including a facade with visual interest
and use of a variety of materials and muted colors.

A bicycle path will be constructed along East Bayshore and Embarcadero Road. Consistent with the
City’s Bicycle and Pedestrian Transportation Plan, the existing bicycle lanes on Geng Road connect to
the Bay Trail. The proposed bicycle path would provide a safe connection where one does not exist
currently. In front of the project will include a rest area for cyclists with benches and a water fountain.

3. Massing and Setbacks \
Buildings shall be designed to minimize massing and conform to proper setbacks

The project meets the required setbacks or seeks relief from the setbacks to comply with easement

requirements and to be consistent with the surrounding properties. Relief is sought for the “build-

to-line” setback along Embarcadero Road and given the opportunities and constraints of the site,
Page 7 of 30




DocuSign Envelope ID: 60AE5C62-653D-444E-B257-2EB2564EFB63

adherence to the requirement does not create a better project layout. Additionally, the project
includes varied materials such as metal, stucco, glass with contrasting colors providing visual interest.
The project includes additional glass that reduces the massing.

4. Low Density Residential Transitions ‘

Where new projects are built abutting existing lower scale residential development, care shall be
taken to respect the scale and privacy of neighboring properties

The project is not adjacent to any residential areas.

5. Project Open Space

Private and public open space shall be provided so that it is usable for the residents and visitors of
the site.

The project includes an outdoor seating area on the ground floor facing East Bayshore Road as well
as in front of the building along Embarcadero Road. In addition, the project provides a new bicycle
path along the streets and a rest area with benches and a water fountain.

6. Parking Design ‘

Parking shall be accommodated but shall not be allowed to overwhelm the character of the project
or detract from the pedestrian environment

The project includes two automobile dealerships. Typically, these uses include large parking lot areas.
This project provides a limited percentage of overall parking within surface parking areas
surrounding the buildings. Multi-level structured parking provides most of the parking for the site.
In addition, the project includes an innovative display area for stacked automobiles within the
showroom of one of the dealerships.

7. Large Multi-Acre Sites

Large sites (over one acre) shall be designed so that street, block, and building patterns are
consistent with those of the surrounding neighborhood

The proposed setbacks for the project are consistent with other large sites within the vicinity. The
setbacks for the surrounding buildings are large and the buildings are spread out over the site.

8. Sustainability and Green Building Design

Project design and materials to achieve sustainability and green building design should be
incorporated into the project

The project will be consistent with the City’s Green Building Ordinance and be consistent with Cal
Green Tier 2.

3. The design is of high aesthetic quality, using high quality, integrated materials and appropriate
construction techniques, and incorporating textures, colors, and other details that are compatible with
and enhance the surrounding area.

The project includes two adjacent buildings that would have cross-functionality for two automobile
dealerships. The frontages of each building include their own brand identity and the colors and materials
used reflect those differences. The buildings are designed to have a commercial frontage along Bayshore
road and Embarcadero Road and respect the Baylands at the rear of the buildings. The landscaping chosen
ties the buildings to the Baylands and softens the architectural style of the dealerships. The use of bolder
colors at the base and muted colors in conjunction with the execution of the mixture of metal, stucco and
glass applied to a facade with variegated elevations enhance the building and complements the
surrounding.
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4. The design is functional, allowing for ease and safety of pedestrian and bicycle traffic and providing
for elements that support the building’s necessary operations (e.g. convenient vehicle access to
property and utilities, appropriate arrangement and amount of open space and integrated signage, if
applicable, etc.).

With an automobile dealership, it is expected that vehicles will be entering and exiting the site providing
potential conflicts with pedestrians and cyclists. The site is adjacent to the Baylands which is a large and
popular recreational area. The project includes the construction of a new bicycle path along East Bayshore
Road and Embarcadero Road. A rest area will also be included along Embarcadero Road. The bicycle path
will separate pedestrians and cyclists from the street adding a level of safety and improving sight
awareness for users of potential conflict areas such as the driveways. Onsite circulation is provided along
the perimeter of the site and includes three loading spaces. Landscaping is provided along the perimeter
of the site as well as along the buildings. While the project includes two separate adjacent parcels, the
landscape palette is consistent. The location of the 80-foot utility easement limits the amount and the
type of landscaping that can be provided along East Bayshore Road and affects a small portion of
Embarcadero Road frontage at the intersection where the electric transmission tower is located.

5. The landscape design complements and enhances the building design and its surroundings, is
appropriate to the site’s functions, and utilizes to the extent practical, regional indigenous drought
resistant plant material capable of providing desirable habitat that can be appropriately maintained.

Landscaping is provided along the perimeter of the site as well as along the buildings. While the project
includes two separate adjacent parcels, the landscape palette is consistent using drought tolerant and
regional species. The location of the 80-foot utility easement limits the amount and the type of
landscaping that can be provided along East Bayshore Road and affects a small portion of Embarcadero
Road at the intersection where the electric transmission tower is located. Vegetation can be no taller
than 15-feet. The landscaping palette embraces the Baylands and many of the plants were chose because
they were on the Santa Clara Valley Water District approved plant list, bay-friendly rated plant list and
other plants from the Santa Clara Valley Urban Runoff Pollution Prevention Program. Specifically, the
plants that directly interface with the Baylands are only native species and are complementary of the
Baylands, including Oak, Western Red Bud, Deer Grass, native grasses and sedges. The project is
consistent with other newer projects that were designed to be consistent with the Baylands Design
Guidelines. To minimize the architectural materials and height that faces the Baylands, flow-through
planters are placed approximately four feet from the parapet of the rear facades of the buildings.
Additionally, green screens are added to the upper portions of the buildings. The landscaping chosen for
the base of the buildings emphasize the modern entrances of the buildings.

6. The project incorporates design principles that achieve sustainability in areas related to energy
efficiency, water conservation, building materials, landscaping, and site planning.

The project is consistent with the City’s Green Building ordinance and will comply with Cal Green Tier 2
requirements. Some examples include:

e Electric vehicle parking

e Cool roof

e Water reduction

e Recycled content
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SECTION 5. Design Enhancement Exception Findings

In order for the ARB to make a recommendation of approval, the project must comply with the following
Findings for Design Enhancement Exceptions as required in Chapter 18.76.050 of the PAMC.

(1) There are exceptional or extraordinary circumstances or conditions applicable to the property
or site improvements involved that do not apply generally to property in the same zone district.

The project includes two parcels. The parcel with the proposed Mercedes Benz building includes an 80-
foot wide utility easement with development constraints below and above ground along East Bayshore
Road. The purpose of the easement is to allow for the conveyance of high voltage electric power and
stormwater for the region and for the City. Pacific Gas & Electric holds rights to the easement as well as
the City. An electric transmission tower is located near the corner of the property. This easement
precludes the placement of any building and any structure, as well as limiting vegetation height to 15
feet.

Build-to-line Exception
East Bayshore Road
Adhering to the “build-to-line” setback requirements is not possible for East Bayshore Road.

Based on the “build-to-line” requirement along Embarcadero Road, the project would need at least 126
feet of the building to be set near the property line. The site has an approximate 252-foot frontage
along Embarcadero Road and therefore would require at least 126 lineal feet of the building to be
placed between zero and 10 feet of the property line. The utility easement along East Bayshore causes
the building edge to be located approximately 65 feet from the corner of the property at Embarcadero
Road and East Bayshore Road because of the shape of the property. The remaining distance between
the easement edge and the north property line is 189 feet and that leaves enough distance to meet the
requirement.

