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President Simitian and Members of the Santa Clara County Board of Supervisors,
Attached please find Stanford University's Development Agreement Offer. Stanford makes this
offer based on feedback about the benefits that our neighbors would like to see realized
through a development agreement.
Stanford University renews its request that the County of Santa Clara joins in discussing
development agreement terms that would provide extraordinary benefits to community
stakeholders.
Sincerely,
Bob Reidy
Vice President, Land, Buildings & Real Estate
Stanford University

ROBERT C. REIDY Vice President

June 24, 2019

Via Electronic Delivery
President Joe Simitian
Members of the Santa Clara County Board of Supervisors
70 W. Hedding Street
San Jose, CA 95110
Dear President Simitian and Members of the County Board of Supervisors:
Stanford University renews its request that the County of Santa Clara join us in discussing development
agreement terms that would provide extraordinary benefits to community stakeholders.
The total value of Stanford’s commitments under this offer is $4.7 billion - $3.4 billion for housing,
$1.17 billion for transportation, and almost $140 million for schools.
The benefits offered in this letter are intended to be additive to:
•

Compliance with every mitigation measure identified in the County’s December 2018 Final
Environmental Impact Report;

•

Satisfaction of 100 percent of the new housing demand associated with growth in our workforce
(faculty, staff, postdoctoral scholars, and other workers);

•

Delivery of 575 Below Market-Rate housing units, matching the requirements of the County’s
Affordable Housing Impact Fee Ordinance; and

•

Delivery of inclusionary housing units equal to 16 percent of all market rate units constructed
on the campus 1, matching the requirements of the County’s Inclusionary Housing Zoning
Ordinance.

Stanford makes no request to reduce or negate any of these standards through negotiation of a
development agreement. To the contrary, Stanford seeks to better these standards through this offer.

Campus is defined as Stanford land within unincorporated Santa Clara County.
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Stanford makes this offer based on feedback about the benefits that our neighbors would like to see
realized through a development agreement. Most recently, we engaged in tremendously successful
facilitated, interest-based discussions with the Palo Alto Unified School District that led to the draft
agreement that is attached to this letter. Under our draft agreement, Stanford would provide $138 million
in economic benefits to the District if Stanford and the County also can reach agreement.
We believe we can address requests from the City of Palo Alto and the coalition of San Mateo County
communities in a similar fashion. Appendix A compares this development agreement offer to our
neighboring communities’ requests. We would like to engage in an interest-based dialogue with these
communities to better understand and explore any remaining concerns.
To demonstrate that Stanford is ready, willing and able to deliver the benefits that community
stakeholders seek, we are pleased to provide this development agreement offer. We are doing this to:
•

Ensure that our proposal is open and transparent,

•

Provide clarity about benefits that can be achieved through a development agreement; and

•

Encourage the County and community stakeholders to engage with us in meaningful, interestbased discussions.

Through a development agreement, Stanford can provide greater community benefits than can be achieved
through the County’s standard land use approval process. A development agreement is a contract that
provides the community certainty as to significant benefits and the applicant certainty that it will be
allowed to complete its long-term development under known regulations.
Stanford’s proposal is based on our values as a residential university committed to sustainable
development and service to the community. The university is seeking to remain at the forefront of
teaching and academic research; creation of housing; provision of transportation improvements that
encourage sustainable commuting; and continuation of its longstanding support for local schools.
Stanford’s General Use Permit application continues the principles of gradual, responsible, and
environmentally sensitive growth that have been so successful under our current permit. We are proposing
to add new academic facilities at an annual rate of 1.2 percent, consistent with the historical pace of
academic development on campus, while expanding the sustainability programs that, over the past two
decades, have reduced campus carbon emissions by 68 percent, water use by 45 percent, and the drivealone rate of commuters to 43 percent.
In furtherance of our values, Stanford now presents to the full Board of Supervisors, the Planning
Commission, and our neighboring communities the following development agreement offer.
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I.

SUMMARY OF STANFORD’S OFFER

Under this development agreement offer, Stanford proposes to:
•

Front-load 100 percent of Below Market-Rate units and nearly 75 percent of total new
housing needed to meet demand created by growth in Stanford’s workforce -- all before
completing 25 percent of Stanford’s academic development:
o Deliver all 575 Below Market-Rate housing units now to fully match the County’s
Affordable Housing Mitigation Fee Ordinance;
o Increase total workforce housing supplies by an additional 1,015 market-rate
units now (including at least 650 units in the community when Escondido Village Graduate
Residences units opens in September 2020), resulting in 1,590 housing units before
completion of 25 percent of Stanford’s academic development ; and
o Deliver the remaining 582 market-rate units before completion of the remainder of
Stanford’s academic development, for a total of 2,172 housing units that fully address
Stanford’s workforce housing demand.
By contrast, the County’s ordinance and Conditions of Approval only require incremental
increases in housing supplies slowly, over the 17 to 20-year build-out period for the new
General Use Permit. The certainty afforded by a development agreement will enable Stanford to
provide all housing, and importantly affordable housing, much more quickly.

•

Commit to construct at least 1,115 of these new workforce housing units in addition to 2,600
new student beds on Stanford’s existing land:
o Build at least 400 Below Market-Rate housing units on Stanford’s campus;
o Build at least 500 Market-Rate workforce housing units on Stanford’s campus;
o Build 215 workforce housing units on Stanford’s existing land in Menlo Park; and
o Build 2,600 student beds on Stanford’s campus.

•

Front-load $30.3 million in guaranteed funds for local communities to use for bicycle,
pedestrian and transit improvements that the San Mateo County consortium and Palo Alto have
identified in their requests for community benefits. By contrast, the County’s proposed conditions
simply recognize Stanford’s prior good-neighbor offers and require only $671,000 in possible
future payments for intersection improvements, with no guarantee that these communities will
receive any of this amount.
o This offer includes all $15.25 million in bicycle, pedestrian and transit improvements
requested by the San Mateo County community coalition.
o This offer includes $15.05 million in bicycle, pedestrian and transit improvements
requested by the City of Palo Alto.

•

Front-load $15 million for Palo Alto Unified School District for an innovation space that can
host partnerships between Stanford and PAUSD. By contrast, the County can only require statemandated development impact fee (a total of $4.2 million) to be paid out over time with Stanford’s
academic growth; and
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•

Provide additional economic benefits to PAUSD valued at over $123.4 million over the life of
the permit; by contrast, the County can only require payment of the state-mandated development
impact fee referenced above.

Table 1 below provides a summary comparison of Stanford’s offer and the County’s Conditions of
Approval:
Table 1. Comparison Between Stanford’s Offer and the County’s Conditions of Approval
Stanford’s offer
County package
Workforce housing – total
2,172
2,172
Workforce housing in first phase of academic development
1,590
543
BMR units – total
575
575 2
BMR units in first phase of academic development
575
144
BMR units built by Stanford on its existing campus land
400
0
$1.2 million (in
Bike/ped/transit improvements
$30.3 million
Stanford’s project
proposal)
Funding to Palo Alto Unified School District
$138.4 million
$4.2 million

The County’s September 2018 Affordable Housing Mitigation Fee Ordinance requires Stanford to build 575 deed-restricted
Below Market-Rate units or pay fees that the County can use to subsidize 575 Below Market-Rate units in the community to
offset demand created by Stanford’s new academic facilities. In addition, the County’s Inclusionary Housing Ordinance
requires Stanford to provide affordable, inclusionary units at ratio of 16 percent of all new market-rate non-student housing that
Stanford constructs on its campus. These inclusionary units will be additive to the Below Market-Rate units identified above,
and Stanford has offered to provide the additional number of inclusionary units needed to match the requirements of the
County’s Inclusionary Housing Ordinance, Because the precise number of inclusionary units will depend upon how many
market rate units Stanford constructs on its campus, Stanford has not quantified the additional affordable, inclusionary housing
units that would be built on the campus.
2
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To provide this package of benefits and project features, Stanford estimates that it will spend over $3.4
billion to increase housing supply, over $1 billion to fund transportation demand management
programs and local infrastructure, and over $138 million to support local schools.
Table 2. Stanford’s Capital Investment in this Development Agreement Offer

Capital Investment

Housing
2,600 student beds

$1,410,000,000

1,300 units at Escondido Village Graduate Student Residences (resulting in
increased off-campus supplies totaling at least 650 market rate units)

$1,090,000,000

215 units at Middle Plaza

$170,000,000

1,307 workforce units (including 575 deed-restricted)

$736,000,000

Sub-Total – Housing

$3,406,000,000
Transportation

TDM program to meet No Net New Commute Trips Standard

$1,136,000,000

Funding for bicycle, pedestrian and transit improvements in San Mateo County,
East Palo Alto, Menlo Park, and Redwood City

$15,250,000

Funding for bicycle, pedestrian and transit improvements in Palo Alto

$15,050,000

Sub-Total – Transportation

$1,166,300,000
Palo Alto Unified School District/ Libraries

Partner and provide capital funds for innovation space
Annual operational support of $5,800/pupil
Safe Routes to School
Capacity improvements at existing neighborhood schools
Library contribution requested by City of Palo Alto
Sub-Total – Palo Alto Unified School District/ Libraries
Total benefits with 2018 General Use Permit

$15,000,000
$121,900,000
$500,000
$1,000,000
$100,000
$138,500,000
$4,710,800,000

The Development Agreement will provide Santa Clara County and our neighboring jurisdictions certainty
as to when and how Stanford will provide these offered benefits. In exchange, Stanford will receive
certainty about the rules and regulations that will address the buildout of facilities under the new General
Use Permit in the years to come. The certainty that Stanford is seeking is described in Section III of this
letter.
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II.

