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RECOMMENDATION
Staff recommends that the Planning Commission review the project, consider the public testimony
and the Findings, as presented, and consider adopting the attached Resolution approving the
application for DESIGN REVIEW to allow the construction of a two-story rear horizontal addition
and SETBACK EXCEPTION REQUEST to allow less than the required second floor setback, of
a single-family residence in the Duplex (R-2) Zoning District at 110 Willow Avenue, subject to
the attached Conditions of Approval.
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The project site is located on a 6,000 square foot lot at 110 Willow Avenue between La Cruz
Avenue to the north and Chadbourne Avenue to the south. The home is located in the southeastern
portion of Millbrae four blocks west of El Camino Real near the southeast corner of Willow and
Chadbourne Avenues, across the street from the Millbrae Methodist Church. The 6,000 square
foot (sf) interior lot, contains a single-family two-story story residence, including a single-car
attached garage and is zoned Duplex Residential (R-2) identified in the General Plan a Medium
Density Residential.
The existing residence includes a lower floor with a basement room where the utilities are located,
single-car garage, stair way to upper floor and non-livable crawl space. The existing upper floor
includes three bedrooms with closets, a hallway, living room with fireplace, kitchen open to dining
room, stairway to lower floor and a covered front porch.
Previous Planning Commission Meetings
At its regular meeting of August 20, 2018, the Planning Commission voted 4-0 to continue the
application to September 17, 2018 to allow the applicant time to address adjacent neighbor
concerns about views and privacy. Specifically, the applicant was requested to install story poles
(to provide neighbor and Commissioners with clarity on the bulk and mass of the two-story
horizontal rear addition), provide plan elevations showing the existing adjacent buildings and
window locations with the propose new addition and provide a landscape plan with the proposed
trees along the rear property line to address neighbor privacy concerns.
The applicant installed story poles the week of September 3rd, 2018 and Planning Commissioners
were notified the week of September 10th, 2018 to contact the subject property owner to schedule
a time to visit the proposed project site and view the story poles. In addition, the applicant
submitted elevation plans with outline of adjacent residences, a site plan and story pole photos to
planning staff for review. Staff completed a review and evaluation of the plan elevations (Plan
Sheet A4.2), site plan (Plan Sheet A7.0) and story pole photos submitted by the applicant and
recommended approval of the proposed project.
At the Planning Commission meeting of September 17, 2018, the adjacent neighbor located at 380
Chadbourne continued to express concerns about the two story rear horizontal addition blocking
their views and privacy concerns. The Planning Commissioners suggested shifting the two-story
horizontal addition west and requesting a setback exception, in order to minimize the proposed
project impact to views and privacy of 380 Chadbourne. The applicant met with the adjacent
property owner at 380 Chadbourne and agreed to revise the design to shift the two-story, horizontal
addition, west, thereby creating greater setbacks on the east elevation facing 380 Chadbourne.
PROPOSAL
The project proposed includes a lower and upper floor horizontal addition totaling 1,393 sf. The
lower floor will include: a new utility/storage room, tandem two-car garage, family room,
bathroom, two bedrooms with closets and stairway to the upper floor. The renovated and new
upper floor will include: a master bedroom with walk-in closet and master bathroom, a bedroom
with closet, open kitchen, living and dining room with existing fireplace, new bathroom and
covered front porch.
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ISSUES & ANALYSIS
The proposed addition complies with minimum and maximum development standards as follows
(existing non-conforming in italics; proposed non-conforming in bold italics):
Interior Lot

Requirement

Existing

Proposed

1st Floor Front Setback
1st Floor West Side Setback
1st Floor East Side Setback
1st Floor Rear Setback
2nd Floor Front Setback
2nd Floor West Side Setback
2nd Floor East Side Setback
Maximum Building Height
Minimum Rear Yard Open Space
Lot Area
Maximum Lot Coverage
Maximum Floor Area Ratio
Parking Spaces
Garage Area

20 Ft.
5 Ft.
5 Ft.
10 Ft.
1st Fl. +7 Ft.
1st Fl. +7 Ft.
1st Fl. + 7 Ft
30 Ft.
1,000 SF
5,000 SF
50%
55%
2
400 SF

20 Ft.
5 Ft.
5 Ft.
64 Ft.
N/A
N/A
N/A
22’ – 5”
1,824 SF
6,000 SF
20% (1,200 SF)
31% (1,831 SF)
1
281 SF

No Change
5 Ft.
5 Ft. to 8 Ft.-6 In.
40 Ft.
N/A
10 In.(Exception)
5’ – 5”* to 9’ – 6”
25’
No Change
No Change
36.6% (2,198 SF)
54.9% (3,297 SF)
2
545 SF

