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777 S. California Ave, Palo Alto, CA 94304     phone 650.857.0122    fax 650.857.1077          shhousinggroup.com 

 

 
 
December 22, 2017 
 
 
Mr. Randy Tsuda 
Community Development Director 
City of Mountain View 
500 Castro Street  
Mountain View, CA 94041 
 
Re: SummerHill Gatekeeper Application 
 City of Mountain View / Las Altos School District TDR Program 
 
Dear Randy: 
 
Please accept this letter as our “Gatekeeper” application for the City’s consideration of the redevelopment 
of the properties at 355, 365, 401 and 415 E. Middlefield Road (APN 160-52-013 & 160-52-021). 
 
The development site of approximately six (6) acres is located within the future East Whisman Precise Plan 
Area of the City.   The site currently includes two single story office buildings and is generally surrounded by 
similar office and light industrial uses.  With the City’s decision to prepare a Precise Plan, this area is planned 
to transform into a mix of medium to high density housing, parks and office.   
 
Our proposal is to construct 250 residential units, offering two different product types and living styles, 
along with a new .4 acre public park.  The resulting density is approximately 41 dwelling units per acre and 
rises from four stories (Flat buildings) to seven stories (Condominiums) in total.  Unit sizes range from 
approximately 745 square feet (Junior 1 bedroom units) to 1,890 square feet (3 bedrooms + den or 
mezzanine).  Nearly all residences have two parking spaces available.  The condominium building is well 
amenitized, including a clubroom, a landscaped podium level with a pool and spa, and a fitness center.   
 
Similar to other Gatekeeper requests under this TDR program, our request will require the City’s 
discretionary approval of increased density above and beyond what is currently permitted by General Plan 
and Zoning Ordinance, or what may be anticipated to be allowed in the East Whisman Precise Plan Area.   
 
We look forward to Staff and Council input in January, with the goal of delivering more ownership housing 
to the City of Mountain View. 
 
Sincerely, 
 
 
Katia Kamangar 
Executive V.P. / Managing Director 
 
Attachment:  Area map  
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LETTER OF INTENT 
	
	

To:   LOS ALTOS  SCHOOL DISTRICT 

Attn:  Jeffrey Baier, Superintendent 
201 Covington Road 
Los Altos, CA 94024 
Fax: 650-947-0118 
E-mail: jbaier@lasdschools.org 

	
Re:      Purchase of TDR Units - Los Altos School District 
	

SummerHill Homes  LLC ("Buyer") is pleased to submit  this Letter  of Intent  ("LOI")  in order  to express our interest in 
acquiring  10,000  square   feet  of  Transferable  Development  Rights  ("TDRs")   from   the  Los  Altos  School   District 
("District" or "Seller"). 
	

We appreciate  the efforts  the  District  has invested  in partnering with  the City of Mountain View ("City")  to develop  a 
novel program  that would  (i) facilitate the District's  acquisition  of a new site for a school  facility (the "School  Site"),  (ii) 
enable the creation  of new public recreational  facilities for the City on the School Site pursuant  to a shared  use program, 
(iii) allow the District  to sell TDRs  to interested purchasers  for use on specific sites and (iv) allow purchasers  to pursue 
early "gatekeeper" approval  for proposed projects seeking to apply TDR  to the receiving site. 

	
We further  understand and acknowledge  that this LOI  may be relied upon  by the City in determining whether  to grant 
"gatekeeper" status  for  any proposed project  or  projects  seeking  to  use TDRs  purchased  from  the District.  Over  the 
course  of the coming months, we look forward  to working with the District  and the City to help bring this vision forward 
and make it a success. 

	
In  furtherance of the objectives  outlined  above,  Buyer is prepared  to enter into  a purchase  and sale agreement  with the 
District  for  the  acquisition  of TDRs   (the  "TDR Purchase  Agreement") that  would  include  the  terms  and  conditions 
contained  in this LOI. 
	

The  basic business terms are as follows: 
	

1.    Buyer.  SummerHill  Homes  LLC, or its assigns. 
	

2.  Seller.  Los Altos School District. 
	

3. Receiving Properties.   401 and 415 East Middlefield Road, Mountain  View, CA (APN:  160-52-021) and 355-365 
East Middlefield Road, Mountain  View, CA (APN: 160-52-013). 

	
4. TDR  Unit Price.   Purchase  Price for each unit of TDRs  shall be One  Hundred and Thirty dollars ($130.00). One 

unit of TDR equals one square foot of gross floor area of improvements (including residential improvements). 
	

5. Purchase  Price  and  Quantity.    On  the  terms  and  conditions  set forth  in the TDR  Purchase  Agreement,  Buyer 
shall purchase  10,000 TDR  units  from  the District  for a total value of One  Million Three  Hundred Thousand 
dollars ($1,300,000) to be paid in cash at Closing of the TDR  Purchase  Agreement. 