OFFER DETAILS

The following section of this letter provides more details about Stanford’s offer and is broken down by
topic – housing, transportation, Palo Alto Unified School District and facilitated discussions.
A. HOUSING

Stanford is currently building approximately 2,000 net new graduate student beds in 1,300 apartments at
Escondido Village and plans to build 215 faculty/staff apartments in Menlo Park. None of this housing
was required under the 2000 General Use Permit or any other Condition of Approval. In our recent
comments to the Planning Commission, we explained why the County should credit this new housing
supply toward satisfaction of the housing demand generated by growth in Stanford’s workforce.
Stanford elected to invest over $1 billion to construct the Escondido Village Graduate Student Residences
at the same time as it was applying for its new General Use Permit. While it is correct that this housing
will meet the needs of Stanford’s current graduate students, there can be no question that this housing also
will increase supplies in the surrounding communities that can be filled with future workers. When over
2,000 current graduate students vacate off-campus housing to move onto campus, there will be a
significant positive impact on local supplies.
It would make no sense if Stanford’s accelerated delivery of these units is effectively punished by
imposing new workforce housing requirements that do not recognize this significant effect on off-campus
housing supplies. By starting construction of this new housing project early, Stanford ensured that offcampus housing supplies will increase immediately after approval of the new use permit.
For each new apartment unit at Escondido Village, Stanford has asked to receive half credit toward the
County Administration’s proposed requirement that Stanford build off-campus, market-rate housing units.
This would satisfy 650 of the required off-campus units. While we believe it would have been fair and
reasonable to ask for full credit, Stanford recognizes that its new housing at Escondido Village straddles
the time periods governed by the 2000 General Use Permit and the new General Use Permit. That is why
Stanford proposes half, rather than full, credit for each new unit.
In addition to receiving credit for 650 units at Escondido Village, Stanford has asked to receive credit for
all 215 new housing units in Menlo Park. These units will increase housing supply soon after approval of
the new General Use Permit. This off-campus housing is intended for future occupancy by Stanford’s
faculty and staff.
Table 3 summarizes the total supply of new Stanford-sponsored housing that is expected to open during
the new General Use Permit, and the portion of that total supply that will be affordable under Stanford’s
development agreement offer. Table 3 also identifies the estimated cost of providing this housing. 3
To the extent feasible, this letter presents and relies upon construction costs, land acquisition costs, and affordable housing
subsidies identified in the County’s 2018 Affordable Housing Nexus Studies. Stanford’s use of these figures does not constitute
Stanford’s agreement to their accuracy or legality. Rather, Stanford has used the figures presented in the County Nexus Studies

3

6|Page

Land, Buildings and Real Estate 3160 Porter Drive, Suite 200, Palo Alto, CA 94304 T650-724-1398
144701187.1

Table 3. New Housing Opening Within the 2018 General Use Permit Timeframe
Housing Type/Project
Total Beds/
Portion of Total Supply
Estimated Capital
Units
That Will Be Affordable
Expenditure
Under Stanford’s Offer
Fully Permitted Projects
Escondido Village Graduate
2,000 beds
2,000 affordable beds
$1,090,000,000
Residences (scheduled to open in
(equal to 1,300 apartments/
2020) 4
Stanford seeks credit for
650 units)
Middle Plaza in Menlo Park
215 units
8 Below Market-Rate units
$170,000,000
(anticipated to open in 2022) 5
Sub-Total - Fully Permitted
2,215
2,008
$1,260,000,000
2018 General Use Permit Application
Undergraduate Housing
1,700 beds
1,700 affordable beds 6
$920,000,000
Graduate Student Housing
900 beds
900 affordable beds (equal
$490,000,000
to 450 apartments)
Faculty/Staff Housing 7
550 units
400 Below Market-Rate
$333,000,000 8
units (plus inclusionary)
Sub-Total - 2018 General Use
3,150
3,000
$1,743,000,000
Permit Application
Additional Workforce Units
Additional Affordable Units
175 units
175 Below Market-Rate
$50,000,000
9
Funded/Constructed
units
Additional Housing Supply
582 units
Unknown (16%
$353,000,000
inclusionary on campus)
Sub-Total - Additional Units
757
175 affordable
$403,000,000
Total Permitted, Proposed and
6,122 Total
5,183 Affordable
$3,406,000,000
Offered Units
Beds/ Units
Beds/Units
in a good faith attempt to reach a compromise, by showing the dollar value of its offer based upon the metrics that the County
has accepted.
4
The cost for Escondido Village Graduate Residences is based on Stanford’s current estimate of total construction costs to
build this new housing, and excludes any value attributable to land.
5
The cost for Middle Plaza is based on Stanford’s current estimate of total construction costs to build this rental housing, and
excludes any value attributable to land.
6
Stanford subsidizes undergraduate student beds to make them affordable, but acknowledges dormitory housing is not counted
as affordable housing for purposes of meeting the County’s State Regional Housing Needs Allocations. The cost of
undergraduate housing excludes any value attributable to land.
7
Aside from Middle Plaza, all costs for faculty/staff units and additional non-student housing units are based on the County’s
Nexus Study construction costs for new units within a 6-mile radius of Stanford, at $606,000 per unit. These costs include land
value. Subsidies for inclusionary units have not been included in this estimate.
8
This estimate includes $242,000,000 to construct 400 affordable units ($99,362,000 of which is a permanent subsidy);
$91,000,000 to construct remaining 150 units.
9
Value of $50,000,000 based on County’s Nexus Study for subsidy required to build 23 Extremely Low Income units, 64 Very
Low Income units, and 88 Low Income units conservatively using the blended County subsidy (not assuming 6-mile radius).
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Stanford’s Affordable Housing Offer
Stanford understands the affordable housing needs of its student, faculty and staff populations. Stanford
guarantees housing for 100% of its undergraduates to enable its students to live in university-subsidized
dormitories. The University guarantees the first year of housing for 100% of its graduate students. With
the opening of the Escondido Village Graduate Residences, Stanford will house 75% of its entire graduate
student population. We are not aware of any California research university that provides as much graduate
student housing. All of Stanford’s graduate student housing is subsidized by the University; current rents
are 40% below market rate rents in the surrounding area. Stanford also offers housing to its faculty and
staff, including almost 1,000 rental units on and near campus, all at rental rates that are discounted
compared to market. In addition, Stanford provides over 900 long-term on-campus ground-leased units
for Stanford faculty.
Based on internal and external community input and the ordinances that the Board of Supervisors enacted
on September 25, 2018, Stanford replaces its July 27, 2018 affordable housing proposal with the following
affordable offer:
Stanford offers to deliver 575 deed-restricted affordable housing units now.
a) Stanford will front load construction of 400 new Below Market-Rate workforce housing units on
its campus.
•

These units will comprise 400 out of the 550 faculty/staff units that Stanford originally had
requested in its General Use Permit application.

•

All 400 units will be newly constructed, deed-restricted, income-qualified units.

•

These 400 units will consist of 168 units affordable to Low Income Households and 232 units
affordable to Moderate Income Households.
o Stanford intends to construct all 232 of the Moderate Income units contemplated by the
County’s Affordable Housing Fee Ordinance. These units are more difficult for others in
the community to construct or finance because tax credits generally are not available for
this “missing middle” housing type.
o If Stanford chooses to construct more than 168 Low Income units, Stanford would receive
credit toward the 232 Moderate Income Household units at a 1 to 1:25 ratio, meaning that 1
Low Income unit equates to provision of 1.25 Moderate Income units.