*NOTE: Along both sides, second story portions of main buildings shall be set back a minimum of 7 feet more
than the distance of the exterior building walls below; however, second story side setbacks may be reduced by 1
feet for each 1 foot that the ground floor side set back exceeds the five-foot minimum, for a maximum reduction
of three feet, resulting in the following:
If ground floor setback is
5’ 6’ 7’….8’
Second floor setback is … 7’ 6’ 5’ 4’

The proposed project meets all requirements for development standards for single family
residence. The proposal complies with the zoning regulation for maximum building (25 feet where
30 feet are allowed). The proposed design will have a 4:12 roof pitch for the first and second
floors of the residence. There will be four new skylights added to the residence to increase natural
light into the upper floor. The project will have a two car garage as required for a single-family
residence.
Neighborhood Character
The homes within the area are single and two-story, Spanish Mediterranean revival style homes
with stucco and ceramic tile roofs. The project site is located on a low plateau approximately 70
feet above sea level (San Mateo County Assessor Data). Staff completed a site visit and did not
observe any views of the San Francisco Bay or airport from the project site. There is a mix of
open gable and hipped roof designs in the subdivision with ceramic tile roof typed material and
stucco and painted wood paneling exterior walls. There are several two-story residences along
both sides of the street and the adjacent homes to the project site are existing two-story residences.
The proposed rear second-story horizontal addition integrates with the existing residence and will
have a less than significant impact on the privacy of adjacent neighbors. The architectural,
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landscaping, and general appearance of the proposed building or structure is in keeping with the
character of the neighborhood.
Views
The property owner located at 380 Chadbourne, located east of the subject property, and expressed
concern about the rear two-story, horizontal addition impacting side views. In response, the
applicant revised the design and shifted the addition to the west elevation side of the lot and
increased the setback on the east elevation.
Based on a review of the revised plans and story pole photos, staff considers that the project meets
the intent of the design review guidelines and will not cause significant visual impact to the
neighbors from principal rooms of residence. In an urban setting there will always be some
impacts to views that a proposed project may be able to minimize within the allowed development
standards for the residential zone. The applicant has met the required setbacks and addressed
privacy concerns as required. Staff considers that this project meets the required design review
findings of approval.
Privacy
Two adjacent property owners located at the rear of the subject property, 111 Lewis Avenue and
300-310 Chadbourne Avenue expressed concerns about privacy and shadows. Staff previously
evaluated the privacy concerns of the property owners located at the rear of subject which was
discussed at the September 17, 2018 Planning Commission meeting. The applicant has revised
the project plans to shift the rear, two-story horizontal addition to the west side of the lot. The
proposed addition is over 43 feet away from the property line with 111 Lewis Avenue and 47 feet
away from the property line with 300-310 Chadbourne Avenue. The applicant has addressed the
privacy concern by agreeing to plant eight new evergreen trees, as stated above, which will provide
privacy screening to the backyard of 111 Lewis Avenue and 300-310 Chadbourne Avenue.
Regarding concerns about backyard light, based on staff review of the submitted photos the
proposed new structure is located very low on the northwest horizon and would have a less than
significant impact to light entering the backyard. The proposed new building at the subject
property is located over 62 feet away from the residence building at 300-310 Chadbourne Avenue.
In an urban setting there will always be some impacts to light that a proposed project may be able
to minimize within the allowed development standards for the residential zone. The applicant has
met the development standards as required including required setbacks. Staff considers that this
project meets the required design review findings of approval.
Design Review
Section 10.05.2500 (Architectural, Landscaping and Site Plan Consideration) of the Millbrae
Municipal Code requires Design Review, pursuant to the City’s adopted Residential Design
Guidelines, for significant alterations to an existing development. The Residential Design
Guidelines include generalized review criteria that seek to integrate all new proposed buildings
into the existing character of the structure and neighborhood, while respecting the privacy, views,
and solar access of neighboring properties. Staff has determined that this project requires Design
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Review and approval by the Planning Commission because it proposes the demolition of a singlestory home and new construction of a two-story residence.
The existing two-story residence is a 1940s bungalow style design home with combination painted
beige vertical wood panels surrounding the garage, beige cement plaster exterior walls and shingle
roof with a 5:12 roof pitch. There is an existing chimney in the front of the house, which will
remain, but be painted grey. The front yard contains a grass lawn, three short trees, two bushes
and existing concrete driveway and walkway. There is a cement retaining wall on the south side
of the driveway to the garage.
The exterior of the proposed two-story horizontal addition will include: grey (“gateway gray”)
horizontal wood siding, horizontal stained cedar wood siding (“golden pecan”), painted cement
plaster (“sterling”), garage door will be painted light grey (“sterling”), dark brown (“warm onyx”)
wood trim. The roof trim will be dark brown, asphalt shingle roofing, and windows will be wood
trim painted aluminum dark brown (“warm onyx”). The asphalt shingle roof will consist of a 4:12
roof pitch slope with gable roof style. There will be four new skylights installed. The new
landscape include planters adjacent to the front of the house exterior and grass lawn.
The proposed project complies with the Residential Design Guidelines by using materials to reduce
bulk and design for compatibility. The applicant has used materials that emphasize horizontal lines,
avoid large areas with single materials and uses natural colors and the architectural style is
compatible but not identical to the area. Based on staff review of the plans, the architectural,
landscaping and general appearance of the proposed building and grounds are in keeping with the
character of the neighborhood.
Public Notice Requirement
The City of Millbrae Community Development Department follows legally required public
noticing requirements outlined in the Municipal Code Section 10.05.2900 including: publishing
the Planning Commission meeting date not less than ten days prior to the hearing, in a newspaper
of general circulation in the city and mailing notice cards to property owners within a 300 foot
radius of the subject property. In addition, staff posts a staked notice on the subject property and
notices in at least three public places along the property street at least ten days prior to the meeting.
At least three days before the meeting, staff posts the project meeting date on the City website
Planning Commission calendar; on the bulletin boards at City Hall and at the Millbrae Public
Library bulletin board.
Neighborhood Response
In accordance with the City of Millbrae Community Development Departments’ Submittal
Requirements for Residential Development to notify each adjacent property owner abutting the
project site, a total of six adjacent residences were notified by the applicant about the proposed
project and responded as follows:
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Response
7/19/18 Plans
Support