As mentioned previously, it is expected that the primary entrance for customers will be from
Embarcadero Road. A driveway cannot be located too close to the intersection and therefore the
proposed location is the farthest from the intersection and a safe distance from the existing Audi
driveway. The proposed driveway location creates efficiencies for the site because the driveway entry is
located adjacent to the property line leading to the service drive within the building that is shared with
Audi. Some of the required parking for the project is located within the utility easement along East
Bayshore Road and as proposed the project includes a driveway between the Embarcadero Road property
line and the building to access this parking lot from the Embarcadero Road entry. The driveway in front
of the showroom creates a better overall circulation pattern because instead of vehicles being forced
onto the roadway, vehicles being serviced or displayed can be moved onsite without ever leaving the site.

SECTION 6. Conditions of approval

PLANNING DIVISION

1. CONFORMANCE WITH PLANS. Construction and development shall conform to the approved plans
entitled, "Mercedes Benz / Audi of Palo Alto, 1730 Embarcadero Road,” stamped as received by
the City on May 22, 2019 on file with the Planning Department, 250 Hamilton Avenue, Palo Alto,
California except as modified by these conditions of approval.

Page 10 of 30



DocuSign Envelope ID: 60AE5C62-653D-444E-B257-2EB2564EFB63

10.

BUILDING PERMIT. Apply for a building permit and meet any and all conditions of the Planning, Fire,
Public Works, and Building Departments.

BUILDING PERMIT PLAN SET. All Department conditions of approval for the project shall be printed
on the plans submitted for building permit.

PROJECT MODIFICATIONS: All modifications to the approved project shall be submitted for review
and approval prior to construction. If during the Building Permit review and construction phase, the
project is modified by the applicant, it is the responsibility of the applicant to contact the Planning
Division/project planner directly to obtain approval of the project modification. It is the applicant’s
responsibility to highlight any proposed changes to the project and to bring it to the project
planner’s attention.

PROJECT EXPIRATION. The project approval shall automatically expire after two years from the
original date of approval, if within such two year period, the construction of buildings has not
commenced pursuant to and in accordance with the provisions of the permit or approval.
Application for a one year extension of this entitlement may be made prior to the expiration. (PAMC
18.77.090(a)).

LIGHTING. The owner or designee shall ensure that light does not spill over the property lines from
the project. Lighting levels shall be reduced during the nighttime period to security levels (between
10pm and dawn) and consider the current levels of light in the area.

BICYCLE PATH REST AREA: As depicted in the project plans, the owner or designee shall construct
and maintain the rest area along the Embarcadero Road frontage.

INDEMNITY: To the extent permitted by law, the Applicant shall indemnify and hold harmless the
City, its City Council, its officers, employees and agents (the “indemnified parties”) from and against
any claim, action, or proceeding brought by a third party against the indemnified parties and the
applicant to attack, set aside or void, any permit or approval authorized hereby for the Project,
including (without limitation) reimbursing the City for its actual attorneys’ fees and costs incurred
in defense of the litigation. The City may, in its sole discretion, elect to defend any such action with
attorneys of its own choice.

DEVELOPMENT IMPACT FEES: Development Impact Fees, currently estimated in the amount of
$2,701,625 plus the applicable public art fee, per PAMC 16.61.040, shall be paid prior to the
issuance of the related building permit.

IMPACT FEE 90-DAY PROTEST PERIOD. California Government Code Section 66020 provides that a
project applicant who desires to protest the fees, dedications, reservations, or other exactions
imposed on a development project must initiate the protest at the time the development project
is approved or conditionally approved or within ninety (90) days after the date that fees,
dedications, reservations or exactions are imposed on the Project. Additionally, procedural
requirements for protesting these development fees, dedications, reservations and exactions are
set forth in Government Code Section 66020. IF YOU FAIL TO INITIATE A PROTEST WITHIN THE 90-
DAY PERIOD OR FOLLOW THE PROTEST PROCEDURES DESCRIBED IN GOVERNMENT CODE SECTION

66020, YOU WILL BE BARRED FROM CHALLENGING THE VALIDITY OR REASONABLENESS OF THE
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11

12.

13.

14.

FEES, DEDICATIONS, RESERVATIONS, AND EXACTIONS. If these requirements constitute fees, taxes,
assessments, dedications, reservations, or other exactions as specified in Government Code
Sections 66020(a) or 66021, this is to provide notification that, as of the date of this notice, the 90-
day period has begun in which you may protest these requirements. This matter is subject to the
California Code of Civil Procedures (CCP) Section 1094.5; the time by which judicial review must be
sought is governed by CCP Section 1094.6.

MITIGATION MONITORING AND REPORTING PROGRAM. The Mitigation Monitoring and Reporting
Program (MMRP) associated with the project and attached here as Exhibit A is incorporated by
reference and all mitigation measures shall be implemented as described in said document. Prior
to requesting issuance of any related demolition and/or construction permits, the applicant shall
meet with the Project Planner to review and ensure compliance with the MMRP, subject to the
satisfaction of the Director of Planning of Planning and Community Environment.

FINAL INSPECTION: A Planning Division Final inspection will be required to determine substantial
compliance with the approved plans prior to the scheduling of a Building Division final. Any revisions
during the building process must be approved by Planning, including but not limited to; materials,
landscaping and hard surface locations. Contact your Project Planner, Sheldon S. Ah Sing at
sahsing@m-group.us to schedule this inspection.

PLANNING COMMISSION CONDITION: The owner or designee shall evaluate migratory patterns
affecting the site and if the trees scheduled for removal are found to be recurring nesting sites then
the applicant shall ensure the installation of replacement nesting facilities until the replacement
trees on the property have matured enough to be used by the birds.

ARB APPLICATION REQUIRED: Prior to issuance of a building permit, the applicant shall return to
the ARB to address the following issues. This review shall require a new ARB application, subject to
application fees and the City’s appeal procedures. The application shall include the following:

e (olors: The project shall adhere to the Baylands Design Guidelines muted colors by
providing alternatives to the proposed colors shown to the ARB on June 6, 2019. In
particular, black and shiny colors shall be avoided. Use charcoal or a rich brown for darker
accents.

e Floor Area Ratio: Provide staff with updated floor area diagrams to confirm the proposed
square footage.

e GL-2 Parapet: The material should match the transparent qualities depicted in the
plans/photos and not the opaque material sample that was presented to the ARB. Special
attention should be made to avoid light emission from behind the material.

e Trees: Add more trees to the base of the building to soften the Bayshore Road side of the
building. It was suggested to consider another option instead of the Western Redbud
plantings along Bayshore. The alternative trees should continue to provide shading.
Secondly, the applicant shall specify larger trees at key locations on the landscape plan.

e Curb Ramp at Corner: The applicant shall work with City Transportation staff regarding
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the transition at the Bayshore/Embarcadero Road intersection for the bicycle path.

Green Screen: The project shall keep the same amount of greenery along the building
elevations, however, the project should look at other solutions and/or provide details on
the screens to ensure they are high quality, can be maintained over time, and better
integrated into the project.

Perimeter Landscape: The project should provide at least 10 feet of setback between the
carwash and the property line. Demonstrate removal of any existing barbed wire.

Lighting. All lighting specifications shall be provided to the ARB including detailed
specifications that define security levels of lighting and which lighting locations/fixtures
would utilize this feature, including bollard style fixtures, and the impacts of lighting on
the Baylands.