•

Stanford will complete construction of all 400 Below Market-Rate units during its initial phase of
academic development.
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b) Stanford will front load delivery of an additional 175 new Below Market-Rate workforce
housing units during its initial phase of academic development.
•

These 175 units will include a total of 87 Below Market-Rate units (23 units affordable to
Extremely Low Income Households and 64 units affordable to Very Low Income Households)
that will be provided through an immediate contribution of $27,571,500 to Santa Clara County
to cover the full subsidy for these units pursuant to the County’s 2018 Nexus Study.

•

The remaining 88 Below Market-Rate units will be provided during the initial phase of
academic development through one or a combination of the following methods at Stanford’s
choosing. Stanford asks that at least 47 of these new affordable workforce units be located
in San Mateo County communities. 10
o Direct monetary contributions to affordable housing projects within San Mateo or Santa
Clara Counties, with proportionate per unit credit based on the Nexus Study’s subsidy
amount for Low Income units using the blended County subsidy (not assuming 6-mile
radius);
o An Evergreen Fund as described in our July 27, 2018 housing offer letter, with
proportionate per unit credit based on the Nexus Study’s subsidy amount for Low
Income units using the blended County subsidy (not assuming 6-mile radius);
o Provision of additional new deed-restricted housing units on Stanford-owned land
(units that have not previously been occupied) beyond the 400 units offered above.


For these additional units on Stanford’s lands, the units will be affordable to
Low Income Households or if Stanford chooses to provide Moderate Income
units, per unit credit will be calculated at a 1.25 to 1 ratio, meaning that 1.25
Moderate Income units will equate to 1 Low Income unit.

•

If Stanford elects to provide a greater number of new affordable housing units than the
quantities identified in this offer, Stanford would receive 1:1 credit toward the County’s
minimum housing requirement for Market Rate units.

•

Stanford will also provide Inclusionary Housing Units at the ratio provided in the County’s
Inclusionary Housing Ordinance 11 for any new market-rate units constructed on its campus.

In their May 24, 2019 letter requesting community benefits through a development agreement, the San Mateo County
communities stated that 27% of Stanford’s off-campus housing demand is located in San Mateo County. Stanford agrees, and
asks that Santa Clara County allocate to San Mateo County 27% of the 175 off-campus affordable housing units.
11
References to the County’s Inclusionary Housing Ordinance and Affordable Housing Mitigation Fee Ordinance are not
intended to waive Stanford’s objections to those ordinances. This is a voluntary offer intended to provide community benefits
beyond those that can be required by law. As explained in Section III of this letter, Stanford asks that the County repeal its
Inclusionary Housing Ordinance and Affordable Housing Mitigation Fee Ordinance.
10
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Value of Stanford’s Affordable Housing Offer
The value of Stanford’s Affordable Housing Offer has three components:
1. The cost that Stanford will expend to construct housing. Construction and funding of 575 units of
affordable housing is expected to cost Stanford a capital investment of approximately $292
million (see Table 3 12), of which $149 million is a permanent subsidy, expressed in today’s
dollars based on the County’s Nexus Studies (see Table 4). This exceeds the $143 million value
of the County’s Housing Impact Fee Ordinance when expressed in today’s dollars. 13 All
housing construction, regardless of whether the housing is counted as affordable, requires a
substantial expenditure of capital. Such expenditures by their nature reduce funds available for
other investments in academic programs and facilities.
2. The added value of providing affordable housing immediately. The County’s September
ordinances are limited to requiring funding for housing that is metered out over the projected 17year life of the 2018 General Use Permit. Under its Affordable Housing Offer, Stanford will fund
or construct all 575 Below Market-Rate workforce housing units during its initial phase of
academic development. By the County’s own calculation, housing units provided today are worth
1.41 14 times the same number of units provided evenly over a 17-year period.
3. The value of providing Stanford land to address the scarcity of land for affordable housing. By
committing to construct 400 units of affordable housing on Stanford’s own land, Stanford is
offering to remove one of the key barriers to provision of affordable housing -- finding suitable
land.
Table 4. Permanent Subsidy Value of 575 Below Market-Rate Workforce Units 15
Level
County Nexus
County Nexus
400
175
575
Study Per
Study Per Unit
Stanford Community Total
Unit Subsidy
Subsidy
Units
Units
Units
(Stanford
(Blended
land)
County)

Value

Extremely
Low

$402,000

$376,500

23

23

$ 8,659,500

Very Low

$321,000

$295,500

64

64

$ 18,912,000

Low

$281,000

$255,500

168

88

256

$ 69,692,000

Moderaterental

$224,800

$204,400

232

0

232

$ 52,153,600

400

175

575

$149,417,100

Total

400 affordable units at $242 million and 175 additional units at $50 million is $292 million.
Net Present Values are as described in the County’s October 16, 2018 Staff Report.
14
See Table D-3.
15
These values reflect the current cost to subsidize the units identified in the County Nexus Studies, without taking into account
the time value of providing units earlier than required.
12
13
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Stanford’s Housing Supply Offer
Stanford offers to commit to the following timeline for provision of all housing supply needed to satisfy
100 percent of the demand generated by growth in its workforce:
Phase 1 of Academic Development (1,590 housing units)
By the end of the first phase of academic development under the new General Use Permit, Stanford will
deliver:
•

2,000 net new graduate student beds in 1,300 new graduate student units at Escondido Village
Graduate Student Residences (for a credit of 650 housing units that will be vacated in the
community to house future workers)

•

215 new housing units at Middle Plaza in Menlo Park

•

At least 550 new faculty/staff units on Stanford’s core academic campus (400 of which will be
affordable units as described above)

•

An additional 175 affordable housing units on its lands or elsewhere in the community

Before Completion of Remaining Academic Development (582 additional housing units and 2,600
student beds)
By the time that Stanford completes development under the new General Use Permit, the university will
deliver:
•

At least 350 additional new faculty/staff units on Stanford’s core academic campus

•

232 additional housing units on its lands

•

2,600 net new student beds (if student population grows as anticipated)

Stanford will provide new housing supply of 2,172 units over the life of the permit – equal to the housing
demand generated by its proposed academic facilities and student housing as calculated in the County’s
Nexus Study.
In total, Stanford anticipates that it will open a total of 6,122 new student beds/units during
implementation of the new General Use Permit.
Stanford will locate at least 70% of the Below Market-Rate housing units that it constructs and at least
30% of the Market Rate units on its campus.
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Teacher Housing
The County is considering building approximately 60 units of housing for teachers at property owned by
the County on Grant Avenue in Palo Alto. The County has committed $6 million from the existing
Stanford Affordable Housing Fund toward an expected $36 million construction project. This Stanford
Affordable Housing Fund funding that would support this teacher housing project will be generated over
the next several years as the remaining academic facilities are built under the 2000 General Use Permit.
Stanford offers to accelerate the $11 million affordable housing payment that would be due for the
remainder of the academic facilities constructed under the 2000 General Use Permit so that at least $6
million of these funds can be utilized for this teacher housing project as soon as possible. This accelerated
payment would constitute satisfaction in full of Stanford’s remaining affordable housing requirements
under the 2000 General Use Permit.
B. TRANSPORTATION

Under the current General Use Permit, Stanford has managed its transportation programs to achieve a
record that is unparalleled in the Bay Area.
•

While Stanford has added academic space, increased staff, and allowed more students to come to
the university, the number of cars entering and exiting the campus has not increased.

•

Getting people out of their cars is the key. The drive alone rate of Stanford commuters is down
from 69 percent to 43 percent since 2003.

•

Stanford’s transportation programs are preventing increased traffic throughout the day, not just at
peak commute hours.

•

Stanford’s programs include the following key features:
o All Stanford employees working more than 20 hours per week, graduate students, and
postdoctoral scholars 16 receive free Caltrain Go Passes and VTA Smart Passes.
o Stanford’s Marguerite shuttle provides free local transportation -- resulting in 3.1 million
free rides in 2017.
o Stanford is making transportation investments, like Safe Routes to Schools infrastructure
and bikeway improvements, that provide more transportation options for all.

Residing off Stanford property and within typical commuting distances (e.g., employees that reside in Southern California are
not eligible).
16
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Transportation Mitigation
Stanford is confident it can fully mitigate the transportation impacts of the new General Use Permit.
•

Stanford intends to expand its Transportation Demand Management (TDM) program to continue
achieving the No Net New Commute Trips standard. The continued and expanded TDM program
is anticipated to cost the University more than $1.1 billion over the life of the permit.