#
5

Address

450 Chadbourne Ave. (Church)
300 Chadbourne Ave. (also USPS mail receipt)
111 Lewis Ave.
121 Lewis Ave.
120 Willow Ave.
Oppose
1 380 Chadbourne Ave. (former owner, USPS
receipt)
380 Chadbourne (new owner)
11/13/18 Revised Plans
Support
4 111 Lewis Ave. (mail receipt and form)
120 Willow Ave. (mail receipt and form)
121 Lewis Avenue
380 Chadbourne Ave. (
Oppose
1 310 Chadbourne Ave (mail receipt, form and
letter and email)
No Response
3 121 Lewis Ave. (certified mail receipt)
450 Chadbourne Ave.(certified mail receipt)
380 Chadbourne (certified mail receipt. After
staff meeting with applicant, they longer
oppose)

Date Sent

Staff Received

4/28/18
2/18/18
2/18/18
4/28/18
4/28/18
2/18/18
4/28/18

5/22/18
5/22/18
5/22/18
5/22/18
5/22/18
2/20/18,
6/7/18

10/7/18
10/7/18
10/7/18

11/9/18
11/9/18
11/9/18

10/17/18

11/21/18

10/23/18
10/7/18
11/3/18

11/9/18
11/9/18
11/9/18

For the 7/19/18 Plans, staff received five (5) neighbor consultation forms in support of the project
and one (1) opposed by both the former and current owner of the adjacent home at 380 Chadbourne
Avenue, on the corner lot, directly south of 110 Willow Avenue. The new owner also sent staff a
letter and photos detailing the reasons she is opposed to the project.
Previous Neighbor Concerns Expressed at the September 17, 2018 Planning Commission Hearing
The neighbor on the east elevation at 380 Chadbourne expressed concerns about the second floor
rear horizontal addition setbacks and impact to the side yard views from the side of the house. The
applicant agreed to revise the design and shift the rear, two-story horizontal addition west toward
120 Willow Avenue and added a 9’ – 6” upper floor setback on the east elevation, to minimize
impacts to side yard views from the 380 Chadbourne Avenue property.
Neighbors at 111 Lewis and 300 Chadbourne, located at the rear of the subject property, expressed
concerns about shadows and privacy. The applicant agreed to plant trees at the rear of the subject
property to provide greater privacy and noted that the rear horizontal addition is over 40 feet away
from the homes located at 111 Lewis and 300 Chadbourne, which will minimize shadow impacts.
At the Planning Commission meeting held on September 17, 2018, Commissioners agreed to
continue the project to provide additional time for the applicant to return with revised plans
addressing the concerns from the property owner at 380 Chadbourne Avenue.
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Neighbor Comments on the 11/13/18 Revised Plans
After review of the revised plans four neighbors’ support, one opposes and one did not respond.
The neighbors at 380 Chadbourne, who previously opposed the project, met with staff and the
applicant on November 21, 2018 to review the plans and obtain clarification on the height of the
proposed project. After review of the plans the owners at 380 Chadbourne acknowledged that
their concerns had been addressed and submitted a form in support of the project on November 26,
2018.
The neighbor at 310 Chadbourne submitted a form and letter opposed to the project based on
concerns about light and view impact to 380 Chadbourne. This issues regarding light was
addressed at the previous Planning Commission and staff and Commissioners determined that
there would not be a significant impact to light for property owners located to the rear of the subject
property, due to the over 40-60 feet distance away from the building located at 310 Chadbourne.
The neighbors at 380 Chadbourne Avenue have submitted a form in support of the project. All
other adjacent neighbors received the revised plans and no opposition was received by staff.
REQUIRED FINDINGS
Pursuant to Section 10.05.2500.C.2. of the Millbrae Municipal Code the design review application
materials shall be evaluated by the Planning Commission. The following findings are required,
under this Section of the Code, for the Planning Commission to approve the requested Design
Review Permit:
a. The architectural, landscaping, and general appearance of the proposed building or
structure and grounds are in keeping with the character of the neighborhood;
The proposed project complies with the Residential Design Guidelines by using materials
to reduce bulk and design for compatibility. The applicant has used materials that
emphasize horizontal lines, avoids large areas with single materials and uses natural colors;
and the architectural style is compatible but not identical to the 1940s bungalow style
residences in the area. Based on staff review of the plans, the architectural, landscaping,
and general appearance of the proposed building and grounds are in keeping with the
character of the neighborhood. The proposed asphalt shingle roof, roof lines and pitch,
exterior material combination of horizontal grey painted and stained cedar wood siding,
painted cement plaster and painted brick chimney are in keeping with home styles in the
neighborhood and the light grey, cedar stain wood and dark brown color trim palette
compliments the existing exterior material and colors of residences in the subdivision. In
addition, the proposed project will include trees and shrubs along the rear and east side
property line to provide a privacy screen to adjacent neighbors.
b. The project complies with all applicable development regulations;
The project meets all setback and height requirements for a single family residence. The
lot coverage of the proposed project would be increased from 20% to 36.6% (50% is the
allowable maximum) and there would be an increase in FAR from 31% to 54.9% (55% is
the allowable maximum). The proposed two-story rear horizontal addition building