	
6.  Conditions Precedent to  the  Closing  of  the  TDR  Purchase  Agreement.    The  Closing  of  the  TDR  Purchase 

Agreement shall be subject to the following conditions  precedent: 







 

 

 
December 12, 2017 
 
 
 
 
 
Via Email and Hand Delivery 
 
Mr. Randy Tsuda 
Community Development Director 
City of Mountain View 
500 Castro Street, First Floor  
Mountain View, CA 94039 
 
 
 Re:   Gatekeeper Authorization Request  
  City of Mountain View / Los Altos School District TDR Program 
  301–381 East Evelyn Avenue 
 
Dear Mr. Tsuda: 

On behalf of MV Campus Owner LLC (“Owner”), I am pleased to submit this request for 
gatekeeper authorization for the project described below.  We believe that the proposed 
Transferable Development Rights program with the Los Altos School District is an 
innovative solution to the School District’s needs and we are pleased to participate.   
MV Campus Owner LLC, which is owned and managed by Rockwood Capital, owns the 
real property located at 301 – 381 East Evelyn Avenue in Mountain View, California 
(APN 160-63-005) (the “Property”).  As described below, we propose to add a building 
with 125,000 square feet, which would increase the total FAR for the Property to 0.53, 
including the existing buildings (the “Proposed Project”). 
 
Owner has submitted a signed letter of intent to the Los Altos School District to 
purchase the 125,000 square feet of Transferable Development Rights allocated to it by 
the School District. 
 
I. Existing Property Description  

The Property is a 16.5 acre site bounded by East Evelyn Avenue, South Whisman 
Road, and SR 237.  The Property currently has four 2-story office buildings and one 3-
story office building constructed in 1980’s and totaling 252,400 square feet, with an 
existing FAR of 0.35.  The buildings are clustered towards the center of the site and 



 

 

arranged around shared open space that forms a series of landscaped courtyards for 
use by the building tenants.  The buildings are surrounded by asphalt surface parking 
landscaped with planters and trees and containing 944 parking spaces. 
 
II. Proposed Project 

The Proposed Project would retain and improve all of the existing buildings, but allow us 
to replace a portion of the existing surface parking with up to 125,000 additional square 
feet of office space, in one new 4 story building.  The displaced surface parking will be 
relocated into a new above-grade parking structure, which will allow us to provide 
parking to maintain the appropriate code requirements.  Owner also intends to continue 
its program of renovating the existing buildings and improving the open space by 
introducing sustainable landscaping and improving the quality of the shared landscaped 
areas. 
 
III. Reasons Supporting the Request  

The Proposed Project is an excellent example of transit-oriented, sustainable 
development that will further the City’s land use policies and goals.  The General Plan 
encourages greater land use intensity and transit-oriented developments within a half-
mile of light rail transit (LUD 3.1); provides incentives to encourage highly sustainable 
development (Goal LUD 10); and encourages well-designed work environments (LUD 
13.1) and attracting innovative businesses to the city (LUD 14.3).   
The Proposed Project will accomplish these goals.  The Property, less than one-half 
mile (10 minute walk) to the Whisman VTA Light Rail Station, has excellent access to 
public transit.  In addition, the Property is very convenient to downtown Mountain View 
and the Transit Center by direct access on Evelyn Avenue, thereby providing excellent 
opportunities for bicycle and shuttle access.  Several bus lines operate nearby, 
including the Community Shuttle on Whisman Road and the 32, 34 and 53 bus lines. 
The Proposed Project design will incorporate sustainable strategies for building 
performance and will implement Transportation Demand Management strategies to 
reduce traffic generation. 
   
The Proposed Project is consistent with the General Plan High-Intensity Office land use 
designation, which promotes higher-intensity, sustainable, transit-oriented development.  
Under the General Plan, the Property is designated as “High-Intensity Office”, which 
permits density up to 1.0 FAR and height up to 8 stories.  The Proposed Project is well 
within these limits. 
 
IV.   Conclusion 
Similar to other gatekeeper authorization requests under the TDR program, Owner’s 
request will require the City’s discretionary approval of increased density above that 



 

 

which is currently allowed in the Ferry – Morse Precise Plan. 
We therefore request gatekeeper authorization to proceed with a development 
application to amend the Ferry – Morse Precise Plan to increase the maximum FAR up 
to 0.53 to accommodate the Proposed Project, consistent with the land use policies set 
forth in the General Plan.  
 
Thank you for your consideration of this request.  Please don’t hesitate to contact me at 
(415) 322-0401. 
 