•

Immediately upon approval, Stanford will pay $1,275,000 to mitigate reverse commutedirection trips. Mitigation Measure 7B.15-2(b) in the County’s December 2018 Final EIR
requires a lump sum payment for Stanford’s fair share of the cost of intersection improvements
needed to mitigate the effects of reverse-commute direction trips, meaning cars traveling away
from the campus in the morning, and traveling to the campus in the evening. Stanford has stated it
is willing to provide this funding to mitigate reverse commute-direction trips.

•

The County’s 2018 Final EIR requires Stanford to provide yet more funding for Stanford’s fair
share of the cost of intersection improvements in the event that annual monitoring shows the No
Net New Commute Trips standard is not achieved. Stanford has stated it is willing to provide this
funding to mitigate commute-direction trips if the University cannot achieve the No Net New
Commute Trips standard.

Together, these measures ensure that Stanford will be responsible and accountable for providing all
feasible mitigation to address the transportation impacts of the new General Use Permit.
Bicycle Improvements Included in the Proposed Project
In addition to fully mitigating its transportation impacts, Stanford voluntary included in its General Use
Permit application funding for four sets of bicycle infrastructure improvements that would serve the
adjacent communities while also providing better quality connections to campus. These bicycle
improvements, once constructed, would allow Stanford to generate trip reduction credits toward the No
Net New Commute Trips standard.
As part of the Proposed Project, Stanford offered to provide $1.2 million in funding as follows:
•

Improved Clarke Avenue - Newell Road bicycle bridge connections in East Palo Alto ($450,000);

•

Improved Hanover Street improvements between Bol Park and California Avenue in Palo Alto
($250,000);

•

Improved Oak Grove Avenue connections to San Mateo Drive pedestrian/ bicycle bridge in Menlo
Park ($250,000); and

•

Improved Santa Cruz Avenue - Alameda de las Pulgas traffic and bicycle safety features in
unincorporated San Mateo County ($250,000).
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Transportation Offer
While the County’s Final EIR identifies all of the mitigation measures that are warranted under CEQA,
Stanford has carefully considered our neighboring communities’ requests for transportation-related
community benefits through a development agreement. Stanford favors improvements that move people
out of their cars by encouraging travel by pedestrians, bicyclists and users of public transit.
Therefore, in addition to the required mitigation measures in the Final EIR, the University offers as part of
a development agreement to fund pedestrian, bicycle and transit infrastructure projects near the campus,
for a total benefit of $30.3 million. These projects are described in more detail in Appendix B.
•

Stanford offers to provide a total of $15.25 million to San Mateo County communities for the
pedestrian, bicycle and transit improvements that these communities identified in their April 24,
2019 letter requesting community benefits through a development agreement.

•

Stanford offers to provide $15.05 million to the City of Palo Alto for pedestrian, bicycle and
transit improvements that the City of Palo Alto identified in its February 22, 2019 letter requesting
community benefits.

All of these amounts would be front-loaded. Stanford will fund each project as soon as each jurisdiction
is ready to move forward with the applicable study or improvement project. In addition, to further satisfy
the City of Palo Alto’s request, Stanford will share its gateway data annually with the Palo Alto
Transportation Department staff.
C.

PALO ALTO UNIFIED SCHOOL DISTRICT/ CITY OF PALO ALTO LIBRARIES

Stanford values its relationship with the Palo Alto Unified School District and supports the District’s goals
of expanding academic facilities and opportunities to offer a high-quality education to their students.
Stanford looks forward to partnering with PAUSD in maintaining and expanding student experiences and
academic excellence.
After engaging in interest-based discussions, Stanford and PAUSD tentatively have agreed to the package
of community benefits valued at over $138 million that is described in the conditional agreement provided
as Appendix C. The agreement between Stanford and PAUSD is subject to approval by the PAUSD Board
of Education and depends upon Stanford and the County reaching consensus on a development agreement.
In addition to Stanford’s willingness to provide significant economic benefits to PAUSD, Stanford offers
to provide $100,000 in funding to the City of Palo Alto for local library services, consistent with the
City’s request for community benefits that can be achieved through a development agreement.
D.

FUNDING FOR FACILITATED, INTEREST-BASED NEGOTIATIONS

Stanford offers to fund the services of a facilitator and participate in interest-based discussions with the
County’s Ad Hoc Committee in order to negotiate a development agreement that is mutually beneficial to
the County and Stanford.
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Last fall, the Board of Supervisors indicated its interest in engaging with Stanford in meaningful and
constructive development agreement negotiations.
•

On September 25, 2018, the Board of Supervisors enacted two Stanford-Only Housing Ordinances.
At that same time, the Board expressly reserved the right to suspend, amend, or rescind the
ordinances upon the effective date of any ordinance or agreement adopted by the Board to
otherwise address the housing impacts of development within the Stanford University
Community Plan Area. This Board’s action contemplated the possibility that a development
agreement could supersede the ordinances.

•

On October 16, 2018, the Board of Supervisors unanimously voted to direct the Administration
to commence development agreement negotiations with Stanford. The Board appointed an Ad
Hoc Committee for that purpose and provided direction about a public outreach process intended
to solicit community feedback about terms to include in a development agreement, including those
addressing schools, housing, transportation and other matters.

Despite the Board’s clearly expressed intention and direction to negotiate, the parties have not held any
substantive meetings. The County’s Ad Hoc Committee met with Stanford only once, on November 30,
2018, to discuss procedural rules, which were finalized in January 2019. Those procedural rules specified
there would be a Negotiation Period extending from January 2019 to April 15, 2019. However, the
County’s Ad Hoc Committee declined each of Stanford’s many requests to hold substantive meetings
during the Negotiation Period. After the Negotiation Period ended, the County Administration announced
that the County had unilaterally suspended all further negotiations and the Administration asked the
County Planning Commission to recommend denial of Stanford’s development agreement application.
Recently, at the June 13 Planning Commission hearing on the project approvals, the County
Administration stated that the County would commence development agreement negotiations, if at all, at
the time that was advantageous to the County. However, the County Administration solicited feedback
from community stakeholders about benefits they would like to see included in a development agreement,
and our neighbors responded. We would like to explore an agreement under which Stanford can provide
many of those benefits.
Stanford proposes that the County and Stanford use the same highly successful process for reaching
agreement that Stanford and the Palo Alto Unified School District recently used. There too, the parties
seemed to be far apart in their positions. And there too, distrust had formed due to lack of communication.
To change this dynamic, the parties engaged an experienced independent facilitator who is known for her
positive, interest-based approach to negotiations. She spent extensive time working with the parties to
identify the respective interests before exploring a solution. This enabled a deeper understanding of each
other’s objectives, which in turn led to an outcome that benefited everyone.
Stanford stands ready and willing to engage in this same process with the County, and with any other
stakeholder who would like to move forward in this fashion.
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III.

