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June 14, 2016

Chair and Members of the San Carlos Planning Commission

Re:  Questions / Concerns re: Meridian 25 Development
Honorable Chair and Members of the Planning Commission:
1.  JOBS / HOUSING BALANCE:  

a) 540,000 SF = 1,600 employees
b) 1,600 ÷ 1.5 jobs/housing unit = 1,067 housing units needed for jobs/housing balance.
c) Where is San Carlos going to generate this many units?

d) What levels of affordbility will be needed based on types of jobs generated?

e) What is the impact if the needed housing is not built?

f) Is the city considering a commercial impact fee to generate funds for affordable housing?  This is the perfect example of why such a fee is needed, or another mechanism to promote housing (such as set aside part of the site for housing or provide funding to build housing at an off-site location.)  

2.  TRAFFIC: 

a) The site has a Walk Score of 56 out of 100.  Not very good.  

b) Project will invite auto-oriented commute off 101 and El Camino / Holly Street and El Camino Real.

c) Project is not close to Caltrain or El Camino Buses so most employees will commute by car.

d) Project is not close to restaurants and shops so many employees will drive to Laurel Street, Redwood City, or Belmont for lunch and services.

3.  TDM:

a) The developer can further reduce auto trips from 20% to 30% - 40% through a more robust TDM program including: 

· more bike parking (> 152 slots) 

· local shuttle to downtown

· local shuttle to train station

· enhanced or new continuous bike lanes to downtown and Caltrain.

· charge for parking so free parking does not encourage auto use

The developer’s proposed TDM plan includes some good elements, but does not include any of the above potentially more effective elements.

4. PARKING:
a) Consider reducing the required number of parking stalls in recognition of the developer’s commitment to a TDM plan with a goal of 20% minimum trip reduction (and which could be even more effective if the changes listed under para. 3 above are included).

b) The city is requiring 1510 parking stalls and a 20% trip reduction TDM plan, yet is giving the developer no credit for the expected TDM reduction.  

c) Many other cities (Millbrae, Redwood City, San Mateo) give parking reduction credit when TDM is included in the project.  
d) Nowhere in the traffic analysis does it say how many cars are expected to be parked in the project per day.

e) How many cars does the developer expect will actually park at the project daily.

f) If it is less than 1510, the parking garage will be under-utilized.  This is of no benefit to the city and only serves to increase the cost to the developer.
g) Consider my proposal in my May 31 letter for city to negotiate a trade-off to allow reduced parking if developer dedicates at least 2/3 of his savings toward the city’s affordable housing fund.  It would both save the developer money and help mitigate some of the jobs / housing imbalance that will result from this development.
5.  PUBLIC ACCESS & AMENITIES:

a) Will the site include a child-care facility, café, or other amenity for the neighborhood?  

6.  ENVIRONMENTAL AMENITIES:

a) LEED Certification Gold or better (developer is offering LEED Silver).

b) Low impact development to reduce hardscape for storm water management (verify the majority of open space will be permeable landscaping or paving).

c) Designed to be net-zero energy use by increasing building efficiency and adding solar panels on walls and the large expanses of flat roofs (including above the parking garage and rooftop mechanical equipment).

d) Site should include a large number of electric vehicle charging stations to encourage electric car use (at least 5% = 75 spaces) or at minimum be prewired to add charging stations as needed.

e) Include water efficient landscaping and trees.

f) Include gray water infrastructure for landscape irrigation.

g) Design should be bird-friendly, not reflective glass or large areas of glass without some method to warn birds of the glass surface (use fritted glass, or other).  Current design seems to invite bird – building colllisions.
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