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footprint will be similar to the existing two-story building footprint but be setback on both
sides of the second-story building as required.
c. The project will not cause a significant visual impact to neighboring views from
principal rooms of a residence (unless it is proven by the applicant that there is no
other viable or cost-effective alternative);
The proposed rear horizontal addition will have a height of 25 ft. roof at its highest point
and 4:12 typical pitched roof. The applicant constructed story poles in order to provide
residents with an accurate portrayal of the proposed bulk and mass that the new
construction will introduce to the existing neighborhood. Based on a review of the plans
and story pole photos, the project meets the intent of the design review guidelines and will
not cause significant visual impact to the neighbors from principal rooms of residence.
d. The proposal is not detrimental to the orderly, harmonious and safe development of
the city and will not impair the desirability of investment or occupation in the
neighborhood in which the building or structure is proposed to be erected.
The proposal will result in a renovation and construction of a new rear horizontal two-story
residence. The roof design will be an open gable roof type that integrates well with the roof
styles found in the neighborhood. The project will comply with all applicable building and
fire safety codes. The proposal is not detrimental to the orderly, harmonious and safe
development of the city and will not impair the desirability of investment or occupation in
the neighborhood in which the building or structure is proposed to be erected.
Setback Exception
At the request of the Planning Commission, the applicant revised the design to shift the upper floor
of the second floor horizontal, rear addition, northwards, adjacent to 120 Willow, directly above
the first floor wall. This was done to minimize the impacts to backyard views of 380 Chadbourne
Avenue.
Pursuant to Section 10.05.2530.C.D. of the Millbrae Municipal Code the following findings are
required under this Section of the Code, for the Planning Commission to approve any exception:
a. The deviation granted from the minimum required or maximum allowable
development standard prescribed for the zoning district in which the project site is
located will not, under the circumstance of the particular case, be detrimental to
property and improvements existing upon any abutting parcel; and
The applicant proposed to shift floor plan of the upper floor two bedrooms and stairway
westward and increasing the setback to 9’ - 6” on the east elevation, to minimize impacts
to the side-yard view of 380 Chadbourne Avenue. The proposed setback of 10 Inches on
the west elevation for a linear distance of 21.5 feet, where 4 feet setback is required, will
not be detrimental to the property and improvement existing upon the abutting parcel.
b. The deviation granted from the minimum required or maximum allowable
development standard prescribed for the zoning district in which the project site is
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located will, under the circumstance of the particular case, be compatible with the
property and improvements existing or proposed upon the project site.
The proposed setback of 10 Inches on the west elevation for a linear distance of 21.5 feet,
where 4 feet setback is required, will be compatible with the property and improvements
existing or proposed upon the project site.
ENVIRONMENTAL REVIEW
This project has been determined to be Categorically Exempt pursuant to Section 15301 Class 1
(e)(2)(A)(B) of the California Environmental Quality Act that allows for the addition to an existing
structure provided that the addition will not result in an increase of more than 10,000 square feet,
public services and facilities are available and is not located in environmentally sensitive area.
PLANNING COMMISSION ACTION:
Staff recommends that the Planning Commission review the project, consider the public testimony
and the Findings, as presented, and consider adopting the attached Resolution approving the
application for DESIGN REVIEW to allow the construction of a two-story rear horizontal addition
and SETBACK EXCEPTION REQUEST to allow less than the required second floor setback, of
a single-family residence in the Duplex (R-2) Zoning District at 110 Willow Avenue, subject to
the attached Conditions of Approval.
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RESOLUTION NO.
RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF MILLBRAE
APPROVING DESIGN REVIEW TO ALLOW THE CONSTRUCTION OF A TWOSTORY REAR ADDITION RESIDENCE LOCATED AT 110 WILLOW AVENUE IN
THE SINGLE-FAMILY RESIDENTIAL (R-1) ZONING DISTRICT. (PUBLIC
HEARING)
CITY OF MILLBRAE
_____________________________________________________
WHEREAS, the applicant has filed PA-1805-004 to request the approval of a design
review permit for the construction of a 1,297 square foot, two-story, horizontal rear addition to a
two-story residence, subject to the attached Conditions of Approval; and
WHEREAS, the Planning Commission found that this project is consistent with the City’s
General Plan, Development Code, and has determined that the project is categorically exempt per
Section 15301 Class 1, (e) of the California Environmental Quality Act (CEQA) Guidelines; and
WHEREAS, this Planning Commission, having considered the evidence received at the
public hearing duly noticed, desires to recommend approval of the project in the manner proposed