DETAIL OF ITEMS REQUESTED IN EXCHANGE FOR COMMUNITY BENEFITS

In order to provide the community benefits described above, Stanford requests the following:
Certainty
The California Legislature authorized development agreements as a mechanism to provide reasonable
assurance that a project applicant will be able to proceed with long-term development in accordance with
existing policies, rules and regulations. For the duration of the development agreement, Stanford would
have the vested right to develop, construct and use the improvements authorized by the new General Use
Permit. The laws, ordinances, standards and regulations to be held constant during the vested period are
(1) the Project Approvals; and (2) except as specified in the development agreement, the existing rules that
govern permitted uses of the campus; building locations, sizes, densities, intensities, design, and heights;
site design, setbacks, lot coverage, improvements, and open space; construction standards and
specifications; parking, and development impact fees and exactions.
Please see Item 11 in Stanford’s letter dated September 14, 2018 for additional detail as to terms that
Stanford proposes to include in the development agreement.
Rescission of the Stanford-Only Ordinances
Stanford’s willingness to enter into a development agreement hinges upon rescission of the two StanfordOnly Housing Ordinances enacted by the Board of Supervisors on September 25, 2018. It is critically
important to the University that it not be subject to ordinances that single out Stanford alone to contribute
to a crisis that is regional in nature. While we understand that the County takes the opposite position,
Stanford views the ordinances as violations of constitutional principles of equal protection.
Because Stanford proposes in this offer to provide housing benefits that exceed those required by the two
Stanford-only ordinances (see Appendix D), Stanford asks that the Board of Supervisors approve an
ordinance that simultaneously approves the development agreement and rescinds the Stanford-Only
Housing Ordinances. Stanford’s offer is conditioned upon rescission of the ordinances in return for
Stanford’s binding commitment to provide affordable housing through the development agreement.
Transferability of Affordability Restrictions
Flexibility in the use of Stanford’s campus is a key factor that enables the University to further its
academic mission while concentrating its development within the County’s Academic Growth Boundary.
Academic needs and requirements can and do change over time, as do the needs of Stanford’s workforce.
For this reason, Stanford is able to commit to long-term provision of affordable housing on its campus
only if it can subsequently transfer such requirements to other locations on its properties at its discretion
after constructing the new affordable units on its campus.
Streamlining Subsequent Approvals
Stanford’s ability to quickly and efficiently construct affordable units depends upon a streamlined,
predictable and effective County approval process. Stanford proposes the following:
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New housing in the Quarry Development District. The County would specify in the new General Use
Permit that Architecture and Site Assessment is not required for new housing in the Quarry Development
District. The County Zoning Ordinance (§ 5.40.020(b)) requires ASA in conjunction with a use permit
approval “unless the Planning Commission expressly determines when granting the use permit that the
purpose of this chapter is fulfilled by the conditions of the use permit.” In this Development District, the
conditions of approval of the new General Use Permit would enable all ASA findings to be made at the
time of approval of the General Use Permit.
Notably, the Quarry Development District is located in a Transit Priority Area, across from the Palo Alto
Transit Station, and adjacent to properties developed with tall buildings including the Hoover Pavilion, the
recently expanded Lucile Packard Children’s Hospital and the new Stanford Hospital. As a result, new
housing on the Quarry Road sites is exempt from CEQA’s requirement to conduct an analysis of the visual
impacts of such development.
Rather than requiring ASA for new housing in the Quarry Development District, the new General Use
Permit would allow such housing by right, subject to compliance with all Conditions of Approval of the
new General Use Permit, compliance with County standard development requirements including
requirements for onsite drainage and protection of surface water quality, and issuance of building permits.
New Housing and Academic/ Academic Support Space Elsewhere on the Campus. At other campus
locations within the Academic Growth Boundary, ASA would continue to be required but the new
General Use Permit would contain provisions streamlining the findings required at the ASA stage of
approval for projects meeting the following criteria: (a) the individual development project does not
propose new structures exceeding 35 feet in height; (b) the individual development project is located more
than 150 feet from the campus perimeter; (c) the individual development project is located more than 75
feet from a historic resource; and (d) the individual development project does not require a site-specific
traffic study.
No Net New Commute Trips Monitoring and Contributions to Intersection Improvements
Stanford’s compliance with the No Net New Commute Trips standard would be as specified in Mitigation
Measure 7B.15-2(a) in the County’s December 2018 Final EIR, with the additional detail regarding per
trip fees that is specified in Mitigation Measure 5.15-2(6) in the Draft EIR. As provided by this mitigation
measure, fee payments would constitute an alternative means of compliance with the measure.
Development on the Stanford campus would not cease as long as Stanford either achieves the No Net New
Commute Trips standard or makes the required fee payments. The development agreement also would
specify that the County would not change the monitoring procedures and requirements absent Stanford’s
consent.
Mitigation for reverse commute-direction trips would be as specified in Mitigation Measure 7B.15-2(b) in
the December 2018 Final EIR for the 2018 General Use Permit. To mitigate reverse commute-direction
trips, Stanford would make the lump sum payment required by this mitigation measure rather than
conducting monitoring and implementing programs to achieve a new performance standard relating to
reverse commute-direction trips.
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The County would establish no new standards or mitigation measures beyond those specified by the
December 2018 Final EIR to address peak period trips, reverse commute direction trips and/or average
daily trips.
The development agreement would also specify that the amounts of fair share payments required in the
event that Stanford does not achieve the No Net New Commute Trips standard and the amount of the fair
share lump sum payment required to address reverse commute-direction trips would be as described in the
Memorandum from Fehr & Peers titled Stanford 2018 General Use Permit Mitigation Measure Cost
Estimates, Fair Share Contributions, and Per-Trip Fees, dated November 6, 2018.
Trip Reduction Credits
The development agreement would specify the annual trip reduction credits that Stanford will receive for
the four bicycle improvements that Stanford offered to fund as part of the proposed Project, and for the
additional transportation improvements that Stanford offers to fund through the development agreement.
The credits for the four bicycle improvements would be as specified in the Memorandum entitled Stanford
University 2018 General Use Permit: Off-Campus Trip Reduction Credit Calculation, transmitted by Fehr
& Peers on July 23, 2018. Credits for other improvements included in the Transportation Offer would be
discussed and agreed upon during the development agreement negotiations.
Relationship to County Administration’s Proposed Conditions of Approval and Community Plan
Amendments
Stanford understands that the County may take the position that some of the items included in this offer
can be wholly or partially required as Conditions of Approval. Stanford’s offer is intended to be
comprehensive. Under this offer, Stanford would fully comply with each of the mitigation measures
identified in the County’s December 2018 Final EIR for the new General Use Permit. In a separate letter
dated June 11, 2019, Stanford has submitted its requested revisions to the County Administration’s
proposed Conditions of Approval for the new General Use Permit, and in a separate letter dated June 21,
2019 Stanford has submitted a letter detailing its requested revisions to the County Administration’s
proposed Community Plan Amendments
This offer assumes that the County incorporates all of Stanford’s requested revisions to the Conditions of
Approval and Community Plan Amendments.
Reflecting the principle that a development agreement is a voluntary contract requiring mutual agreement,
Stanford’s offer is conditioned upon an overall package of County approvals, including a development
agreement, Community Plan Amendments, Conditions of Approval and Mitigation Measures, that is
beneficial for all -- the County, Stanford, and the community.

18 | P a g e
Land, Buildings and Real Estate 3160 Porter Drive, Suite 200, Palo Alto, CA 94304 T650-724-1398
144701187.1

************************
We look forward to a transparent, collaborative and successful dialogue.
Sincerely,

Robert C. Reidy
Vice President
Land, Buildings and Real Estate
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APPENDIX A
REQUESTS MADE BY SAN MATEO COUNTY CONSORTIUM AND CITY OF PALO ALTO:
FULFILLMENT BY CONDITIONS OF APPROVAL VERSUS STANFORD OFFER
Community Stakeholder
Development Agreement
Requests
San Mateo County Letter

Total Monetary Benefits to
San Mateo County
consortium

County Administration’s
Conditions of Approval

Stanford’s
Development Agreement Offer

$950,000 for bike/ped/transit;
$447,300 if NNNCT not met

$15,250,000 for bike/ped/transit;
$447,300 if NNNCT not met

0 BMR units guaranteed for SMC

•

University Ave at US 101
Bike Bridge

$0

47 BMR units guaranteed for SMC
(27% of demand not met on
Stanford campus)
$15,250,000
(distribution suggested below but
willing to redistribute during
negotiations)
$3,320,000

•

Dumbarton Rail Spur Bike
Trail

$0

$560,000

•

Fill gaps on Bay Trail

$0

$700,000

•

Bike projects leading to
Clarke-Newell Bridge [not
requested]

$450,000
(offered in Stanford application)

$450,000

•

SamTrans Bus Stops for
Routes 280/281

$0

$500,000

•

Middle Avenue Caltrain
Corridor Undercrossing

$0

$1,500,000

•

$250,000
(offered in Stanford application)
$0

$270,000
$500,000

$0

$900,000

$0

$1,200,000

•

San Mateo Drive Bike Bridge
and Oak Grove Connection
JSB/Alpine/Santa Cruz Bike
Improvements
Sand Hill Road Corridor
Improvements
Middlefield Road
Improvements
Alameda de las Pulgas

$750,000

•

Peninsula Bikeway

$250,000
(offered in Stanford application)
$0

•

Alpine Road Corridor

$0

$4,000,000

Establish an evergreen fund for
creation of affordable units in
SMC
Contribute $15,000,000 toward
bicycle and pedestrian
improvements in SMC

•
•
•

$950,000
(offered in Stanford’s application)
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$600,000

Community Stakeholder
Development Agreement
Requests
Contribute $4,620,000 to
roadway and intersection
improvements

Contribute $5,000,000 to
addressing stormwater
management/
flooding prevention needs
Expanded Marguerite
Require Stanford’s contractors
to avoid driving trucks on local
specified roads
Do not initiate construction of
new projects until specific
roadway improvements and
supplemental traffic analysis are
completed
Pay $6.78M in-lieu property
taxes for existing operations
Provide educational
opportunities to neighboring
communities
Ensure GUP-related impacts in
SMC are mitigated or have
access to mitigation funds
Provide or help fund childcare
for people living, working, or
studying on campus