Transportation Demand Management (TDM) program. The applicant shall submit a TDM
plan in accordance with the City’s procedures for review and approval by City staff.

County of Santa Clara Airport Land Use Commission. The applicant shall provide the
Director of Planning and Community Environment or designee response documentation
from the Airport Land Use Commission.

Context Drawings. The applicant shall provide context drawings as part of the submittal
for ARB.

Building Department

15. Provide an exiting analysis for the second and third/ roof-top floors of the proposed automotive
dealership building. Sheets ZA020 — ZA025 were not received in the resubmittal package.

It appears that two (2) exit stair enclosures are provided on the 2nd & 1st floor plans.
One of the exit enclosures terminates to the interior of the building. Please clarify how
this interior exit stairway will comply with CBC 1028.1 for Exit Discharge. Sheet ZA102
and ZA502 still shows one of the interior stair enclosures opening into the Shop are on
the first floor.

If more than one exit is required from the 2nd and 3rd floor, each accessible portion of
the space shall be served by the same number of accessible means of egress. Show the
locations of the accessible means of egress on the 2nd and 3rd floors.

16. Show the locations of the accessible parking for the employee and customer parking. Sheet ZA003
shows the location of the accessible parking, but sheets ZA105 and ZA106 doesnot.

17. For new Non-Residential construction of any size, CALGreen Mandatory + Tier 2 requirements are
required per PAMC16.14.430, Section A5.106.5.3.3. The following standards apply:

In general. The property owner shall provide Conduit Only, EVSE-Ready Outlet, or EVSE
Installed for at least 25% of parking spaces, among which at least 5% (and no fewer than
one) shall be EVSE Installed. Please indicate on the plans the location of the EVSE- Ready
and EVSE Installed spaces. Sheet ZA100 shows that 269 parking spaces are required. The
required installed EVSE parking is 269 x 5% = 13 spaces and the required EVSE ready

parking should be 269 x 20% = 54 spaces. Please revise sheet ZA100 for compliance.
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18.

e Accessible spaces. Projects shall comply with the 2016 California Building Code
requirements for accessible electric vehicle parking. Please show the location of the
EVSE accessible spaces. (CBC 11B-228.3, 11B-812) Base on CBC Table 11B-228.3.2.1, 1
van accessible EVSE installed and 1 standard accessible EVSE installed spaces are
required. Please show compliance on the plans.

For new Non-Residential construction of any size, CALGreen Mandatory + Tier 2 requirements are
required per PAMC16.14.080. Complete a preliminary Green Building Checklist “GB-1 Non-
Residential Mandatory Plus Tier 2” sheet and include this sheet with Planning Application package.
The GB-1 + Tier 2 sheet can be downloaded from the City’s website address:
http://www.cityofpaloalto.org/gov/depts/ds/green_building/compliance.asp On sheet ZA600 for
the GB-1 sheet, check the appropriate “Y” or “N” boxes for the Mandatory items and the
appropriate “Y” or “N” boxes for the electives to begin preliminary planning to address the Green
Building Mandatory plus Tier 2 requirements.

Public Works Engineering Department

19.

20.

21

22.

23.

24,

25.

STORM WATER TREATMENT: Applicant will be required to provide an updated third-party
certification for the previously permitted and C.3 regulated Audi project at 1730 Embarcadero. A
stamped and signed letter confirming they reviewed these plans and find the existing project to still
be in compliance with MRP 2.0 Provision C.3 and PAMC 16.11 shall be provided prior to this
project’s Building permit and/or Grading Permit issuance.

Applicant will be required to provide approval from PG&E for all work proposed within their
easements prior to Grading & Excavation Permit issuance or Building Permitissuance.

Applicant proposes to relocate the existing storm main running through these properties into the
public right of way. This proposal in concept is acceptable to the City but the technical design review
will be done through the Street Work Permit process and it is ultimately up to the applicant to verify
that this could work. That includes verifying that there are no utility conflicts, make sure that storm
drain line would be the same size, at a minimum, flow by gravity and be clear through PGE’s
easement. This shall be built by the developer and phased construction so that a storm drain line is
always available for flow. This shall be completed to the satisfaction of the Public Works Engineering
Department.

Applicant will be required to abandon any existing easement where new structure(s) or
improvements are proposed and record new easements as requested by the City, and obtain an
encroachment permit for all proposed improvements within existing and to remain public utility
easements prior to Grading & Excavation Permit issuance or Building Permitissuance.

The project currently shows both parcels separate. In doing so this does not allow any cross lot
drainage. If cross lot drainage or cross lot use of C.3 stormwater treatment devices is proposed at
the building permit stage, subsequent requirements will be required prior to Grading & Excavation
Permit issuance or Building Permit issuance.

A private access easement will need to be recorded against both properties prior to Grading &
Excavation Permit issuance or Building Permit issuance to allow access between two parcels.

GRADING & EXCAVATION PERMIT: An application for a grading & excavation permit must be
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26.

27.

28.

29.

30.

31

32.

submitted to Public Works when applying for a building permit. The application and guidelines are
available at the Development Center and on our website.

STORM WATER POLLUTION PREVENTION: The City's full-sized "Pollution Prevention - It's Part of the
Plan" sheet must be included in the plan set. The sheet is available here:
http://www.cityofpaloalto.org/civicax/filebank/documents/2732

SWPPP: The proposed development will disturb more than one acre of land. Accordingly, the
applicant will be required to comply with the State of California’s General Permit for Storm Water
Discharges Associated with Construction Activity. This entails filing a Notice of Intent to Comply
(NOI), paying a filing fee, and preparing and implementing a site specific storm water pollution
prevention plan (SWPPP) that addresses both construction-stage and post-construction BMP’s for
storm water quality protection. The applicant is required to submit two copies of the NOI
and the draft SWPPP to the Public Works Department for review and approval prior to issuance of
the building permit. Also, include the City's standard "Pollution Prevention - It's Part of the Plan" sheet in
the building permit plan set. Copies are available from Public Works at the Development Center.

STREET TREES: Show all existing street trees in the public right-of-way. Any removal, relocation or
planting of street trees; or excavation, trenching or pavement within 10 feet of street trees must
be approved by Public Works' arborist (phone: 650-496-5953). This approval shall appear on the
plans. Show construction protection of the trees per Cityrequirements.

WORK IN THE RIGHT-OF-WAY: The plans must clearly indicate any work that is proposed in the
public right-of-way, such as sidewalk replacement, driveway approach, or utility laterals. The plans
must include notes that the work must be done per City standards and that the contractor
performing this work must first obtain a Street Work Permit from Public Works at the Development
Center. If a new driveway is in a different location than the existing driveway, then the sidewalk
associated with the new driveway must be replaced with a thickened (6” thick instead of the
standard 4” thick) section. Additionally, curb cuts and driveway approaches for abandoned
driveways must be replaced with new curb, gutter and planterstrip.

IMPERVIOUS SURFACE AREA: The project will be creating or replacing 500 square feet or more of
impervious surface. Accordingly, the applicant shall provide calculations of the existing and
proposed impervious surface areas with the building permit application. The Impervious Area
Worksheet for Land Developments form and instructions are available at the Development Center
or on our website.