and referenced above and in accordance with the following findings;
Design Review Permit:
a. The architectural, landscaping, and general appearance of the proposed building or
structure and grounds are in keeping with the character of the neighborhood;
The proposed project complies with the Residential Design Guidelines by using materials
to reduce bulk and design for compatibility. The applicant has used materials that
emphasize horizontal lines, avoids large areas with single materials and uses natural
colors; and the architectural style is compatible but not identical to the 1940’s bungalow
style residences in the area. Based on staff review of the plans, the architectural,
landscaping, and general appearance of the proposed building and grounds are in keeping
with the character of the neighborhood. The proposed asphalt shingle roof, roof lines and
pitch, exterior material combination of horizontal grey painted and stained cedar wood
siding, painted cement plaster and painted brick chimney are in keeping with home styles
in the neighborhood and the light grey, cedar stain wood and dark brown color trim palette
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compliments the existing exterior material and colors of residences in the subdivision. In
addition, the proposed project will include trees and shrubs along the rear and east side
property line to provide a privacy screen to adjacent neighbors.
b. The project complies with all applicable development regulations;
The project meets all setback and height requirements for a single family residence. The
lot coverage of the proposed project would be increased from 20% to 36.6% (50% is the
allowable maximum) and there would be an increase in FAR from 31% to 54.9% (55% is
the allowable maximum). The proposed two-story rear horizontal addition building
footprint will be similar to the existing two-story building footprint but be setback on both
sides of the second-story building as required.
c. The project will not cause a significant visual impact to neighboring views from
principal rooms of a residence (unless it is proven by the applicant that there is no
other viable or cost-effective alternative);
The proposed rear horizontal addition will have a height of 25 ft. roof at its highest point
and 4:12 typical pitched roof. The applicant constructed story poles in order to provide
residents with an accurate portrayal of the proposed bulk and mass that the new
construction will introduce to the existing neighborhood. Based on a review of the plans
and story pole photos, the project meets the intent of the design review guidelines and will
not cause significant visual impact to the neighbors from principal rooms of residence.
d. The proposal is not detrimental to the orderly, harmonious and safe development of
the city and will not impair the desirability of investment or occupation in the
neighborhood in which the building or structure is proposed to be erected.
The proposal will result in a renovation and construction of a new rear horizontal twostory residence. The roof design will be an open gable roof type that integrates well with
the roof styles found in the neighborhood. The project will comply with all applicable
building and fire safety codes. The proposal is not detrimental to the orderly, harmonious
and safe development of the city and will not impair the desirability of investment or
occupation in the neighborhood in which the building or structure is proposed to be
erected.
Setback Exception Request
a. The deviation granted from the minimum required or maximum allowable
development standard prescribed for the zoning district in which the project site is
located will not, under the circumstance of the particular case, be detrimental to
property and improvements existing upon any abutting parcel; and
The applicant proposed to shift floor plan of the upper floor two bedrooms and stairway
westward and increasing the setback to 9’ - 6” on the east elevation, to minimize impacts
to the side-yard view of 380 Chadbourne Avenue. The proposed setback of 10 Inches on
the west elevation for a linear distance of 21.5 feet, where 4 feet setback is required, will
not be detrimental to the property and improvement existing upon the abutting parcel.
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b. The deviation granted from the minimum required or maximum allowable
development standard prescribed for the zoning district in which the project site is
located will, under the circumstance of the particular case, be compatible with the
property and improvements existing or proposed upon the project site.
The proposed setback of 10 Inches on the west elevation for a linear distance of 21.5 feet,
where 4 feet setback is required, will be compatible with the property and improvements
existing or proposed upon the project site.
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NOW, THEREFORE, BE IT FOUND, DETERMINED AND RESOLVED BY THE
PLANNING COMMISSION THAT:
1. The recitals set forth above are true and correct and are hereby incorporated herein by this
reference and full set forth in their entirety.
2. The adoption of the Design Review Permit will not be detrimental to the public health,
safety, and general welfare.
3. This resolution shall be effective immediately.
PASSED AND ADOPTED as a Resolution of the City of Millbrae Planning Commission at the
public meeting held on the 3rd day of December 2018, by the following vote:
AYES:
NOES:
ABSENT:
ABSTAIN:
______________________________
CHAIR
ATTEST:
______________________
SECRETARY
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CONDITIONS OF APPROVAL
Project:

110 Willow Ave.

Date: December 3, 2018

GENERAL REQUIREMENTS:
1. This approval and all rights hereunder shall be effective for a period of one (1) year from
the date of approval. The Planning Commission may extend this approval period if a
written request is made and submitted by the property owner prior to the expiration of the
approval period and a notice of a public hearing has been made pursuant to Section
10.05.2900 of the Millbrae Municipal Code. Applicant shall photocopy these Conditions
of Approval onto the building permit application, at time of submittal, to the Building
Division.
2. Violation of any of the conditions of this permit shall be cause for the issuance of an
infraction or citation, prosecution, and/or revocation and termination of all rights under the
permit, by the City of Millbrae.
3. In the event of transfer of ownership of the property involved in this application, the new
owner shall be fully informed of the use and development of said property as set forth by
this permit together with all conditions, which are a part thereof. These specific
requirements must be recorded with all title conveyance documents at time of closing
escrow.
4. Site development, including landscaping, shall conform to the approved plans on file in the
City of Millbrae Community Development Department. No significant changes shall be
made to the approved plans without prior review and approval by the Planning
Commission.
5. All landscaped areas must be maintained in a neat, healthy, and growing condition,
including public parkways and street trees.
6. The property shall be developed and maintained in a neat, quiet, and orderly condition and
in a manner so as not to be detrimental to adjacent properties and occupants. This shall
encompass the maintenance of the exterior facades of the building and all landscaping
surrounding the building.
7. All structures shall conform to California Building Code requirements and all required
permits from the City of Millbrae Building Division must be secured prior to initiating
development under the terms of this permit.
8. Any off-site improvements found to be damaged shall be repaired and/or replaced as
required by the City of Millbrae Director of Public Works.
9. All required utility easements shall be provided as indicated by the department or agency
having jurisdiction.
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10. The project shall comply with all applicable “City of Millbrae Public Works General
Conditions of Approval” (copy provided to applicant). This condition includes project
compliance with the Public Works Construction and Demolition Reuse and Recycling
Requirements, including submittal of planning forms to the City’s Recycling Coordinator
prior to issuance of a Building Permit.
SPECIAL CONDITIONS:
A. Any proposed deviation from the Planning Commission approved plans/exhibits shall
be shown to City Staff for a determination of significance. All such deviations deemed
significant by City Staff shall be reviewed and approved by the Planning Commission
and reflected in revised building plans prior to construction.
B. All exterior colors and materials shall match those submitted by the applicant, approved
by the Planning Commission, and on file with the Community Development
Department.
C. If any existing roof elements or exterior walls designated on the approved plans to
remain should later need to be removed or in any way altered, the applicant shall first
notify the Building Official before undertaking such work to ensure that the
construction plans are revised accordingly. Depending upon the extent of such
unanticipated work, Planning Commission approval, in the form of an amendment to
this approval, may be required prior to revising the construction plans.
D. Prior to issuance of any building permits, all new construction shall comply with all
applicable building and fire safety codes. This condition shall also apply to the
alteration of existing construction in the event that such existing construction is not
already fully code compliant.
E. Prior to the framing inspection, a licensed surveyor shall shoot the height of the roof
ridge and certify in writing that the overall building height is per the approved plans.
Said certification shall be submitted to the Building Division prior to the framing
inspection being scheduled.
F. Hours of construction are limited from Monday to Friday 7:30 A.M. To 7:00 P.M.,
Saturday 8:00 A.M. to 6:00 P.M., with Sunday and Holidays from 9:00 A.M. to 6:00
P.M.
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E:alex.tzang@gmail.com C:(415) 309-8082