County Administration’s
Conditions of Approval

Stanford’s
Development Agreement Offer

$447,300 if NNNCT is not met
Based on EIR Impact and fair share
calculation

Condition M.7
Develop Master Drainage Plan
$0
Adhere to designated truck routes
$0 up-front funding beyond offers in
Stanford’s application

$447,300 if NNNCT is not met
(plus $15,000,000 above for nonauto improvements which overlap
with roadway requests and lump
sum payment for reverse-commute
direction mitigation)
Condition M.7
Develop Master Drainage Plan
($500,000 for bus stop
improvements along the 280/281
SamTrans routes described above)
Adhere to designated truck routes

$0

($15,000,000 in up-front funding for
ped/bike/transit improvements,
many of which overlap with SMC’s
requested roadway improvements
and lump sum payment for reversecommute direction mitigation)
$0

Cannot be required

Can be negotiated

Cannot be required

Can be negotiated

Conditions 0.9 and O.10
Childcare Facility Review

Conditions O.9 and O.10
Voluntary payment of $1,000,000 to
Santa Clara County for services in
the community, including childcare
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Community Stakeholder
Development Agreement
Requests

City of Palo Alto Letter
Total Monetary Benefits to
Palo Alto
Support the Downtown CAP
Study
Construct Transit Center
Improvements
Quarry Road extension to Palo
Alto Transit Center
Fair share for Caltrain grade
separations

County Administration’s
Conditions of Approval

Stanford’s
Development Agreement Offer

$250,000 for bike/ped/transit;
$265,700 if NNNCT not met;
$4,200,000 for PAUSD;
$300,000 for parks

$15,050,000 for bike/ped/transit;
$265,700 if NNNCT not met;
$138,400,000 for PAUSD;
$400,000 for parks/libraries

$0

$6,800,000

$0

$300,000
(design and planning services)
$3,000,000
(estimated construction costs)
$45,000
for impact at Alma/Charleston if
NNNCT is not met
$2,400,000
Churchill and Everett bike/ped rail
crossings
Condition C.8.b (as revised) for
location
Determined through Community
Plan policy decision

$0

$45,000
for impact at Alma/Charleston if
NNNCT is not met

Condition C.8.b for location

Six-Mile Radius for Allocation of
Affordable Housing
Preservation of the Foothills
from Development until 2100

Determined through Community
Plan policy decision

Funding for Roadway
Improvements (for City of Palo
Alto excluding Alma/Charleston
intersection above)

$220,700 if NNNCT is not met
Based on EIR Impact and fair share
calculation (in addition to $45,000
for Alma/Charleston intersection)

Palo Alto Local Transit Support
Fair Share Funding for Impacted
Parks and Libraries

Residential Neighborhood
Parking Impacts
Bol Park Path
Bike/ped safety and crossing
guards
Support for PAUSD

Cannot be required
$300,000 for College Terrace Parks
(offered in Stanford application)
Condition I.4
Turf replacement
Condition H.3
Residential Parking Permit Programs
$250,000 - Hanover Improvements
(offered in Stanford application)
Condition F.9.c
Future crossing guard study
$4,200,000

$1,000,000

$220,700 if NNNCT is not met
(plus 13,500,000 in ped/bike/transit
improvements described above and
lump sum payment for reversecommute direction mitigation)
($7,800,000 investment in Palo Alto
Transit Center described above)
$300,000 for College Terrace Parks
(offered in Stanford application)
Condition I.4
Turf replacement
$100,000 for College Terrace Library
Condition H.3
Residential Parking Permit Programs
$250,000 - Hanover Improvements
$250,000 - Bol Park path landscape/
lighting improvements
($500,000 for SRTS improvements in
PAUSD offer)
$450,000 for three SRTS studies
$500,000 for improvements
$138,400,000
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Community Stakeholder
Development Agreement
Requests
San Francisquito Creek JPA Upstream Flood Detention
Protocol to 1985 Land Use
Policy Agreement requires
updating
Palo Alto construction noise
regulations within 150 feet of
the City boundary
Submit an on-campus staging
and parking plan
Traffic Model Modification;
extension of hours measuring
trips including trips entering and
existing through the same or
immediately adjacent gateways;
share data with Palo Alto
I-280/Page Mill Road
Intersection
Stanford Ave/Bowdoin signal for
bicycle/pedestrian safety
Prepare a Special Events Traffic
Management Plan
Academic support space for
large events subject to
additional environmental
evaluation
No more than 20% of floor area
by type of use may be
transferred from one to
another Development District
Two fireworks events a year,
unless otherwise allowed by
approved permits
No expansion of academic and
academic support space
until housing need is available
Limit parking allowed for the
square footage of academic and
academic support uses in the
2000 General Use Permit.

County Administration’s
Conditions of Approval

Stanford’s
Development Agreement Offer

Condition M.7
Develop Master Drainage Plan

Condition M.7
Develop Master Drainage Plan

Will occur

Will occur

Condition R.2
Construction noise for off-site
receptors
Condition R.6
Construction traffic control
measures
Condition F.2 for monitoring
methodology

Condition R.2
Construction noise for off-site
receptors
Condition R.6
Construction traffic control
measures
Condition F.2 (as revised) for
monitoring methodology

$298,800
to Santa Clara County if NNNCT is
not met
$0

Stanford to share gateway data
annually with Palo Alto
Transportation Department staff
$298,800
to Santa Clara County if NNNCT is
not met
$100,000

Condition G.3
Special Events Management Plan

Condition G.3
Special Events Management Plan

Condition E.2
Environmental Review

Condition E.2
Environmental Review

Condition B.3.b
Condition C.9
Redistribution

Condition B.3.b
Condition C.9
Redistribution

Condition N.2
Entertainment event permit
required, no more than four per year
Condition B.2
Phased authorization of
development
Condition H.1
Parking limitations

Condition N.2
Entertainment event permit
required
Condition B.2
Phased authorization of
development
Condition H.1
Parking limitations
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Community Stakeholder
Development Agreement
Requests

Total Monetary Benefits in
Development Agreement
Offer that address requests
by San Mateo County
consortium and Palo Alto

County Administration’s
Conditions of Approval

Stanford’s
Development Agreement Offer

$6,711,800
($1,200,000 for bike/ped/transit;
$1,011,800 if NNNCT not met:
$0 guaranteed for social services;
$4,200,000 for PAUSD;
$300,000 for parks)

$171,111,800
($30,300,000 for bike/ped/transit;
$1,011,800 if NNNCT not met:
$1,000,000 for social services;
$138,400,000 for PAUSD;
$400,000 for parks/libraries
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APPENDIX B
MOBILITY INFRASTRUCTURE AND SAFETY PROJECTS IN THE SURROUNDING
COMMUNITIES
This appendix describes the projects identified in the Transportation Offer of Section III in greater detail.
San Mateo County ($6.55 million)
•

Contribute Funding for Improvements to Alpine Road near Weekend Acres ($4 million). In
June 2017, San Mateo County completed the Alpine Road Corridor Improvements study. 17 The
study goals were to improve access and connectivity while reducing mobility barriers for all types
of travel. The implementation of the study is to be completed in two phases. Some Phase I
Improvements have been completed, which represent the low-cost improvement measures. To
support improved conditions along Alpine Road between I-280 and Junipero Serra Boulevard,
Stanford will contribute funding to the following additional projects identified by the study:
o The remaining higher cost improvements in Phase 1($400,000). These include adding left-turn
lanes and bike slot at Piers Lane/Alpine Access, extending an acceleration lane, adding turnpockets, and extending a buffered bike lane on Alpine Road.
o Additional circulation improvements near Weekend Acres ($1.5 million). The Corridor
Improvement study also identified improvements to extend the on-street path from the existing
path at Piers Lane to Stowe Lane, enhance the bus stops at Wildwood Lane and Stowe Lane,
improve bicycle safety by adding green paint to bike lanes, and shift the roadway.
o Wildwood Lane driveway project ($2.1 million). This project, from the Corridor Improvement
study, would combine Weekend Acres driveways at Wildwood Lane to improve ingress and
egress into the neighborhood, and improve safety for bicycle through-traffic on Alpine Road.

•

Contribute Additional Funding for Alameda de las Pulgas Mobility Corridor Improvements
($750,000). Stanford previously offered $250,000 toward bicycle improvements on Alameda de
las Pulgas as part of the 2018 General Use Permit. As San Mateo County has continued to work
with the community, the bicycle improvement project has evolved into a larger mobility project. 18
Stanford will contribute an additional $500,000 to the final Alameda de las Pulgas mobility
improvements project, for a total contribution of $750,000.