At the time of Excavation and Grading Permit submittal: Applicant shall submit the final C.3
certification including a stamped and signed letter from the third party reviewer confirming which
documents they reviewed and that the proposed C.3 design is in compliance with MRP

2.0 Provision Cc3 and PAMC 16.11 and this Cc3 Data Form
(http://www.scvurpppw2k.com/pdfs/1112/SCVURPPP_C.3_Data_Form_final_2012.pdf)
completely filled out and stamped and signed as approved by the qualified third party reviewer.
Applicants will not be allowed to submit for an excavation and grading permit unless those
required C.3 certification items are included in the submittal package.

STORMWATER MAINTENANCE AGREEMENT: The applicant shall designate a party to maintain the
control measures for the life of the improvements and must enter into a maintenance agreement
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33.

34.

35.

with the City to guarantee the ongoing maintenance of the permanent C.3 storm water discharge
compliance measures. The maintenance agreement shall be executed prior to issuance of the
building or grading permit. The City will inspect the treatment measures yearly and charge an
inspection fee.

LOGISTICS PLAN: The contractor must submit a logistics plan to the Public Works Department at
time of Grading and Building permit issuance that addresses all impacts to the City’s right-of-way,
including, but not limited to: pedestrian control, traffic control, truck routes, material deliveries,
contractor’s parking, concrete pours, crane lifts, work hours, noise control, dust control, storm
water pollution prevention, contractor’s contact, noticing of affected businesses, and schedule of
work. This condition shall be restrictive as possible so that traffic conditions at the Embarcadero
Road/Bayshore Road intersection are not aggravated during the course of construction. The streets
shall not be blocked during peak commute hours.

SIDEWALK, CURB & GUTTER: As part of this project, the applicant must all of the existing sidewalks,
curbs, gutters or driveway approaches in the public right-of-way along the frontage(s) of the
property. The site plan submitted with the building permit plan set must show the extent of the
replacement work. The plan must note that any work in the right-of-way must be done per Public
Works’ standards by a licensed contractor who must first obtain a Street Work Permit from Public
Works at the Development Center.

SUBSTANTIAL IMPROVEMENT: The existing structure is located within a Special Flood Hazard Area.
If the construction cost of the improvements (remodeling and/or addition) is greater than 50% of
the existing value of the structure, then the improvements will be classified as a “substantial
improvement” and the existing structure and all new construction will be required to meet the
City’s Flood Hazard Regulations. In particular, the finished first floor must be at or above the base
flood elevation (BFE). If the project is a “substantial improvement”, then upon submittal for a
building permit, the applicant must provide a copy of the FEMA Elevation Certificate showing that
the existing finished first floor is at or above the BFE or, if the floor is below the BFE, the plans must
show the floor being raised. The plans mustinclude:

o The Elevation Certification Submittal Requirements for Construction in the

SpecialFlood Hazard Area form

The BFE on sections, elevations and details

Flood vents, if there is a crawl space

A table calculating the flood vents required and provided

If the crawl space is subgrade, meaning that the bottom of the crawl space is

belowthe adjacent exterior grade on all four sides of the house, then it must

be filled in until it is either no longer subgrade or until it is 18” from the floor

framing (to meet the minimum CBC requirement)

o If the crawl space is still subgrade after filling, then include a sump, pump
and outlet pipe to pump flood waters out

o The garage slab can be below the BFE, but the garage will then need to be flood vented
separately from the house
o Notes that all materials and equipment below the BFE are water-resistant

O O O O

Public Works will prepare a flood zone screening form, including a “substantial improvement”
screening form, at the Development Center when plans are submitted for a building permit. In
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36.

37.

38.

39.

order to determine if your project is a “substantial improvement” prior to submitting for a building
permit, you can have a preliminary screening performed by Public Works’ staff at the Development
Center.

FLOOD ZONE: The proposed improvements are located within a Special Flood Hazard Area.
Accordingly, the proposed construction must meet all of the City’s and Federal Emergency
Management Agency’s (FEMA) requirements for construction within a flood zone, such as: the
finished bottom floor must be at or above the base flood elevation (BFE); the crawl space (if used)
must have flood vents; and all construction materials and equipment below the BFE must be water-
resistant. Garage slabs can be below the BFE, but the garage will then need flood vents. See Palo
Alto Municipal Code Section 16.52, Flood Hazard Regulations, and our website for more
information. The plans must show the BFE on all applicable elevations, sections and details; must
include a calculation of the required amount of flood vents; must include the flood vents on the
elevations and foundation plan; must note all materials below the BFE as water resistant; and must
include the Elevation Certification Submittal Requirements for Construction in the Special Flood
Hazard Area form, which is available from Public Works at the Development Center or on our
website. Please note that FEMA recently (May 2009) changed the vertical datum of the flood zones.
You must use the new vertical datum (NAVD88) on plans submitted for a building permit.

Per applicant’s meeting with the City’s Floodplain Administrator, the following flood zone

Requirements must be shown on Building permit plans:

a. The carwash can be below the BFE with appropriate venting but the mechanical area and/or
room in the car wash must be elevated above the BFE.

b. Any other building structures onsite including the mechanized parking garage must be elevated
above the BFE and must follow all other FEMA requirements for structures in a SFHA such
as no electrical or mechanical equipment below the BFE. The ramp to the garage can be
at the BFE but at a distance of 285" away from the building.

c. The elevator shaft can be below the BFE if it is flood-proofed. A flood proofing certificate needs
to be submitted for the elevator shaft that is inside the building that is going to be below the
BFE.

The applicant will be required to resurface the full width (curb to curb) of all adjacent streets along
the project frontages.

Based on the City’s GIS there may be plume monitoring wells within the project site. Typically these
wells are maintained by Santa Clara Valley Water District (SCVWD). The proposed work shall not
destroy any of the monitoring well or affect the function and use of these. Contact SCVWD to verify
the well location. Plot and label them on the plans and provide notes to protect wells as required
by the district.

As one of the stormwater treatment devices (SCM-5) proposed for C.3 compliance showed 12” of
ponding depth, applicant will need to select plants that can withstand that 12” of ponding.
Appendix D of the C.3 Handbook has a list of recommended plants and notes as to whether they
can tolerate wet roots or standing water.

Public Art

4]1.

If the applicant chooses to pay to the public art fund in—lieu of commissioning art on site, the funds

must be received prior to the issuance of a building permit.
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Water Quality

The owner or designee shall address the following prior to building permit issuance.

42. Stormwater treatment measures

e C(lear, detailed maintenance agreement shall be drafted and approved before
occupancy approval.

e Installation vendor specs should be followed and provided to city staff. Add this bullet
as a note to the building plans.

e Shall meet all Bay Regional Municipal Regional Stormwater Permit requirements.

e Refer to the Santa Clara Valley Urban Runoff Pollution Prevention Program C.3
Handbook (download here: http://scvurppp-w2k.com/c3_handbook.shtml) for details.
Staff from Stormwater Program (Watershed Protection Division) may be present during
installation of stormwater treatment measures. Contact Pam Boyle Rodriguez,
Stormwater Program Manager, at (650) 329-2421 before installation. Add this bullet as
a note to building plans on Stormwater Treatment (C.3) Plan.

43. Bay-friendly Guidelines (rescapeca.org)

e Do not use chemicals fertilizers, pesticides, herbicides or commercial soil amendment.
Use Organic Materials Review Institute (OMRI) materials and compost. Refer to the
Bay-Friendly Landscape Guidelines:
http://www.stopwaste.org/resource/brochures/bay-friendly-landscape-guidelines-
sustainable-practices-landscape-professional for guidance. Add this bullet as a note to
the building plans.

e Avoid compacting soil in areas that will be unpaved. Add this bullet as a note to the
building plans.