SCOPE OF WORK – 110 Willow Ave
Adding to an existing single-story single family residence a two-story addition at the rear yard.
 On the new lower floor, 999 SF new livable space to include:
o Two bedrooms
o One bathroom
o One family room
o One stairwell
o An extra garage
o An utility/ storage room
 The remodeled upper floor includes new kitchen, bathroom and dining room (1,225 SF)
 The new upper floor addition includes a master suite and bedroom. (538 SF)
 Second Floor Setback Exception requested on Northwest side
o 7’-0” required, project asks to reduce to 10”.
 Row of Emerald Green Arborvitae to be installed at the rear for privacy screening.
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CITY OF MILLBRAE
COMMUNITY DEVELOPMENT DEPARTMENT
PLANNING DIVISION

PROOF OF ADJACENT OWNER CONSULTATION
(Applicant to complete the following)

I, Chung-Chi Wang & Yi Li _^ (owner/owner's agent), have met with the party
listed below regarding a addition building permit _ ^ype ofpermit(s))
for a two story rear addition with 2nd floor set-back exception (project description)
at 110 Willow Ave,Millbrae . (project location). I have fully explained
the proposal and answered all questions to the best of my ability. I have provided a copy of the

current plans to the listed party. C^-^^r-^'^s:— _lou^l 1^<?VcPdate

signature

THIS FORM IS TO BE RETUNED TO THE CITY OF MILLBRAE BY THE PROJECT APPLICANT

(Adjacent property owner to complete the following)

i, ^^GS£pH \yf-LL\
^ 121 Lewis Avenue, Millbrae

, own the property located

. On /£) / -<? ? /°?o/ ^, the above proposal was

shown to me and I received a copy of the plans.

I support the proposal as shown to me.uafj
J^ a^J/} U^M^

/OI^I^QI^
date

signature

I oppose the proposal as shown to me.

signature date
Comments (optional):

RECEIVED
NOV 9 2018

Proof of Adjacent Owner Consultation.doc

CITY OF MILLBRAE
PLANNING DIVISION

CITY OF MILLBRAE
COMMUNITY DEVELOPMENT DEPARTMENT
PLANNING DIVISION

PROOF OF NEIGHBOR CONSULTATION
(Applicant to complete the following)

i, c'^iA^- c-k'i w^i^^y ^'i ^-'( (owner/owner's agent), have met with the party
listed below regarding a ^.[^(A\-\^O^\ b(A'<l^-T^ ^&\^v\'-b^ _ (type ofpermit(s))
for CA t^<7-^+ovi>| ^IM ^^i-tt'c^ ^-.t^ ?v,p( ^-lu^ Setb^c^ (project description)
fc<c^j5t7o^

at v\.o i^Av\"i^) AL/£. . Mill Vr^-e _ _ (project locationy. I have fully explained
the proposal and answered all questions to the best of my ability. I have provided a copy of the

current plans to the listed party. /^ ^^-^P/l^'-J C>-^P _^ °( 7 I >^>^<F~~
Signatiire

date

THIS FORM IS TO BE RETURNED TO THE CITY OF MILLBRAE BY THE PROJECT APPLICANT

(Neighbor to complete the following)

I, ftV^p- J-o IZITAP^OA] 1' (own/rent) at \fy0 v^'A^^ M/<^
On [° / ~^ / 'Zo^the above proposal was shown to me and I received a copy of the plans.
I support the proposal as shown to me. l^/^y^C^ ^\zrZA^o? ft-K^ /^ - T ^ z>?^
Signature

date

Signature

date

m I oppose the proposal as shown to me.
Comments (optional):

RECEIVED
NOV 9 ?ni^
Proof of Neighbor Consultation.doc

CITi'OFMILLBRAE
PLANNING DIVISION

CITY OF MILLBRAE
COMMUNITY DEVELOPMENT DEPARTMENT
PLANNING DIVISION

PROOF OF ADJACENT OWNER CONSULTATION
(Applicant to complete the following)

I, Chung-Chi Wang & Yi Li _^ (owner/owner's agent), have met with the party
listed below regarding a addition building permit _ (type ofpermit(s))
for a two story rear addition with 2nd floor set-back exception (project description)
at 110 Willow Ave.Millbrae _ ^oject location). I have fully explained
the proposal and answered all questions to ttie best of my ability. I have provided a copy of the
<

[o|>^f>0lcf1

current plans to the listed party.
signature

date

THIS FORM IS TO BE RETUNED TO THE CITY OF MILLBRAJE BY THE PROJECT APPLICANT

(Adjacent property owner to complete the following)

I, ^--//^^-^ F^/i^in _, own the property located

at 380 Chadbourne Avenue, Millbrae . on _[l_/_^U__^, the above proposal was
shown to me and I received a copy of the plans.