•

Contribute Funding toward the Middlefield Road Corridor Improvements ($1.2 million).
San Mateo County requested a fair share contribution toward their Middlefield Road Complete
Streets improvements which is estimated to cost $11 million. Stanford will contribute $1,200,000
toward this project, which represents the local match requirements.

See Appendix E of the Alpine Road Corridor Study Final Report (pp. 265-268 and 273-277):
https://publicworks.smcgov.org/sites/publicworks.smcgov.org/files/Alpine%20Road%20Corridor%20Study%20Final%20Repo
rt%2003212017%20with%20Appendices.pdf
18
(renamed Santa Cruz Avenue Corridor Study): https://publicworks.smcgov.org/projects/santa-cruz-avenue-corridor-study
17
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•

Contribute Funding toward the Peninsula Bikeway in Mateo County ($600,000). San Mateo
County requested a contribution toward the design and construction of the Peninsula Bikeway.
The Peninsula Bikeway long-term vision is a direct, safe, and comfortable connection between
Redwood City and Mountain View. Stanford has supported this project through the City
Managers Mobility Partnership and will continue supporting by contributing $600,000 toward the
implementation of this project.

Menlo Park ($3.17 million)
•

Contribute Funding toward Sand Hill Road Corridor Projects ($900,000). Stanford will
contribute funding for improvements in the Sand Hill Road corridor. The Menlo Park
Transportation Master Plan 19, reviewed by the City Council in December 2018, outlines a series of
improvements along Sand Hill Road between I-280 and Santa Cruz Avenue, which would improve
bicycle and pedestrian circulation. Projects include installing high-visibility crosswalks,
reconstructing curb ramps, widening refuge islands, and adding sidewalk segments.

•

Contribute Funding toward a JSB/Alpine/Santa Cruz Bicycle Improvement Project
($500,000). Stanford will contribute funding toward bicycle improvements, such as green bike
lanes, channelizers, bike boxes, and resurfacing of the under-road path, at the intersection of
Junipero Serra Boulevard/Alpine Road and Santa Cruz. This project would benefit bicyclists
traveling to and from Stanford, San Mateo County and Menlo Park.

•

Contribute Funding toward the San Mateo Drive Bike Bridge ($270,000). Stanford previously
offered $250,000 toward improved Oak Grove Avenue connections to San Mateo Drive
pedestrian/ bicycle bridge in Menlo Park as part of the 2018 General Use Permit. Stanford will also
contribute funding toward bicycle improvements, such as bollard removal and bridge apron
improvements at the San Mateo Drive Bike Bridge, up to $20,000. This project would benefit
bicyclists traveling to and from Stanford, San Mateo County and Menlo Park and connects to the
Oak Grove Avenue connections funded under the Proposed Project. Reconfiguration of the
approaches to the existing bridge is a more environmentally sensitive approach to improving the
capacity, rather than the requested replacement.

•

Contribute Funding toward the Middle Plaza Caltrain Undercrossing ($1.5 million). Menlo
Park requested that Stanford contribute toward the $16 million Caltrain undercrossing at Middle
Plaza. 20 Stanford will contribute funding toward this project that would benefit bicyclists traveling
to and from Stanford, San Mateo County and Menlo Park.

East Palo Alto ($5.53 million)
•

Contribute Funding toward the University Avenue Bicycle Crossing ($3.32 million). The
2017 East Palo Alto Bicycle Transportation Plan 21 identified a need for a Class 1 bicycle path

See Detail Project List from the Menlo Park Transportation Master Plan (pp. 47-50 ):
https://www.menlopark.org/DocumentCenter/View/20232/Updated-Detailed-Project-List
20
https://www.menlopark.org/1194/Middle-Avenue-Pedestrian-and-Bicycle-Rai
21
http://www.ci.east-palo-alto.ca.us/DocumentCenter/View/3496
19
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connecting East Palo Alto over US Highway 101 at University Avenue, as the vehicular overpass
is constrained and does not safely accommodate bicycle movements. Stanford will contribute
$3.32 million toward the $14 million total project cost.
•

Contribute Funding toward Improvement of Bus Stops along SamTrans Routes 280/281
($500,000). Stanford will contribute funding for bus stop improvements in East Palo Alto at
locations that will attract increased ridership on SamTrans Routes 280/281. The stops would need
to be selected and reviewed to determine which ones would be appropriate. Bus stop
improvements with contemporary, but modest shelter with lighting can average $40,000.

•

Contribute Funding toward Bicycle Infrastructure Improvements ($700,000). Stanford will
contribute funding toward two additional bike infrastructure projects outlined in the 2017 East Palo
Alto Bicycle Transportation Plan:
o University Ave - Donahoe to Bay Trail. This project would add Class IV bikeway facilities
on University Avenue from Bayshore Highway (84) to US 101 to the proposed University
Avenue bike/pedestrian crossing.
o Pulgas & O'Connor Bikeway Project. This bicycle corridor would connect to the Clarke
Avenue corridor that will be funded as part of the 2018 General Use Permit. The project as
currently conceived is a simple sharrows project, but additional enhancements could be
identified.
o Gaps in the Bay Trail. This contribution would allow East Palo Alto to complete relevant
portions the San Francisco Bay Trail within the community as outlined in their Bike Plan.

•

Contribute Funding toward the Dumbarton Rail Spur Bike Trail ($560,000). Stanford will
contribute the local match funding toward the estimated $5.5 million bike trail that is anticipated
along the railroad spur between the Dumbarton Bridge and the Redwood City junction. 22

•

Contribute Funding toward the design and implementation of improved connections to the
recently constructed bicycle and pedestrian overcrossing of US Hwy 101 between Clarke
Avenue and Newell Road ($450,000). The combination of the bridge and the connections to it
will remove a key barrier to bicycle travel from East Palo Alto to Stanford and communities west
of US Hwy 101. Stanford previously offered $450,000 toward these improvements as part of the
2018 General Use Permit.

Palo Alto ($15.05 million)
•

Contribute Funding toward two Pedestrian/Bicycle Caltrain Crossings ($2.4 million). As part
of the Connecting Palo Alto study23, three pedestrian/bicycle only crossings of the Caltrain tracks
have been identified for further analysis. The grade crossing projects would be eligible for Santa
Clara County’s Measure B funding through either the grade crossing or pedestrian and bicycle
improvement categories. Measure B requires a 10 percent local match. Stanford will contribute the

SamTrans, Dumbarton Transportation Corridor Study (see page 5-11):
http://www.samtrans.com/Assets/Dumbarton+Rail+Corridor/PDFs/171120+DTCS+-+Full+Report.pdf
23
https://pagradesep.com/
22
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local 10 percent match for the Churchill Avenue and Everett Street pedestrian/bicycle Caltrain
crossing in Palo Alto, each of which are $8-12 million total project cost of the.

24

•

Provide Planning, Design and Construction Services for Quarry Road Connection ($3.3
million). This City of Palo Alto project between Welch Road and the transit center is estimated to
cost $5.1 million24 and would be in place by 2022 to align with the start of Caltrain’s electrified
service. The project could be funded in part by the SUMC Development Agreement - $2.7 million
remains in the agreement for improvement to the Palo Alto Intermodal Transit Center. Stanford
offers to assist with bringing this project to fruition by helping to manage the planning and design
phase for the City of Palo Alto, and provide additional construction costs up to $3.3 million.

•

Contribute funding toward a Palo Alto Intermodal Transit Center Design Study ($1 million).
The City of Palo Alto Comprehensive Plan Policy T-1.11 encourages continued enhancement of
the Caltrain stations as important transportation nodes for the city. Palo Alto staff have indicated
that, with Caltrain electrification and increased bus service, a design study may be warranted at the
Transit Center. Stanford offers to provide $1 million toward such a study.

•

Contribute funding toward Palo Alto Intermodal Transit Center Improvements ($6.8
million). The City of Palo Alto Comprehensive Plan Policy T-1.11 encourages continued
enhancement of the Caltrain stations as important transportation nodes for the city. Palo Alto has
request Stanford contribute fair share funding towards improvements at the Transit Center.
Stanford offers to provide $6.8 million toward improvements, which represents the potential
increase in transit use under the Proposed Project.

•

Contribute funding toward Bol Park Path Improvements ($500,000). As part of the Proposed
Project, Stanford offered $250,000 toward Hanover Street improvements between Bol Park and
California Avenue. Palo Alto requested that money to be spent to improve the landscaping and
lighting of Bol Park Path. Stanford offers to contribute an additional $250,000 towards this
important bicycle corridor to cover the pathway improvements, while maintain the offer to
improve Hanover Street.