44. Stormwater quality protection
e Trash and recycling containers shall be covered to prohibit fly-away trash and having
rainwater enter the containers.
e Drain downspouts to landscaping (outward from building asneeded).
e Drain HVAC fluids from roofs and other areas tolandscaping.

Recycling
45. Recommended refuse service level for this project is as follows:

Trash one x 6 cubic yard bin picked up 1 time perweek.
Recycling one x 6 cubic yard bin picked up 5 times per week.
Compost one x 1 cubic yard bin picked up 1 time per week.

The site is required to have a trash enclosure. Please refer to trash enclosure guidelines and
dimensions (refer to attached documents).

a.  Trash enclosure must be covered.

b.  Collection vehicle access (vertical clearance, street width and turnaround space) and
street parking are common issues pertaining to new developments. Adequate space
must be provided for vehicle access.

c.  Weight limit for all drivable areas to be accessed by the solid waste vehicles (roads,
driveways, pads) must be rated to 60,000 Ibs. This includes areas where permeable

pavement is used.
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d. Carts and bins must be able to roll without obstacles or curbs to reach service areas
"no jumping curbs"

Containers must be within 25 feet of service area or charges will apply.

All service areas must have a clearance height of 20’ for bin service.

New enclosures should consider rubber bumpers to reduce wear-and-tear onwalls.
All solid waste bins (dumpsters) must be located in a trash enclosure.

A trash enclosure must be included in the plans.

Service must be provided for garbage, recycling, and compost.

k.  All service areas must have a clearance height of 20’ for bin service.

@ ™o

—_— —

Owner/Tenant must maintain all waste containers in a clean and sanitary condition and prevent
interference with pedestrian use of the area.

Owner/Tenant may not allow waste to pile up around service containers and must work closely with
hauler to prevent overflow.

All cardboard must be broken down and placed inside the recycle container(s) with the lid(s) closed.

Electrical Utilities

46.

47.

49.

50.

51

52.

53.

Comply with CPAU service standards for the location of the pad-mount transformer. Refer to
CPAU standard drawing DT-CL-U-1031.

Comply with CPAU service standards for the location of the utility meter and service
equipment. Refer to Section Il of CPAU Service Requirements.

. Show on the plan a public utility easement (PUE) as it will be required for the transformer and the

underground electrical duct bank.
Show bollard protection for the pad-mounttransformer.

Contractor shall obtain permit from the Department of Public Works before digging inthe
street right-of-way.

At least 48 hours prior to starting any excavation, the customer must call Underground Service Alert
(USA) at 1-800-227-2600 to have existing underground utilities located and marked. The areas to
be checked for underground facility marking shall be delineated with white paint. All USA markings
shall be removed by the customer or contractor when construction iscomplete.

The customer is responsible for installing all substructures (conduits, boxes, and pads) required for
the electric service. No more than 270 degrees of bends are allowed in a secondary conduit run.
All conduits must be sized according to California Electric Code requirements and no %” size
conduits are permitted. All off-site substructure work will be constructed and no %" size conduits
are permitted.

All primary electric conduits shall be concrete encased with the top of the encasement at the
depth of 30”. Install a pull box when a conduit run exceeds 500 feet in length or has a total of 180
degree bends.
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54.

55.

56.

57.

58.

59.

61.

62.

63.

All new underground conduits and substructures shall be installed per City standards and shall be
inspected by CPAU underground inspector prior to backfilling.

For services larger than 1600 amps, a transitional cabinet as the interconnection point between
the utility’s pad-mount transformer and the customer’s main switchgear may be required. Refer to
CPAU standard drawing SR-XF-E-1020. The cabinet design drawings must be submitted to the
Electric UtilityEngineering Division for review and approval.

For underground services, no more than four (4) 750 MCM conductors per phase can be
connected to the transformer secondary terminals; otherwise, bus duct or x-flex cable must be used for
connections to pad-mount transformers. If customer installs a bus duct directly between the transformer
secondary terminals and the main switchgear, the installation of a transition cabinet will not be required.

The customer is responsible for installing all underground electric service conductors, bus duct,
transition cabinets, and other required equipment. The installation shall meet the California
Electric Code and the City Standards.

Meter and switchboard requirements shall be in accordance with Electric Utility Service Equipment
Requirements Committee (EUSERC) drawings accepted by Utility and CPA standards for meter
installations.

Shop/factory drawings for switchboards (400A and greater) and associated hardware must be
submitted for review and approval prior toinstalling.

. For 400A switchboards only, catalog cut sheets may be substituted in place of factory

drawings.

All new underground electric services shall be inspected and approved by both the Building
Inspection Division and the Electrical Underground Inspector before energizing

The customer shall provide as-built drawings showing the location of all switchboards,
conduits (number and size), conductors (number and size), splice boxes, vaults and
switch/transformer pads.

The follow must be completed before Utilities will make the connection to the utility system and
energize the service:
e All fees must be paid.
e All required inspections have been completed and approved by both the Building
Inspection Division and the Electrical Underground Inspector.
e All Special Facilities contracts or other agreements need to be signed by the City and
applicant.
e Easement documents must be completed.

Utilities WGW
PRIOR TO ISSUANCE OF DEMOLITION PERMIT

64.

Prior to demolition, the applicant shall submit the existing water/wastewater fixture unit loads (and
building as-built plans to verify the existing loads) to determine the capacity fee credit for the
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65.

existing load. If the applicant does not submit loads and plans they may not receive credit for the
existing water/wastewater fixtures.

The applicant shall submit a request to disconnect all utility services and/or meters including a
signed affidavit of vacancy. Utilities will be disconnected or removed within 10 working days after
receipt of request. The demolition permit will be issued by the building inspection division after all
utility services and/or meters have been disconnected and removed.

FOR BUILDING PERMIT

66.

67.

69.

70.

71.

72.

The applicant shall submit a completed water-gas-wastewater service connection application - load
sheet per parcel/lot for City of Palo Alto Utilities. The applicant must provide all the information
requested for utility service demands (water in fixture units/g.p.m., gas in b.t.u.p.h, and sewer in
fixture units/g.p.d.). The applicant shall provide the existing (prior) loads, the new loads, and the
combined/total loads (the new loads plus any existing loads to remain).

The owner or designee shall address comments dated February 4, 2019 on four annotated sheets
(1700 Embarcadero RR2 C04 01, RR2 C01 03, RR2 C01 02, 1700 RR2 C01 01) by the WGW Utilities
Department prior to issuance of a grading permit.

. The applicant shall submit improvement plans for utility construction. The plans must show the size

and location of all underground utilities within the development and the public right of way
including meters, backflow preventers, fire service requirements, sewer mains, sewer cleanouts,
sewer lift stations and any other required utilities. Plans for new wastewater laterals and mains
need to include new wastewater pipe profiles showing existing potentially conflicting utilities
especially storm drain pipes, electric and communication duct banks. Existing duct banks need to
be daylighted by potholing to the bottom of the ductbank to verify cross section prior to plan
approval and starting lateral installation. Plans for new storm drain mains and laterals need to
include profiles showing existing potential conflicts with sewer, water and gas.

The applicant shall submit improvement plans for utility construction. The plans must show the size
and location of all underground utilities within the development and the public right-of-way
including meters, backflow preventers, fire service requirements, sewer mains, sewer cleanouts,
sewer lift stations and any other required utilities.