Yours truly, 
 

Joe Nootbaar 
Nootbaar Real Estate, LLC 
Development Manager 
 
 
 
 
 
 
 
Attachment 
 
 
cc: Mitch Menzer - Paul Hastings LLP 
 Mike Hegseth – Rockwood Capital 
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December 18, 2017 
 
Mr. Randy Tsuda 
Community Development Director 
City of Mountain View 
500 Castro Street 
Mountain View, CA 94041 
 
Re:  Gatekeeper Application 
  San Antonio Precise Plan  
  Block 3 of Phase II of San Antonio Village 
  Implementation of City of Mountain View / Los Altos School District TDR Program 
 
Dear Mr. Tsuda, 
 
Please accept this letter as Merlone Geier Partners IX, L.P.’s (“MGP IX”) “Gatekeeper” 
application for City consideration of proposed redevelopment of properties at the SW corner 
of San Antonio Road and California Street within what is known as Block 3 of Phase II of San 
Antonio Village and consisting of two (2) parcels controlled by MGP IX totaling approximately 
25,000 square feet (the “Development Site”).   
 
MGP IX proposes the Development Site as a recipient site for Transferred Development Rights 
(TDRs) pursuant to a proposal by MGP IX to the Los Altos School District that would facilitate 
the District’s development of a new school.   Attachment 1 to this letter identifies the location 
of the Development Site.  Attachment 2 to this letter is the proposed TDR Letter of Intent from 
MGP IX to the District.  
 
The Development Site.  The Development Site of approximately 0.58 acres is located at the 
SW corner of San Antonio Road and California Street within what is known as Block 3 of Phase 
II of San Antonio Village. It consists of grade level unimproved parking areas.  The properties 
are surrounded by Blocks 1, 2, 4, 5 and 6 of Phase II of San Antonio Village, which have been 
developed by MGP IX with nearly 2,500 parking spaces (both below grade and an 8‐level 
above‐grade structure, two (2) 6‐story office buildings leased in their entirety to We Work, an 
Icon Theater and a Hyatt Centric hotel, together with approximately 65,000 square feet of 
ground floor retail.  In addition, Block 3 is integrated into an internal street grid system that 
provides access and circulation to both Phase II and Phase I, which includes another 135,000 
square feet of retail anchored by a 65,000 square foot Safeway and 330 residential rental 
units.  Block 3 is the only remaining portion of the San Antonio street frontage between 
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California Street and El Camino Real to have not been upgraded and densified in conformity 
with the San Antonio Precise Plan (the “SAPP”). 
 
Adjacent to the Development Site are two additional parcels, owned by Steve Rasmussen and 
David Pilling, respectively, that are improved with non‐conforming single story structures.  The 
Rasmussen and Pilling parcels are not part of this request.  
 
Development Proposal & San Antonio Precise Plan.  MGP IX proposes to construct an office 
building of approximately 250,000 FAR square feet on the Development Site.  Approximately 
100,000 square feet of development is already permitted on Block 3 under the SAPP.  Similar 
to other Gatekeeper requests under this TDR program, our request will require the City’s 
discretionary approval of increased density above and beyond what is currently allowed in the 
General Plan and Zoning Ordinance, or anticipated to be allowed in the SAPP.   Specifically, our 
proposal includes  amendments to existing maximum FAR density and use restrictions to allow 
development of 250,000 square feet of office development on the Development Site 
(including deletion of requirements for residential development or ground floor 
commercial/retail), an increase in building heights to eight (8) floors, and a reduction of 
required building setbacks to permit the requested density.  
 
The existing Phase II parking for San Antonio Village was designed to be integrated with Block 
3 uses, specifically with underground parking for Blocks 1 and 2 extended into Block 3 and a 
further integration of shared parking, autonomous driving vehicles and valet services.  The 
proposed increase in density for the Development Site will be accompanied by a shared 
parking program integrated with Blocks 1 and 2 incorporating valet and autonomous driving 
vehicle considerations.   
 
Prior Studies Relevant to the Project:   The Development Site and adjacent lands have been 
the subject of significant environmental analysis under CEQA, including in the San Antonio 
Precise Plan Environmental Impact Report (certified by the City Council on December 2, 2014) 
and the Village at San Antonio Center (Phase II) Environmental Impact Report (certified by the 
City Council on December 2, 2014).   While our proposal introduces certain changes to the 
program for the Development Site, we anticipate significantly streamlined environmental 
review of our proposal through reliance on the existing, previously‐approved environmental 
documents.  
 
Fiscal Impact.  As noted by staff when the SAPP was adopted in 2014, projected office 
development within the SAPP “is not expected to negatively impact the City’s net fiscal 
balance because it would result in comparable increases in revenue and would not result in 
significant new costs, such as maintenance of new public streets or increased emergency 
services due to increased City population.”  (San Antonio Precise Plan Staff Report, December 
2, 2014, at page 16).   
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