•

Contribute funding toward Safe Routes to School ($950,000). Stanford will continue
collaborating with the City on Safe Routes to School projects. As such, Stanford will conduct up to
three Safe Routes to School Studies in collaboration with the City’s Safe Routes to School staff
during the buildout of the Proposed Project (up to $150,000 each). Stanford with contribute
$500,000 towards improvement projects identified in those plans.

•

Contribute Funding toward Traffic Signal at Stanford Avenue and Bowdoin Street
($100,000). Stanford will contribute $100,000 towards the installation of a traffic signal at
Stanford Avenue and Bowdoin Street to improve the circulation at this intersection, which
represents the anticipated local match requirements.

https://www.cityofpaloalto.org/civicax/filebank/documents/63250, page 33 of pdf

28 | P a g e

Land, Buildings and Real Estate 3160 Porter Drive, Suite 200, Palo Alto, CA 94304 T650-724-1398
144701187.1

APPENDIX C
STANFORD/PAUSD DRAFT AGREEMENT
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APPENDIX D
ANALYSIS DEMONSTRATING STANFORD’S OFFER EXCEEDS THE REQUIREMENTS OF
THE SEPTEMBER 2018 AFFORDABLE HOUSING MITIGATION FEE ORDINANCE
Stanford has offered to:
•

Front load construction of 400 new Below Market-Rate workforce housing units on its
campus during the initial phase of academic development;

•

Immediately upon approval of the new General Use Permit, fully fund 23 units affordable to
Extremely Low Income Households in the community and 64 units affordable to Very Low
Income Households in the community (for a total payment of $27,571,500 million); and

•

Front-load 88 additional Below Market-Rate workforce units during the initial phase of
academic development, with at least 47 of those units to be located in San Mateo County.

The County’s Housing Affordable Housing Mitigation Fee Ordinance does not require that Stanford (a)
construct or fund affordable housing in advance of building academic space generating the need for such
housing; or (b) construct any new affordable housing on its own land. By law, a fee ordinance cannot
require payments in advance of approvals to develop the non-residential square footage that would
generate the need for such a fee. In addition, the Affordable Housing Mitigation Fee Ordinance allows for
offsite provision of affordable units but does not require that Stanford use its own land for housing.
In Stanford’s development agreement offer, the University commits to building a minimum of 400 Below
Market-Rate units using its campus land.
Stanford’s development agreement offer can be shown to exceed the requirements of the Affordable
Housing Mitigation Fee Ordinance simply by comparing the offer to the Ordinance’s credit formula:
Table D-1
Affordability Income
Level Category

Total New Units Funded or
Constructed Under Stanford’s Offer

Units Required by Affordable
Housing Mitigation Fee
Ordinance

Extremely Low

23 (All funded)

23

Very Low

64 (All funded)

64

Low

256 (at least 168 constructed)

256

Moderate - Rental

232 (All constructed)

232

Total

575 (at least 400 constructed on
Stanford’s campus)

575 (0 required to be
constructed on Stanford’s
campus)
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Satisfaction of Stanford Housing Impact Fee Ordinance: Resolution No. BOS-2018-104, adopted by the
Board of Supervisors on September 25, 2018 as a companion to the County’s Affordable Housing
Mitigation Fee Ordinance, specifies the square footage credit formulas to be used if Stanford provides
affordable housing units as a means of satisfying the fee requirement.
As shown below, Stanford’s offer far exceeds the square footage credits needed for the new General Use
Permit’s 2,275,000 square feet of academic and academic support space.
Table D-2
Affordable Unit/
Category

Year 1
Credit

Year 2+
Credit

New Units Attributed to
Fee Ordinance

Square
Footage Credit

Extremely Low
Income

10,392

5,495

23
(All Year 1)

236,716 sf

Very Low
Income

8,156

4,313

64
(All Year 1)

521,984 sf

Low Income

7,052

3,729

256
(All Year 2)

954,624 sf

Moderate
Income- Rental

5,642

2,983

232
(All Year 2)

692,056 sf

575

2,405,380 sf

Total

(130,380 sf
above
Ordinance’s
requirement)

Satisfaction of the Housing Impact Fee Ordinance Based upon County’s NPV Calculation Approach. In
the County’s October 16, 2018 Staff Report, the County compared the value of the County’s ordinances
against Stanford’s July 27, 2018 Housing Proposal. Below is a net present value comparison of the
County’s Housing Impact Fee Ordinance (Table D-3) to Stanford’s affordable housing proposal in this
offer (Table D-4). As reflected in the tables, the value of Stanford’s proposal when using the County’s
NPV methodology exceeds the value of the Mitigation Fee Ordinance by approximately $6 million.
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Table D-3: Net Present Value of Payments to Comply with County’s Affordable Housing Mitigation
Fee Ordinance Under the County’s Required Payment Timeline
Net Present Value of Payments over Time to County at Various Discount Rates (575 units)
Year
2019
2020
2021
2022
2023
2024
2025
2026
2027
2028
2029
2030
2031
2032
2033
2034

Academic SF
if use GUP
142,188
142,188
142,188
142,188
142,188
142,188
142,188
142,188
142,188
142,188
142,188
142,188
142,188
142,188
142,188

Applicable Fee
$36.22
$70.56
$72.67
$74.85
$77.10
$79.41
$81.79
$84.25
$86.77
$89.38
$92.06
$94.82
$97.66
$100.59
$103.61
$106.72

Total Fee
0
$10,032,074
$10,333,037
$10,643,028
$10,962,318
$11,291,188
$11,629,924
$11,978,821
$12,338,186
$12,708,332
$13,089,582
$13,482,269
$13,886,737
$14,303,339
$14,732,439
$15,174,413

Interest rate
0
2.70%
2.89%
3.04%
3.35%
3.50%
3.68%
3.78%
3.90%
3.94%
4.04%
4.09%
4.14%
4.19%
4.24%
4.43%

2035
TOTAL

142,188
2,275,008

$109.92
Nominal Total

$15,629,645
$202,215,332

4.43%
Time Value
Factor (nominal
value/total npv)
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Total NPV
$9,768,329
$9,760,715
$9,728,539
$9,608,608
$9,506,877
$9,362,826
$9,238,861
$9,085,042
$8,975,200
$8,808,913
$8,674,888
$8,534,721
$8,388,783
$8,237,454
$7,920,137
$7,811,684
$143,411,579
1.41

Table D-4: Net Present Value of Payments and Units Under Stanford’s Development Agreement
Offer
Net Present Value Stanford Proposal (575 units)
Value of Academic-Linkage Fee Units

Year

Stanford
-Built
Units

Applicable Fee
- Stanford
Built Units (6mile radius
cost)

88 FrontLoaded
Community
Units

Applicable Fee Units Built in
Community
(Adjusted Nexus
Cost)

Total Fee

Interest
rate

2019

0

$248,404

0

$255,500

$0

0%

2020

0

$255,856

22

$263,165

$5,789,630

2.70%

2021

0

$263,532

22

$271,060

$5,963,319

2022

400

$271,438

22

$279,192

2023

0

$279,581

22

2024

0

$287,968

2025

0

2026

Cash
Contribution
(87 units)

Total NPV

$27,571,500

$27,571,500

$5,637,420

$0

$5,637,420

2.89%

$5,633,025

$0

$5,633,025

$114,717,322

3.04%

$104,860,385

$0

$104,860,385

$287,568

$6,326,485

3.35%

$5,545,243

$0

$5,545,243

0

$296,195

$0

3.50%

$0

$0

$0

$296,607

0

$305,080

$0

3.68%

$0

$0

$0

0

$305,506

0

$314,233

$0

3.78%

$0

$0

$0

2027

0

$314,671

0

$323,660

$0

3.90%

$0

$0

$0

2028

0

$324,111

0

$333,370

$0

3.94%

$0

$0

$0

2029

0

$333,834

0

$343,371

$0

4.04%

$0

$0

$0

2030

0

$343,849

0

$353,672

$0

4.09%

$0

$0

$0

2031

0

$354,165

0

$364,282

$0

4.14%

$0

$0

$0

2032

0

$364,790

0

$375,210

$0

4.19%

$0

$0

$0

2033

0

$375,733

0

$386,467

$0

4.24%

$0

$0

$0

2034

0

$387,005

0

$398,061

$0

4.43%

$0

$0

$0

2035

0

$398,615

0

$410,002

$0

4.43%

$0

$0

$0

$121,676,073

$27,571,500

$149,247,573

400

88

$132,796,755

NPV of value
of constructed
untis
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