The applicant must show on the site plan the existence of any auxiliary water supply, (i.e. water
well, gray water, recycled water, rain catchment, water storage tank, etc).

The applicant shall be responsible for installing and upgrading the existing utility mains and/or
services as necessary to handle anticipated peak loads. This responsibility includes all costs
associated with the design and construction for the installation/upgrade of the utility mains and/or
services.

An approved reduced pressure principle assembly (RPPA backflow preventer device) is required for
all existing and new water connections from Palo Alto Utilities to comply with requirements of
California administrative code, title 17, sections 7583 through 7605 inclusive. The RPPA shall be
installed on the owner's property and directly behind the water meter within 5 feet of the property

Page 21 of 30



DocuSign Envelope ID: 60AE5C62-653D-444E-B257-2EB2564EFB63

73.

74.

75.

76.

line. RPPA’s for domestic service shall be lead free. Show the location of the RPPA on the plans.

An approved reduced pressure detector assembly is required for the existing or new water
connection for the fire system to comply with requirements of California administrative code, title
17, sections 7583 through 7605 inclusive (a double detector assembly may be allowed for existing
fire sprinkler systems upon the CPAU’s approval). reduced pressure detector assemblies shall be
installed on the owner's property adjacent to the property line, within five feet of the property
line. Show the location of the reduced pressure detector assembly on the plans.

All backflow preventer devices shall be approved by the WGW engineering division. Inspection by
the utilities cross connection inspector is required for the supply pipe between the meter and the
assembly.

The applicant shall pay the capacity fees and connection fees associated with new utility service/s
or added demand on existing services. The approved relocation of services, meters, hydrants, or
other facilities will be performed at the cost of the person/entity requesting the relocation.

Each unit or place of business shall have its own water and gas meter shown on the plans. Each
parcel shall have its own water service, gas service and sewer lateral connection shown on the
plans.

PUBLIC WORKS URBAN FORESTRY SECTION

77.

NEW TREES—PERFORMANCE MEASURES. New trees shall be shown on all relevant plans: site,
utility, irrigation, landscape, etc. in a location 10’ clear radius from any (new or existing)
underground utility or curb cut.

a. Add note on the Planting Plan that states, “Tree Planting. Prior to in-ground installation,
Urban Forestry inspection/approval required for tree stock, planting conditions and
irrigation adequacy. Contact (650-496-5953).”

b. Landscape Plan tree planting shall state the Urban Forestry approved species, size and
using Standard Planting Dwg. #604 (root channel sidewalk base) for street trees or
those planted in a parking median, and shall note the tree pit dug at least twice the
diameter of the root ball. Wooden cross-brace is prohibited.

c. Add note on the Planting & Irrigation Plan that states, “Irrigation and tree planting in
the right-of-way requires a street work permit per CPA Public Works standards.”

d. Landscape planshallinclude planting preparation details for trees specifying digging the
soil to at least 30-inches deep, backfilled with a quality topsoil and dressing with 2-
inches of wood or bark mulch on top of the root ball keeping clear of the trunk by 1-
inch.

e. Automaticirrigation bubblers shall be provided for each tree. Standard Dwg. #513 shall
be included on the irrigation plans and show two bubbler heads mounted on flexible
tubing placed at the edge of the root ball. The tree irrigation system shall be connected
to a separate valve from other shrubbery and ground cover, pursuant to the City's
Landscape Water Efficiency Standards. Bubblers mounted inside an aeration tube are
prohibited.

78. All imported soils shall be tested and the results provided to the City for approval before import.

Import soil shall be amended with compost per City standards in place of other soil
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79.

8L

82.

83.

amendments. Street trees require an automatic irrigation/bubbler system and may require tree
grates.

As part of the project submittal, the applicant will provide a Consulting Arborist review of soil and
drainage tests to recommend soil remediation and drainage improvement actions to be provided
or made available thru channeling for (new and existing) trees in the public right of way areas. The
City requires adequate rootable soil volume areas for healthy public trees. The volume of rootable
soil to be provided per tree is based on the size of thetree at maturity:

e. 400 cubic feet of rootable soil volume shall be available per smalltree,

f. 800 cubic feet per medium-sized tree and

g. 1200 cubic feet per large-sized tree

. TREE PROTECTION COMPLIANCE. The owner and contractor shall implement all protection and

inspection schedule measures, design recommendations and construction scheduling as stated in
the TPR & Sheet T-1, and is subject to code compliance action pursuant to PAMC 8.10.080. The
required protective fencing shall remain in place until final landscaping and inspection of the project. Project
arborist approval must be obtained and documented in the monthly activity report sent to the City. The
mandatory Contractor and Arborist Monthly Tree Activity Report shall be sent monthly to the City
(pwps@cityofpaloalto.org) beginning with the initial verification approval, using the template in the Tree
Technical Manual, Addendum 11.

PLAN CHANGES. Revisions and/or changes to plans before or during construction shall be
reviewed and responded to by the (a) project site arborist, or (b) landscape architect with
written letter of acceptance before submitting the revision to the Building Department for
review by Planning, PW or Urban Forestry.

TREE DAMAGE. Tree Damage, Injury Mitigation and Inspections apply to Contractor. Reporting,
injury mitigation measures and arborist inspection schedule apply pursuant to TTM, Section
2.20-2.30. Contractor shall be responsible for the repair or replacementof any publicly owned or
protected trees that are damaged during the course of construction, pursuant to Title 8 of the
Palo Alto Municipal Code, and city Tree Technical Manual, Section 2.25.

GENERAL. The following general tree preservation measures apply to all trees to be retained: No
storage of material, topsoil, vehicles or equipment shall be permitted within the tree enclosure
area. The ground under and around the tree canopy area shall not be altered.Trees to be retained
shall be irrigated, aerated and maintained as necessary to ensure survival.

BUILDING PERMIT SUBMITTAL- PROJECT ARBORIST CERTIFICATION LETTER. Prior to submittal for
staff review, attach a Project Arborist Certification Letter that he/she has; (a) reviewed the entire
building permit plan set submittal and, (b) verified all his/her updated TPR mitigation measures
and changes are incorporated in the plan set, (c) affirm that ongoing Contractor/Project Arborist
site monitoring inspections and reporting have been arranged with the contractor or owner (see
Sheet T-1) and, (d) understands that design revisions (site or plan changes) within a TPZ will be
routed to Project Arborist/Contractor for review prior to approval from City.

85. TREE PROTECTION VERIFICATION. Prior to any site work verification from the contractor that the

required protective fencing is in place shall be submitted to the Urban Forestry Section.
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86. The fencing shall contain required warning sign and remain in place until final inspection of the project.

87. EXCAVATION RESTRICTIONS APPLY (TTM, Sec. 2.20 C & D). Any approved grading, digging or
trenching beneath a tree canopy shall be performed using ‘air-spade’ method as a preference,
with manual hand shovel as a backup. For utility trenching, including sewer line, roots exposed
with diameter of 1.5 inches and greater shall remain intact and not be damaged. If directional boring
method is used to tunnel beneath roots, then Table 2-1, Trenching and Tunneling Distance, shall be printed
on the final plans to be implemented by Contractor.