I support the proposal as shown to me. £^>l^^€i/^ ~7^-^— _/// 2^^ f ( y
c^

signature date

[_] I oppose the proposal as shown to me.

signature RECEIVED date
Comments (optional):

NOV 2 6 2018
ClTYnFMIIIRRAE
Proof of Adjacent Owner Consultation.doc

PLANNING DIVISION
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Sam Fielding
From:

Sent:

To:
Subject:

Risa G <morissak@yahoo.com>
Tuesday, November 13, 2018 6:07 PM
Sam Fielding
110 Willow Neighbor Review

NOV 1 4 2018
CIT^OFMILLBRAE
PLANNING DIVISION

Hi Sam,

Thank you for responding to my prior questions. Your responses were helpful in informing my assessment. The
bottom line ended up being that not only is the new plan obstructing my light, impacting my property value and
not in line with prior objections and decisions of the planning commission but it is also not conforming to the
initial expectation that the current height would not be raised. The height as posted by the markers was
understood to be no higher then the existing height. As shown in the summary on schedule 1.0, the proposed
height is over 2 feet higher than existing. Below is a more detailed explanation of my objection to the planned
remodel and build out of 110 Willow. The official form will follow in the mail. Please do forward my
comments to the members of the plaiming commission and again extend my offer to discuss any of this with
them in person at their convenience. If interested, they can send me their contact information and I'm happy to
reach out to them.

Truly,
Morissa

November 13,2018

Dear Planning Commission members,
This note is to explain my objection to the proposal for 110 Willow's remodel and extension and request you consider the

effect of the current proposal on the longtime residents of the town we call home. I've been thinking about how growth is
inevitable and the importance of'updating'. As I've considered, I realized there have been a number of remodels in the
several blocks directly around my home, where I walk daily in just the past couple years. Several still being completed. I
in fact updated my home not so long ago. I've taken note of the current active remodels and found many are done with
consideration to the site lines of the neighbors. One on Lewis is very modern, yet maintained the same footprint and
profile as the original, and I know has worked with their neighbors to blend the front yards so they all benefit. Another on
Chadboume while expanding in back, did so with only one level. I don't know the story but am sure the neighbors
appreciate how this allowed the morning sun to continue to reach into their yard without obstruction. I wanted higher
ceilings, however at the urging of the planning commission maintained the 8 foot height and accommodated my desire
with a vaulting from the standard 8' which now pitches to 12'. I relate these because I want to be sure you appreciate I am
not against change, only against unduly compromising a neighbors experience in their home.

For 110 Willow, the new owners have pushed the limits on FAR proposing 54.5% of the 55% limit and similarly not
conformed on height, over 8' on both levels (S'11 " on level 2). They did this on the part of the property that most
disadvantages the neighbors. They are maximizing developed square footage on only 35% of the lot (over 900 square feet
under the limit of 50% lot coverage). Even after being made aware of how the neighbor's properties will be compromised
by loss of sunlight and view the new owners maintained their initial concept.

110 Willow is a large lot, 6000 square feet compared to the 4800 of those adjoining on Chadbourne. While Chadboume
and willow is the high point, the slope is significant so the height amplified for those neighbors below. There is plenty of
room to extend in the back on the ground floor without objection, or to build up a second story on the existing structure, to
1

attain view. Further even with the awareness of the height issue the current height which was to be maintained is proposed
to grow from 22'5" to 25' (see the project information summary).

As the lot is sloped the 'low' (back) part of the home is higher when the height is maintained at the front 'high' part of the
home. Rather than seeing this as an opportunity to reduce the height the owners have captured that space for higher
ceilings within. This is true even though there is a natural break in the design and roofline so a reduction would only help
light for the neighbors. They are in fact supporting more than 8' ceilings on both levels (in prior plans showed 8'11" for
the second story and over 8' on the first level). Given the height issue with the neighbors, and their intention to vault the
ceilings - making them even higher than the stated wall measurement it seems the back area could support a lower roof.
This would better accommodate the Chadbourne direct neighbor who is losing her view entirely, and the 'lower'
neighbors, Michael, Lena and I who are being towered over and having our sunset eclipsed.
Thank you for your consideration and important role in facilitating the construction of our Millbrae community. In your
actions you set the standards others will follow. I welcome communication and a visit so you may see for yourself the
impact I'm referencing.

Morissa

310 Chadbourne Ave, Millbrae CA 94030 (p) 650 259 9609
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