88. OBLIGATION TO MONITOR AND PROTECT NEIGHBORING TREES. Project site arborist will protect
and monitor neighboring trees during construction and share information with the tree owner.
All work shall be done in conformance with State regulations so as to ensure the long term health
of the tree. Project site arborist will request access to the tree on the neighboring property as
necessary to measure an exact diameter, assess condition, and/or perform treatment. If access
is not granted, monitoring and any necessary treatment will be performed from the project site.

GREEN BUILDING

89. Green Building Requirements for Non-Residential Projects. For design and construction of non-
residential projects, the City requires compliance with the mandatory measures of Chapter 5, in
addition to use of the Voluntary Tiers. (Ord. 5220 § 1 (part), 2013). The following are required for
Building Approval:

90. The project is a nhew nonresidential construction project greater than 1,000 square feet and
therefore must comply with California Green Building Standards Code Mandatory plus Tier 2

requirements, as applicable to the scope of work. PAMC 6.14.180 (Ord. 5220 § 1 (part),
2013). The project applicant shall indicate the requirements on the Permit Plans. The submittal
requirements are outlined here:

www.cityofpaloalto.org/gov/depts/ds/green building/default.asp.

91. The project is a new building over 10,000 square feet and therefore must meet the commissioning
requirements outlined in the California Energy Code section. The project team shall submit the
Owner’s Project Requirements (OPR), and Basis of Design (BOD), and Commissioning Plan in
accordance with 5.410.2.3.

92. The project is a nonresidential projects exceeding $100,000 valuation and therefore must acquire
an Energy STAR Portfolio Manager Rating and submit the rating to the City of PaloAlto once the
project has been occupied after 12 months. PAMC 16.14.250 (Ord. 5220 § 1 (part), 2013). The
Energy Star Project Profile shall be submitted to the Building Department prior to permit issuance.
Submittal info can be found at:
https://www.cityofpaloalto.org/gov/depts/utl/business/benchmarking your building.asp.

93. The project is a nonresidential new construction projects with a landscape of any size included in
the project scope and therefore must comply with Potable water reduction Tier 2. Documentation
is required to demonstrate that the Estimated Total Water Use (ETWU) fallswithin a Maximum Applied
Water Allowance (MAWA) using the appropriate evapotranspiration adjustment factor (ETAF) designated
by the prescribed potable water reduction tier. PAMC 16.14.220 (Ord. 5220 § 1 (part), 2013). The project
applicant shall indicate the requirements on the Permit Plans. The submittal requirements are outlined on
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94.

95.

96.

97.

98.

9.

the following site: http://www.cityofpaloalto.org/gov/depts/utl/residents/resrebate/landscape.asp.

The project is outside the boundaries of the recycled water project area and is greater than 1,000
square feet and therefore must install recycled water infrastructure for irrigation systems. PAMC
16.14.230 (Ord. 5220 § 1 (part), 2013). The project applicant shall indicate the requirements on the
Permit Plans.

The project is either new construction or a rehabilitated landscape and is greater than 1,000
square feet and therefore must install a dedicated irrigation meter related to the recycled water
infrastructure. PAMC 16.14.230 (Ord. 5220 § 1 (part), 2013). The project applicant shall indicate
the requirements on the Permit Plans.

The project includes a new or altered irrigation system and therefore must be designed and
installed to prevent water waste due to overspray, low head drainage, or other conditions where
water flows onto adjacent property, non-irrigated areas, walks, roadways, parking lots, or
structures. PA 16.14.300 (Ord. 5220 § 1 (part), 2013).

The project includes a new or altered irrigation system and therefore the irrigation must be
scheduled between 8:00 p.m. and 10:00 a.m. unless weather conditions prevent it. Operation of
the irrigation system outside the normal watering window is allowed for auditing and system
maintenance. Total annual applied water shall be less than or equal to maximum applied water
allowance (MAWA) as calculated per the potable water use reduction tier. PAMC 16.14.310 (Ord.
5220 § 1 (part), 2013). ). The project applicant shall indicate the requirements on the Permit Plans.

The project is a nonresidential new construction project and has a value exceeding $25,000 and
therefore must meet Enhanced Construction Waste Reduction Tier 2. PAMC 16.14.240 (Ord. 5220
§ 1 (part), 2013). The project shall use the Green Halo System to document the requirements.

The project includes non-residential demolition and therefore must meet the Enhanced
Construction Waste Reduction - Tier 2. PAMC 16.14.270 (Ord. 5220 § 1 (part), 2013). The
project shall use the Green Halo System to document the requirements.

100.The project is a new non-residential structure and therefore must comply with the City of Palo

Alto Electric Vehicle Charging Ordinance 5263. The project shall provide Conduit Only, EVSE-Ready
Outlet, or EVSE Installed for at least 25% of parking spaces, among which at least 5% (and no fewer
than one) shall be EVSE Installed. The requirements shall be applied separately to accessible
parking spaces. See Ordinance 5263 for EVSE definitions, minimum circuit capacity, and design
detail requirements. PAMC 16.14.380 (Ord. 5263 § 1 (part), 2013) See
https://www.cityofpaloalto.org/civicax/filebank/documents/43818 for additional details.

The following are required at Post-Construction after 12 months of occupancy.

101.The project is a nonresidential projects exceeding $100,000 valuation and therefore must acquire

an Energy STAR Portfolio Manager Rating and submit the rating to the City of PaloAlto once the
project has been occupied after 12 months. PAMC 16.14.250 (Ord. 5220 § 1 (part), 2013). Submittal
info can be found at:
https://www.cityofpaloalto.org/gov/depts/utl/business/benchmarking your building.asp.
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SECTION 7. Term of Approval.

1. Effective Date. The approvals memorialized in this Record of Land Use Action shall be effective
on the same date that the accompanying ordinance rezoning the subject properties takes
effect.

2. Site and Design Approval. In the event actual construction of the project is not commenced
within two years of the date of council approval, the approval shall expire and be of no further
force or effect, pursuant to Palo Alto Municipal Code Section 18.82.080.

3. Design Enhancement Exceptions. The time limits for any Design Enhancement Exceptions shall
be the same as the time limits for the accompanying design review approval.

PASSED: 6-1

AYES: Cormack, DuBois, Filseth, Fine, Kniss, Tanaka
NOES: Kou

ABSENT:

ABSTENTIONS:

ATTEST: APPROVED:
DocuSigned by: DocuSigned by:
Bl Mison
City Clerk Director of Planning and Development Services

Environment APPROVED AS TO FORM:

DocuSigned by:

Eow\,ptm (e

N——36C6B9D

Deputy a]f\{/m:ﬁftorney

PLANS AND DRAWINGS REFERENCED:
1. Those plans prepared by YSM Design titled “Mercedes Benz/Audi of Palo Alto”, consisting of 128

pages, dated May 26, 2019
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Exhibit A: Mitigation & Monitoring Reporting Program

1700-1730 Embarcadero Road  Application 18PLN-00186
PROJECT NAME . pphicati

Auto Dealership Number

Lyle Hutson Date March 19, 2019
Applicant 305 North Coast Highway

Laguna Beach, CA 92651

The Draft Mitigated Negative Declaration for the 1700-1730 Embarcadero Road Auto Dealership Project
identifies the mitigation measures that will be implemented to reduce the impacts associated with the
project. The California Environmental Quality Act (CEQA) was amended in 1989 to add Section 21081.6,
which requires a public agency to adopt a monitoring and reporting program for assessing and ensuring
compliance with any required mitigation measures applied to proposed development. As stated in
section 21081.6(a)(1) of the Public Resources Code, “... the public agency shall adopt a reporting or
monitoring program for the changes made to the project or conditions of project approval, adopted in
order to mitigate or avoid significant effects on the environment.”

Section 21081.6 also provides general guidelines for implementing mitigation monitoring programs and
indicates that specific reporting and/or monitoring requirements, to be enforced during project
implementation, shall be defined as part of adopting a Mitigated Negative Declaration.

The mitigation monitoring table lists those mitigation measures that would be included as conditions of
approval for the project. To ensure that the mitigation measures are properly implemented, a
monitoring program has been devised which identifies the timing and responsibility for monitoring each
measure.
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Environmental

Mitigation Measure
Impact

BIOLOGICAL RESOURCES

BIO-1: Light Spillover On the project boundaries adjacent to the

Minimization Baylands Nature Preserve, project light
sources shall be shielded, directed downward,
and focused on the project site, such that light
spillover onto the Baylands does not exceed
1.0 foot candle.

BIO-2: Nesting Bird Construction of the project, shall be
Surveys and prohibited during the general avian nesting
Avoidance season (February 1 — August 31), if feasible. If

nesting season avoidance is not feasible, the
applicant shall retain a qualified biologist, as
approved by the City of Palo Alto, to conduct
a preconstruction nesting bird survey of
adjacent street trees to determine the
presence/absence, location, and activity
status of any active nests. The extent of the
survey buffer area surrounding the site shall
be established by the qualified biologist to
ensure that direct and indirect effects to
nesting birds are avoided. To avoid the
destruction of active nests and to protect the
reproductive success of birds protected by the
MBTA and CFGC, nesting bird surveys shall be
performed not more than 14 days prior to
scheduled vegetation clearance and structure
demolition. In the event that active nests are
discovered, a suitable buffer (typically a
minimum buffer of 50 feet for passerines and
a minimum buffer of 250 feet for raptors)
shall be established around such active nests
and no construction shall be allowed within
the buffer areas until a qualified biologist has
determined that the nest is no longer active
(i.e., the nestlings have fledged and are no
longer reliant on the nest). No ground
disturbing activities shall occur within this
buffer until the qualified biologist has
confirmed that breeding/nesting is completed
and the young have fledged the nest. Nesting
bird surveys are not required for construction
activities occurring between August 31 and
February 1.

CULTURAL RESOURCES

CR-1: Resource In the event that archaeological or

Recovery Procedures.  paleontological resources are unearthed
during project construction, all earth-
disturbing work in the vicinity of the find shall
be temporarily suspended or redirected until
an archaeologist or paleontologist has
evaluated the nature and significance of the
find. If the discovery proves to be significant
under CEQA, additional work such as
preservation in place, archaeological data
recovery, and/or paleontological salvage shall
occur as required by the archeologist or
paleontologist in coordination with City staff
and descendants and/or stakeholder groups,
as warranted. After the find has been

Responsible for
Implementation

Applicant

Applicant or
designee/Construction
contractor

Applicant or

designee/Construction
contractor

Timing of
Compliance

Prior to
building
permit

Prior to and
during
construction

During
construction

Oversight of
Implementation

CPA Planning
Department

CPA Planning
Department

CPA Planning
Department
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Environmental

Mitigation Measure
Impact

appropriately treated, depending on the
nature of the discovery, work in the area may
resume. A Native American representative
shall be retained to monitor mitigation work
associated with Native American cultural
material.

CR-2: Human If human remains are unearthed, State Health

Remains Recovery and Safety Code Section 7050.5 requires that

Procedures no further disturbance shall occur until the
County Coroner has made the necessary
findings as to the origin and disposition
pursuant to the Public Resources Code Section
5097.98. If the remains are determined to be
of Native American descent, the coroner has
24 hours to notify the Native American
Heritage Commission.

TCR-1: Unanticipated  In the event that cultural resources of Native

Discovery of Tribal American origin are identified during

Cultural Resources construction, all earth disturbing work within
the vicinity of the find must be temporarily
suspended or redirected until an
archaeologist has evaluated the nature and
significance of the find and an appropriate
Native American representative, based on the
nature of the find, is consulted. If the City
determines that the resource is a tribal
cultural resource and thus significant under
CEQA, a mitigation plan shall be prepared and
implemented in accordance with state
guidelines and in consultation with Native
American groups. The plan would include
avoidance of the resource or, if avoidance of
the resource is infeasible, the plan would
outline the appropriate treatment of the
resource in coordination with the archeologist
and the appropriate Native American tribal
representative.

GEOLOGY AND SOILS

GEO-1: Geotechnical
Design
Considerations

The recommendations included in the 2015
Geotechnical Investigation conducted by
Romig Engineers, Inc. (Appendix C) related to
soil engineering shall be incorporated into the
proposed project grading and building plans.
The recommendations are related to:

¢ Foundation design;

¢ Surface improvements;
¢ Slabs-on-grade;

¢ Retaining walls;

¢ Vehicle pavements; and,

¢ Earthwork.

NoISE

Responsible for
Implementation

Applicant or
designee/Construction
contractor

Applicant or
designee/Construction
contractor

Applicant or designee

Timing of
Compliance

During
construction

During
construction

Prior to
building
permit

Oversight of
Implementation

CPA Planning
Department

CPA Planning
Department

CPA Planning
Department
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Environmental
Impact

N-1: Car Wash Noise
Reduction

TRA-1: East Bayshore
Road/Embarcadero
Road Intersection
Improvements

TRA-2: Payment of
Transportation
Impact Fee

Mitigation Measure

Prior to operation of the car wash, the project
applicant shall implement the following noise
reduction measures to ensure car wash noise
does not exceed 73 dBA at the nearest
property line in order to comply with PAMC
Section 9.10.040:

¢ Housings or silencers shall be installed on
the dryers/blower fans.

¢ Noise attenuation mats shall be installed
on the interior of the car wash tunnel

¢ Dryers/blowers shall be installed as far
into the tunnel as feasible.

TRANSPORTATION/ TRAFFIC

The applicant shall construct the following
improvements prior to Certificate of
Occupancy for the project: Reconfigure the
northbound approach from one left-turn and
one through/right-turn lane to one left-turn
and one all movement lane. Improvements
would include a new crosswalk on the north
leg, a right-turn overlap phase (right turn
arrow) for the southbound East Bayshore to
westbound Embarcadero right turn, and a
right-turn overlap phase for the eastbound
Embarcadero to southbound East Bayshore
right turn. Improvements shall occur prior to
occupancy clearance.

The applicant shall pay the Citywide
Transportation Impact Fee (as updated in
2019) which will fund improvements to the
East Bayshore Road/Embarcadero Road
intersection to address cumulative plus
project conditions impacts. The payment shall
be calculated by City of Palo Alto
transportation division staff and paid prior to
occupancy clearance. Payment of the
Transportation Impact Fee would represent
the project’s fair share contribution to
intersection improvements. Intersection
improvements would be either widening the
intersection and maintaining signal control or
building a roundabout, to be determined by
the City at the time of implementation, and
shall be designed to ensure the intersection
operates at acceptable Level of Service levels
under cumulative conditions.

Responsible for Timing of
Implementation Compliance

Applicant or designee Prior to
building
permit

Applicant or designee Prior to
occupancy
clearance

Applicant or designee Prior to
occupancy
clearance

Oversight of
Implementation

CPA Planning
Department

CPA Planning
Department

CPA Planning
Department
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